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CONDUCTING HYBRID COUNCIL MEETINGS 

Council continues to be guided by government directives and wants to do the right thing for 
the health of our community during the COVID-19 pandemic. In line with these directives, 
the public are able to attend this meeting in person or virtually. To protect the health and 
wellbeing of Councillors, Council Officers, and the community, those attending in person will 
need to provide evidence of vaccination or a valid medical exemption.

In the spirit of open, transparent and accountable governance, this meeting will be live-
streamed on Council’s Facebook page. The meeting will also be recorded and made 
available on Council’s website as soon as practicable after the meeting. 

Council’s meeting will be conducted tonight in accordance with: 

 The Local Government Act 2020 
 The COVID-19 Omnibus (Emergency Measures) Act 2020 
 The Minister’s Good Practice Guideline MGPG-1: Virtual Meetings 
 Council’s Governance Rules; and 
 The Hepburn Shire Council Councillor Code of Conduct.
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1 ACKNOWLEDGEMENT OF TRADITIONAL OWNERS

Hepburn Shire Council acknowledges the Dja Dja Wurrung as the Traditional Owners 
of the lands and waters on which we live and work.  On these lands, Djaara have 
performed age -old ceremonies of celebration, initiation and renewal. We recognise 
their resilience through dispossession and it is a testament to their continuing 
culture and tradition, which is strong and thriving. 

We also acknowledge the neighbouring Traditional Owners, the Wurundjeri to our 
South East and the Wadawurrung to our South West and pay our respect to all 
Aboriginal peoples, their culture, and lore. We acknowledge their living culture and 
the unique role they play in the life of this region.

2 SAFETY ORIENTATION

Emergency exits and convenience facilities at the venue to be highlighted to 
members of the public in attendance.

3 OPENING OF MEETING
COUNCILLORS PRESENT: Cr Brian Hood, Cr Don Henderson, Cr Jen Bray, Cr Juliet 
Simpson, Cr Lesley Hewitt, Cr Tim Drylie
OFFICERS PRESENT: Mr Bradley Thomas - Chief Executive Officer, Mr Andrew 
Burgess - Director Organisational Services, Mr Bruce Lucas - Director Infrastructure 
and Delivery, Ms Leigh McCallum - Director Community and Development, Mr Chris 
Whyte – Manager Information and Communication Technology, Ms Rebecca Smith - 
Manager Governance and Risk, Ms Alison Blacket – Acting Manager Planning and 
Building and Ms Pauline Maltzis - Senior Statutory Planner 

The meeting opened at 5:30 pm.

STATEMENT OF COMMITMENT

“WE THE COUNCILLORS OF HEPBURN SHIRE

DECLARE THAT WE WILL UNDERTAKE ON EVERY OCCASION

TO CARRY OUT OUR DUTIES IN THE BEST INTERESTS OF THE COMMUNITY

AND THAT OUR CONDUCT SHALL MAINTAIN THE STANDARDS OF THE CODE OF 
GOOD GOVERNANCE

SO THAT WE MAY FAITHFULLY REPRESENT AND UPHOLD THE TRUST PLACED IN THIS 
COUNCIL BY THE PEOPLE OF HEPBURN SHIRE”
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4 APOLOGIES

Councillor Tessa Halliday (Parental Leave)

5 DECLARATIONS OF CONFLICTS OF INTEREST
Councillor Lesley Hewitt declared a Material Interest for item 10.1 PA3333 Use and 
Development of Land for 70 Camp Street Daylesford due to a connection with the 
planning application process.
Councillor Juliet Simpson declared a General Interest for item 15.1 General Business 
due to it regarding her application for leave. 
Councillor Tim Drylie declared a General Interest for item 14.4 Approval of Interstate 
travel due to it regarding a request for Mayor interstate Travel. 
Chief Executive Officer Mr Bradley Thomas declared a General Interest for item 14.4 
Approval of Interstate travel due to it regarding a request for Chief Executive Officer 
interstate Travel.  

6 CONFIRMATION OF MINUTES

RECOMMENDATION

That the Minutes of the Ordinary Meeting of Council held on 20 April 2022, and the 
minutes of the Special Meeting of Council held on 10 May 2022 (as previously 
circulated to Councillors) be confirmed.

MOTION

That the Minutes of the Ordinary Meeting of Council held on 20 April 2022, and the 
minutes of the Special Meeting of Council held on 10 May 2022 (as previously 
circulated to Councillors) be confirmed.

Moved: Cr Juliet Simpson
Seconded: Cr Don Henderson
Carried

7 ITEMS OF URGENT BUSINESS

Nil 
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8 COUNCILLOR AND CEO REPORTS

8.1 MAYOR'S REPORT

Councillor Tim Drylie, Creswick Ward

It has been another busy month at Council at time when we desperately trying to 
regain our sense of business as usual as a shire. However, the month has been less 
than usual in many ways with a spike in covid cases across the state disrupting many 
business and family routines. Along with this, other factors such general staff 
shortages, but particularly in planning, rises in interest rates and construction costs, 
a shortage of affordable housing and rental options, and the Coronavirus have all 
continued to disrupt and put pressure on our people and services in Hepburn Shire.  
I’m proud of what we are achieving as a small rural shire given the current 
circumstances. We are frequently aiming to do more at a high standard with our 
limited pool of resources. We are also aware that there are areas that we can 
continue to improve on, and our increased community engagement and consultation 
has aimed to improve the community feedback process. We do ask for your patience 
during this turbulent time as we all try to make sense and gain better control of the 
world that is unfolding as it is. 
I would like to give a special call out to the 56 households in Creswick who are still 
unable to return home after the January storm and flood event. For some people, 
life is a little less than normal than for others. I for one, am not chairing tonight’s 
meeting because of my own personal encounter with Covid and have been 
recovering from its grip over the past week. I now know firsthand what a lot of other 
people have recently or are currently going through. 
Community consultation and engagement has been an important aspect of the past 
month as we are working on a number of important strategies concurrently, 
delivered our draft budget for 22/23 for public consideration and seeking public 
feedback on the sale of Rex building. I was pleased to be able to attend community 
pop-up sessions for our Creswick Structure Plan, to chair a Municipal Recovery 
Committee meeting for the January 2022 Storm and Floods and catchup with the 
community members to discuss the controversial Western Victorian Transmission 
Network Project. I was also please to give an opening address and attend events at 
Clunes Booktown Festival, attend The Great Trentham Spudfest and several ANZAC 
Day services in Clunes and Kingston. 
Make sure you get along to one of our online or in person Arts and Culture Strategy 
Sessions. Join in our webinar tomorrow evening to discuss our draft budget and 
listen in tonight as we deliberate on newly completed Early Years strategy. We will 
also soon be hearing about the results of the Sustainable Hepburn Strategy too and I 
look forward to working with our community and stakeholders further on our 
Affordable Housing Strategy. There are so many good things happening in this shire 
of ours and we are supported by a dedicated and talented team officers working 
behind the scenes to make it all happen.  I am honoured to be playing my part in it 
all.  
Today we proudly raised the rainbow flag for IDAHOBIT day which is an international 
day that supports the ending of homophobia, biphobia, interphobia and transphobia. 
Hepburn is an inclusive Shire and we are proud of Hepburn Shire’s diversity.  We 
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know that our community is enriched when we respect and support people equally, 
regardless of their background, ability or identity. Every person – without exception 
– deserves to be safe, supported and equal.
I’ve tabled along with this report a list of meeting and events that I have attended 
over the past month.

 Public Art Advisory Committee group consultation - The Rex
 MAV Rural South Central Regional Meeting
 MAV Rules Review Direction Paper – Round Table Workshop
 Special Council Meeting Draft Budget 2022/2023 for Public Exhibition
 Confidential Councillor Briefings x4
 The Great Trentham Spudfest Festival
 State Budget Lunch with Treasurer, Tim Pallas MP
 Creswick structure plan. Community surveys outside the IGA
 Meeting with John Barnes | Greens Candidate for Ballarat
 CEO Remuneration Committee Interviews x2
 Creswick Structure Plan drop in RSL and outside IGA 
 Glenlyon Recreation Reserve - Interagency Community Briefing
 WVTNP Monthly Catch up
 Hepburn January 2022 Storm and Floods Municipal Recovery Committee 

meeting
 Launch of Booktown Festival and attend events
 Meet and greet event | Clunes Booktown Festival
 All Staff Meeting
 Councillor Only Time x2
 Clunes ANZAC Day Dawn Service and Cemetery Commemoration Service
 Kingston ANZAC Day service
 Clunes ANZAC Day March and Wreath Laying
 Meeting with Minister Thomas | Hammon Park Trail Head Update
 Mayor & CEO post Council Meeting debrief meeting
 Council Meeting

8.2 COUNCILLOR REPORTS

Councillor Brian Hood, Coliban Ward 

It is very pleasing to report that the iconic Trentham Spudfest was successfully held 
on the 7 May 2022, emerging as big as ever from the fog of Covid-19. A misty day 
didn’t deter a huge crowd of locals and visitors from enjoying an entertaining day 
celebrating the town’s proud heritage in potato farming.
 This follows similarly successful events in recent times such as the Lyonville 
Woodchop, the Bullarto Tractor Pull and the Blackwood Woodchop & Easter festival. 
All community events, exceptionally well attended, and a breath of fresh air. It was 
heart-warming to see so many people enjoying each other’s company and the spirit 
of community.
 The past month also marked Anzac Day and I was honoured to participate in 
ceremonies in Trentham and Bullarto on behalf of Council. Following the Trentham 
event I was motivated to write to the principal of Trentham Primary School, Arthur 
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Lane, commending him and the school community for the manner in which his 
students performed so admirably at the ceremony’s proceedings.
Finally, it is with relief that I can report the much-used and much-loved Domino Trail 
has been reopened between Trentham and Lyonville…..following the devastating 
June 2021 storm…….thanks to the tireless efforts of Council’s storm recovery team, 
under the leadership of Bruce Lucas and Amanda Western, and our partners at 
DELWP.

Councillor Juliet Simpson, Holcombe Ward 

The Sale of the rex survey is being conducted at the moment and I would urge 
everyone to do the survey. The link to the survey is:
 https://participate.hepburn.vic.gov.au/proposed-sale-rex
The survey closes this Friday 20 May.
On 28 April I attended the all staff meeting at the Doug Lindsay Reserve in Creswick.
On the 2 May I attended a land contamination meeting at the Glenlyon Reserve 
where DELWP, the EPA and Council Officers formed a panel for the public to ask 
questions.
On 7 May I attended the VIP opening of the Trentham Spud Fest
On the 10 May I attended a Special Meeting to adopt the Draft Budget. Please can 
everyone read the Draft Budget and provide their feedback to Council. Please note 
that it includes a potential new loan of $1.5M which would add to our existing loans 
including the $3M loan taken out in June 2021 to go towards the Rex project.

Councillor Jen Bray, Birch Ward 

Tue 17 May
Earlier today Hepburn Shire raised the Rainbow Flag for IDAHOBIT day -  day of 
visibility to take a stand against discrimination, particularly homophobia, biphobia 
and transphobia.
At the flag raising ceremony there was a strong turn out from the community, 
including members of council’s new LGBTIQA+ advisory committee, the ChillOut 
Committee, and council staff.  Max Primmer and Abby Ashmore, local community 
representatives, raised the flag at the community flagpole in Vincent St, Daylesford.  

In my address I acknowledged that we are proud of Hepburn Shire’s diversity. 
We know that our community is enriched when we respect and support people 
equally, regardless of their background, ability or identity.  Every person – without 
exception – deserves to be safe, supported and equal. Our community will be even 
stronger when everyone feels included, and knows they’re welcome to participate in 
the life of this community.
At Eurovision on the weekend, I was so proud to see Australia’s own Sheldon Riley 
representing us on the world stage. Sheldon recently performed at the Hepburn 
Sound Shell as part of ChillOut’s Youth event.
Sheldon was so courageous to be standing up and representing not just the rainbow 
community but also neuro-diversity.  His song “ Not the same” represents the 
isolation many feel from being neuro-diverse, but it also speaks to the experiences of 
many in our LGBTIQA+ community.  

https://participate.hepburn.vic.gov.au/proposed-sale-rex
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IDAHOBIT day reminds us that we are not all the same. But that we can celebrate 
that difference, rather than react in fear and ignorance. Flying a pride flag or wearing 
rainbow colours is a powerful expression of support for one day. But each of us can 
take responsibility every day – to be informed, and to stand up to discrimination 
whenever we see it. 
Activities during past month
I was away for some briefing sessions this month due to being interstate on family 
matters.
25 April Attended ANZAC Day services at Hepburn Springs and 

Daylesford
26 April Budget Briefing
27 April & 4 May Interviewing for independent member of CEO Renumeration 

and Employment committee
10 May Attend Special Council Meeting to endorse Draft Budget
Community Hearing concerns and suggestions from community members 

and providing advice 
- various planning matters
- VicForests operations in Wombat Forest
- Sale of the Rex 
- Affordable long term rental concerns
- Food Hub for local producers
- Museum and Historical Society

Promoting: -   Arts and Culture Strategy 
- Hepburn Teen Squad Over the Rainbow dance
- Have your Say on the Sale of the Rex
- IDAHOBIT Day

Councillor Lesley Hewitt, Birch Ward 

This month I was honoured to represent the council at the ANZAC Day services at 
Eganstown and then with Cr Bray at Daylesford. Both events had strong crowd 
attendance, after two years of COVID restrictions, acknowledging the importance of 
reflecting on the impact of wars and conflict on all, particularly meaningful given the 
ongoing conflict in Ukraine. 
Three weeks ago I was pleased to attend the opening of the 5000 Club at Victoria 
Park. The 5000 Club provides free lunches for community members and has re-
opened again after two years of COVID lockdown. It’s appropriate in National 
Volunteer Week to acknowledge the work of all volunteers in our Shire and in 
particular Loretta Little and Tim Cansfield-Smith, inaugural volunteers of the 5000 
Club.
Preventing family violence is a key focus of our Municipal Health and Well-Being Plan 
and I attended an Our Watch webinar examining the actions local government can 
take in the prevention of family violence. This month the three Council committees I 
chair, the Municipal Health and Well Being Committee, the Gender Equity Advisory 
Committee and the Disability Advisory Committee all met. All three, have as part of 
their focus, family violence. Statistics show that women and children in Hepburn 
Shire do experience violence at an unacceptable level and we know that women with 
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a disability experience even higher rates. Council’s role can be in primary prevention 
supporting the whole community to address the underlying drivers of violence whilst 
at the same time recognising that some members of our community have a greater 
vulnerability to this.  The Disability Advisory Committee is currently working on the 
new Disability Action Plan and prevention of interpersonal violence as well as access 
and inclusion will be part of this.  
The Daylesford Hospital will be celebrating 160 years of service to the community on 
Sunday 22 May. An historical display will be at the Daylesford Museum from Sunday 
for a week. The display will be open from 10am-2pm each day, along with the 
Masterplan, funded by the community. I encourage everyone to have a look at the 
display and the Masterplan. 
Below is a list of Council related activities that I have undertaken during the previous 
month. 
I have continued to have contact with residents over a number of their concerns, 
including planning, disability access and the lack of affordable housing. I encourage 
those in Birch to contact me at lhewitt@hepburn.vic.gov.au or on 0408793941 with 
any issues that they are experiencing. 
Diary Activities:  
Leonard’s Hill Mechanics Institute and Free Library AGM 21/4/22
ANZAC Day Eganstown and Daylesford 25/4/22
Councillor Briefing 26/4/22
Daylesford Hospital Upgrade Committee Meeting 28/4/22
All staff Meeting 28/4/22
5000 Club 29/4/22
Community Briefing, Glenlyon Recreation Reserve 2/5/22
Councillor Briefing 3/5/22
Municipal Health and Well Being Plan – Working Group Meeting 5/5/22
Trentham Spudfest 7/5/22
Councillor Briefing 10/5/22
Special Council Meeting 10/5/22
Gender Equity Advisory Committee Meeting 11/5/22
MAV Rules Review Direction Paper Roundtable 11/5/22
Leading the Prevention of violence against women in local government webinar, LGA 
and Our Watch 12/5/22
Disability Advisory Committee Meeting 16/5/22
IDAHOBIT flag raising 17/5/22

Councillor Don Henderson, Creswick Ward

Presented a verbal report
 

RECOMMENDATION

That Council receives and notes the Mayor’s and Councillors’ reports.

MOTION
That Council receives and notes the Mayor's and Councillors' Reports. 
Moved: Cr Brian Hood

mailto:lhewitt@hepburn.vic.gov.au
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Seconded: Cr Lesley Hewitt
Carried
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8.3 CHIEF EXECUTIVE OFFICER'S REPORT

The Chief Executive Officer Report informs Council and the community of current 
issues, initiatives and projects undertaken across Council.

 Nil

CHIEF EXECUTIVE OFFICER UPDATE

It is hard to believe we are nearly mid-way through the year.  

Autumn is an especially beautiful time in our Shire with the autumnal leaves on the 
trees.  The sharp recent temperature drop has signalled that Winter is just around 
the corner.

At the April Council meeting, Council adopted its Aquatics Strategy outlining a 10-
year priority plan to guide the future direction for aquatics facilities in the shire.  The 
Aquatics Strategy includes a vision to provide access to sustainable, affordable year-
round aquatics facilities that brings Hepburn residents together to enjoy health, 
wellbeing, education and leisure experiences.

Council also resolved to request Geographic Names Victoria to rename the Jim Crow 
Creek to Larni Barramal Yaluk.  We have worked closely with project partners, Mount 
Alexander Shire Council, North Central Catchment Management Authority and Dja 
Dja Wurrung Clans Aboriginal Corporation trading as DJAARA, on the proposed 
renaming of Jim Crow Creek for some time.

The decision to recommend the renaming has occurred in recognition of Aboriginal 
heritage, the importance of reinstating Dja Dja Wurrung language, and the removal 
of a name that is offensive and derogatory.

This outcome was made possible by the dedication of many staff (past and present), 
Councillors and community members.  This matter is now with Geographic Names 
Victoria to make a final determination.
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Congratulations to the latest recipients of our community grants which were 
awarded at the April Council meeting.  During April we also opened the next round of 
Community Grants and Towards Zero Community Grants, I encourage you to 
consider an application.

Recently Council provided our draft asset plan open for community feedback.  
Council manages assets of a combined value and replacement cost of $440 million 
and the draft Asset Plan includes information about how these will be managed 
including the maintenance, renewal, acquisition, expansion, upgrade, disposal and 
decommissioning of each asset class. Asset classes include roads, kerb and channel, 
footpaths, bridges, storm water drainage, playgrounds, aquatic and sporting facilities 
and more.

The Asset Plan has a ten year outlook and addresses how the we propose to manage 
our portfolio of assets to ensure they are developed, renewed or maintained to 
facilitate the delivery of Council services. It is strongly linked to the Council Plan and 
Financial Plan, and is critical to the service planning and delivery along with the 
efficient use of available resources.  Thank you to everyone who took time to 
contribute feedback to the Asset Plan.
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Some of the recent and upcoming consultation sessions being undertaken include:

 Creswick Structure Plan engagement sessions
 Wombat Hill Botanic Gardens drop-in sessions to discuss enhancing the 

visitor experience
 Arts and Culture Strategy workshops
 Community consultation regarding the proposed sale of the Rex building
 Glenlyon Land Contamination project
 Draft Youth Development Strategy for 2022-2030 for you to have your say.  

"ACE" is the name of our draft Youth Development Strategy, an acronym for 
Advocate, Celebrate and Elevate representing the key focus areas for how we 
plan to engage young people aged 12 to 25.

 Council Budget 2022/23

On Monday 25 April, RSL branches throughout the Shire held commemorative 
services which were attended by Community, Councillors and staff.
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I am excited that works at the Trentham Community Hub site have commenced.  The 
sewerage system has now been realigned and the contractor has started on site.
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It was exciting to see Clunes Booktown Festival return to the events calendar this 
year.  I attended Spudfest on the weekend, with a number of Councillors and despite 
the drizzly weather there was a fantastic turnout of patrons.  It is fantastic to have 
events back in our shire. 
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Council continues to advocate against the Western Victoria Transmission Network 
Project.  Council have recently written to the candidates in the forthcoming election 
for the Seat of Ballarat, requesting their comments on this project in terms of their 
party’s policy position on the project if elected to Government.

On Thursday 28 April we held our quarterly All Staff Meeting at Doug Lindsay 
Recreation Reserve in Creswick.  This was the first opportunity we’ve had in nearly 
two years for the organisation to meet in person and it was fantastic to see everyone 
together again. 

On 10 May we held a Special Council Meeting to consider the adoption of the Draft 
Budget for 2022/23 for Public Exhibition.  The budget details the income and 
expenditure for the year ahead that will assist us deliver on the Council Plan.  The 
$58.06M draft budget for 2022/2023, which has a total revenue increase of $15.24M 
or 37 percent on the current budget due to a considerable injection of State and 
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Federal capital grants and stimulus project funding, along with reimbursement of the 
high costs related to storm recovery and includes $21.25M of capital works - this 
record investment of capital works will improve, renew and create new 
infrastructure for our community.

Congratulations to Cr Tessa Halliday who recently welcomed her daughter to the 
world.  We wish Cr Halliday and her daughter health and happiness.

Some of the meetings I have attended over the past month include:

 Council briefings
 Council meeting
 Draft budget workshops
 Meeting regarding the Commonwealth Games to be held in Regional 

Victoria
 COVID-19 meetings with various agencies
 Meetings regarding the Western Victoria Transmission Network Project 

(WVTNP)
 Regular and recurring meetings with Directors and direct reports
 Executive Team and Leadership Team meetings
 Meetings relating to Council’s new internet site (expected to launch in 

June 2022)
 Loddon Campaspe Councils and Central Highlands CEO’s meeting
 Local Government Professionals CEO Forum at Holding Redlich
 Regional Tourism Industry Conference 
 Creswick Structure Plan Drop In session
 Loddon Campaspe Councils CEOs meeting
 Meeting with CEO & Deputy CEO of Central Highlands Rural Health Maree 

Cuddihy, CHRH CEO

RECOMMENDATION

That Council receives and notes the Chief Executive Officer’s Report for May 2022.

MOTION

That Council receives and notes the Chief Executive Officer’s Report for May 2022.

Moved: Cr Brian Hood
Seconded: Cr Don Henderson
Carried
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9 PUBLIC PARTICIPATION TIME

This part of the Ordinary Meeting of Council allows for the tabling of petitions by 
Councillors and Officers and 30 minutes for the purposes of:

 Tabling petitions
 Responding to questions from members of our community
 Members of the community to address Council

Community members are invited to be involved in public participation time in 
accordance with Council’s Governance Rules.  

Individuals may submit written questions or requests to address Council to the Chief 
Executive Officer by 10:00am the day before the Council Meeting.  

Some questions of an operational nature may be responded to through usual 
administrative procedure. Separate forums and Council processes are provided for 
deputations or for making submissions to Council.

Questions received may be taken on notice but formal responses will be provided to 
the questioners directly.  These responses will also be read out and included within 
the minutes of the next Ordinary Meeting of Council to make them publicly available 
to all. 

BEHAVIOUR AT COUNCIL MEETINGS

Council supports a welcoming, respectful and safe environment for members of the 
community to participate at Council Meetings regarding issues that are important to 
them. Council’s Governance Rules sets out guidelines for the Mayor, Councillors, and 
community members on public participation in meetings. It reinforces the value of 
diversity in thinking, while being respectful of differing views, and the rights and 
reputation of others.

Under the Governance Rules, members of the public present at a Council Meeting 
must not be disruptive during the meeting.

Respectful behaviour includes:

 Being courteous when addressing Council during public participation time 
and directing all comments through the Chair

 Being quiet during proceedings
 Being respectful towards others present and respecting their right to their 

own views

Inappropriate behaviour includes:

 Interjecting or taking part in the debate
 Verbal abuse or harassment of a Councillor, member of staff, ratepayer or 

member of the public
 Threats of violence
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9.1 PETITIONS

No petitions were tabled. 

9.2 PUBLIC QUESTIONS

Note: Council received a number of questions in relating to planning applications 
being considered at tonight’s meeting. As per Council’s Governance Rules 2020 
section 54.10.9, these questions have been disallowed as they relate to a proposed 
development. A response will be provided to the questioners.

The following questions were received for the May Ordinary Meeting of Council:

Question 1 – Lior Albeck-Ripka

At the 23 November 2021 Council Meeting the Council resolved to: 

"Request the Chief Executive Officer prepare a scope to undertake a planning project 
that will review possible solutions of staffing accommodation and community 
facilities that were to be included in the Hepburn Hub."

One of the most important community facilities which was to be included in the 
Hepburn Hub was the community cinema. Will the Council commit to including a 
space for a new community cinema in this new project? 

Response – Cr Jen Bray

The full scope of services to be provided within any new community facility project 
have not yet been determined. The full scope and services to be provided in a new 
facility will be considered by Council at a later date. Council determined at the 
Council Meeting on 23 November 2021 to work with the Daylesford Cinema group on 
potential temporary and permanent solutions for the community cinema.

Question 2 – Lior Albeck-Ripka

With such a clearly dedicated and passionate volunteer run cinema with a clear 
demand from the community for a safe artistic, community entertainment and 
cultural asset, what are the concerns with investing in a Daylesford Cinema to 
become a destination for locals and tourists alike?

Response – Cr Jen Bray

As the scope and services that could be provided in a new facility have not been 
determined, no concerns have currently been identified. A few of the considerations 
will include floor space available for all the identified services and how the facility 
may be financed.

Question 3 – Adam Fawcett

I am concerned there is a lot of animosity and a lack of trust out there in the 
community at the moment regarding the decision to cancel the Rex project. How 
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does our Council plan to address this after the survey process, and what are Council's 
strategies to encourage people to participate in community engagement with 
confidence again?

Response – Cr Jen Bray

Council adopted its Community Engagement Policy in March 2021. The policy sets 
out a number of key promises to our community and Council will continue to 
improve and build upon its relationship with the community by implementation of 
the policy. 

Question 4 – Jennifer Beacham

$150,000 is allocated in the draft budget for the Sale of the Rex. Why are additional 
costs envisaged above the normal duties of Council officers?

Response – Cr Jen Bray

There is no new money allocated in the draft 2022/2023 budget for the Rex Project.

There is $150,000 set aside from the original project budget as part of the mid-year 
budget review for the community engagement regarding the proposed sale, 
independent property valuation, commencement of planning for a new project and 
essential repairs to the building and current office facilities that had been previously 
deferred.

Question 5 – Julien McDonald

Regarding The Rex Community Consultation: How will viability of ideas suggested be 
explored?

Response – Cr Jen Bray

Council will consider all of the community feedback regarding the proposed sale of 
the Rex building at the June or July Ordinary Meeting of Council.

If Council determines to further explore the viability of any strategies put forward as 
part of the community feedback, this feasibility work will proceed in accordance with 
Councils direction.

Question 6 – Julien McDonald

Preamble: Our Community is very definite in its view that there are Four (4) Essential 
Elements that must not be lost in either the Re-design or the Sale of the Rex Theatre. 

1. HERITAGE - We cannot lose the External and Internal Heritage architectural 
elements of this 95-year-old iconic building in our main street; and

2. CINEMA - We cannot lose our Community Cinema - an outstandingly successful 
and rewarding Community Asset; and
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3. COMMUNITY SPACE - we cannot accept the loss of the planned and promised 
Spaces that would have allowed showcasing of our Art and Products and Community 
Meetings and Performances; and 

4. PUBLIC TOILETS: - Our Community, Our Visitors, Our Families, and particularly our 
Aged depended heavily on the Rex Public Toilets. We were promised their priority in 
returning. We cannot accept their Loss. 

Will Council commit to the Heritage, the Cinema, the Community spaces, and the 
Public Toilets as the essential non-negotiables in the assessment of any possible sale 
of the Rex Theatre?

Response – Cr Jen Bray 

Council has commenced a process to sell the Rex Building and is currently in the 
process of inviting community feedback on the proposed sale.

If the sale proceeds, then any future owner of the building will be required to comply 
with Statutory Planning and Building requirements with any proposed works. 
Heritage considerations will form part of evaluating any permit application for the 
proposed works.

In regards to the Community Cinema, Community Spaces and Public Toilets, these 
will need to be considered as part of developing a project scope and identifying what 
services may be included in any future facility in accordance with Councils 
determination. These will not be considered in the possible sale of the building as 
Council have determined not to proceed with the Hepburn Hub Project.

Question 7 – Edwin Beacham

How will the community be informed about the findings of the consultation on the 
sale of the Rex?

Response – Cr Jen Bray

A further report will be presented to the June or July Ordinary Meeting of Council for 
consideration.

Question 8 – Richard Spence

Will Council ensure transparency in informing the community about assessments of 
strategies?

Response – Cr Jen Bray

We assume this question is in relation the proposed sale of the Rex Building. 

All of the feedback will be provided to Councillors for consideration in their decision 
making. The feedback will be provided to the community as far as possible without 
breaching the Local Government Act 2020.

Question 9 – Kaye Powell
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Subject: Shooting at the Glenlyon Reserve.

On 4 May, in the interests of transparency, I requested a copy of the licence given to 
the Daylesford Gun Club by council on 21 August last year. I have yet to receive it and 
was told that advice had to be sought before it could be released. 

I would like to know why this licence, a document that should be accessible to the 
public, is being withheld and when I might receive a copy.

Response – Cr Jen Bray

Council received the above request on the 8 May 2022 and an initial response was 
provided on 10 May 2022, advising that some further advice or direction was being 
sought. 

This is required as the draft Licence was a confidential attachment to the council 
report and Section 125(1) of the Local Government Act 2020 prohibits a person who 
is, or has been, a Councillor, a member of a delegated committee or a member of 
Council staff from disclosing confidential information.

Prior to determining this request, advice is required to ensure there is no breach of 
the Local Government Act 2020.

This advice is still pending.

Question 10 – Kaye Powell

At the community information session at the Glenlyon Reserve it was stated that 
new soil test results have identified sites, different to those originally tested, where 
contamination is less than the original sites. These new tests were news to the 
objectors of shooting resuming. These test results have yet to be made public and 
having a copy of these new results would be appreciated. (I'll add that to the request 
in question 1).

Could you please, in layperson's terms, explain how areas deemed to be above legal 
limits of contamination are now ok?

Response – Cr Jen Bray

In the initial testing, Lead levels were determined to have a health risk that is low 
and acceptable. This was accepted by the EPA.

With regards to Polycyclic Aromatic Hydrocarbons (PAH’s), this is a chemical 
compound that is found in many different sources or forms that show different risk 
levels to human health. 

The PAH found in clay targets at the Glenlyon Recreation Reserve was concluded to 
be in a form, and on a site, that was considered to be a lower human exposure risk 
than the generic forms and sites that the initial PAH testing and analysis had 
considered and compared to. 
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As part of the EPA accepted Clean Up Plan process, a risk assessment was completed. 
Ensuring compliance with the required environmental regulations, when the new 
limits are legitimately and scientifically calculated, the updated test results were 
provided to Council. The Risk Assessment used scientific data, site data, further soil 
testing and analysis and follows National Standards and Guidelines to determine the 
updated site specific PAH limits.

The Risk Assessment was carried out using a contamination land specialist and the 
conclusions were verified by an EPA Accreditor Auditor who specialises in 
contaminated land and has past experience assessing land affected by shooting 
activities. 

All relevant information, including test results and recommendations, have been 
made public and are provided as links on the Participate Hepburn website. 

These reports have the latest test results, the locations where further tests were 
taken and the final recommendations.

Question 11 – Elizabeth Swan

Subject: Shooting at Glenlyon Reserve.

The motion passed at the 21 August 2021 Council Meeting to grant a licence to the 
Daylesford Field and Game Club lists a number of points. One is that there will be 6 
monthly updates regarding what has been done to find a new venue to ensure a 
future for the club.

This update is now overdue. Can council please give an update?

Response – Cr Jen Bray

Council Officers have been working with the Daylesford Field and Game Association 
to investigate alternative options to accommodate the continuation of the 
Association’s clay shooting activities during their suspended use of Glenlyon 
Recreation Reserve. These options have included relocation to alternative sites and 
sharing or amalgamating with existing gun clubs within or outside the Hepburn Shire 
which are continuing to be explored. 

Councillors have received a six-monthly progress update on the relocation of the 
Daylesford Field and Game Association from Glenlyon Recreation Reserve, following 
the 17 August 2021 Ordinary Meeting of Council.

Officers will continue to work with the group to prepare a facility development and 
management plan that will assist in determining future project costs and the ongoing 
costs associated with operating and maintaining a single purpose shooting facility.

It is to be noted that the Daylesford Field and Game Association have not formally 
executed their Licence with Council and as such have not re-commenced their use of 
the Glenlyon Recreation Reserve. 

Question 12 – Elizabeth Swan

https://participate.hepburn.vic.gov.au/glenlyon-land-contamination-project
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The Clunes Field and Game Club shoot every second Sunday of the month. The 
Daylesford Field and Game Club shoot every first Saturday of the month. The two 
clubs have had events where they shoot together.

The Daylesford club's equipment is all housed in two containers and a shed. One 
more container would make a move an easier exercise. 

The Taralgon Field and Game Club share a venue with the Geelong club. The 
Daylesford club doesn't shoot in Daylesford at present anyway.

Why can't the Daylesford club share the Clunes venue? 

Response – Cr Jen Bray

Council Officers have been working with the Daylesford Field and Game Association 
Inc. to investigate alternative options to accommodate the continuation of the 
Association’s clay shooting activities. A number of options are being explored 
including opportunities where exiting facilities within the Grampians region could be 
shared.

Question 13 – Anne Milton

Regarding the Rex, how will the viability of the strategies put forward to date be 
assessed?

Response – Cr Jen Bray

Council will consider all of the community feedback regarding the proposed sale of 
the Rex building at the June or July Ordinary Meeting of Council.

If Council, determines to further explore the viability of any strategies put forward as 
part of the community feedback, this feasibility work will proceed in accordance with 
Councils direction.

Question 14 – David Nicholas Moore

Will Council ensure transparency by informing the community in detail about the 
reasons behind decision-making in relation to the Rex.

Response – Cr Jen Bray

Yes, as far as possible without breaching the Local Government Act 2020.

Question 15 - Kathleen McCrae

What weighting will be given to community benefit in assessing viability of 
strategies?

Response – Cr Jen Bray

We assume this question is in relation the proposed sale of the Rex Building.

All of the feedback will be provided to Councillors for consideration. 
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No ‘weighting’ has been applied to any specific criteria as part of inviting community 
feedback on the proposed sale. 

9.3 REQUESTS TO ADDRESS COUNCIL

Members of our community who have submitted a request in accordance with 
Council’s Governance Rules will be heard.

Ms Julien McDonald addressed Council in relation to the Hepburn Hub at the Rex.

Mr Jeff Bain addressed Council in relation to the Hepburn Hub at the Rex. 

Councillor Lesley Hewitt left the meeting at 6:24pm due to a conflict of interest in 
relation to item 10.1 PA 3333 Use and Development of the land for group 
accommodation at 70 Camp Street Daylesford. 
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10 STATUTORY PLANNING
10.1 PA 3333 - USE AND DEVELOPMENT OF THE LAND FOR GROUP ACCOMMODATION - 

70 CAMP STREET DAYLESFORD
DIRECTOR COMMUNITY AND DEVELOPMENT

In providing this advice to Council as the Acting Manager Planning and Building, I 
Alison Blacket have no interests to disclose in this report.

ATTACHMENTS

1. PA 3333 - Advertised Plans 1 of 2 - Camp Street DAYLESFORD - Property 
200369 [10.1.1 - 75 pages]

2. PA 3333 Advertised Plans 2 of 2 - Camp Street DAYLESFORD - Property 
200369 [10.1.2 - 81 pages]

3. PA 3333 Combined Objections - 70 Camp Street Daylesford - Property 200369 
[10.1.3 - 42 pages]

EXECUTIVE SUMMARY

The purpose of this report is for Council to confirm its position on Planning 
Application PA 3333, an application for the use and development of the land for 
group accommodation and vegetation removal at 70 Camp Street Daylesford. The 
application seeks approval for the construction of five short term (group 
accommodation) dwellings on the site.

The application is being referred to Council because:
 19 objections were received; and 
 Council needs to confirm to the Victorian Civil and Administrative Appeals 

Tribunal (VCAT) its position on the merits of the proposal. Accordingly, as the 
application is currently before VCAT, Council is not in a position to make a 
formal determination.

Council officers have considered the application and determined that whilst the use 
of the land for group accommodation is considered to be acceptable, the application 
fails to adequately address the Planning Policy Framework, the Zoning and Overlays 
that affect the land in relation to, siting of vehicle access, height, visual dominance, 
neighbourhood character, heritage and landscape significance.

Following consideration of the relevant planning provisions, comments from referral 
authorities and the grounds of objection, officers recommend that a Notice of 
Refusal to Grant a Planning Permit be issued.

OFFICER’S RECOMMENDATION 

 That Council:

1. Notes that a Section 79 appeal has been lodged against Council’s failure to 
grant a permit within the prescribed time to the Victorian Civil and 
Administrative Tribunal (VCAT). VCAT Reference No. P218/2022. Accordingly, 
Council cannot make a determination on the application. However, Council is 
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required to provide VCAT with its position on the application prior to the 
hearing. It is the officer recommendation that Council makes a determination 
on its position to allow officers to proceed with the VCAT hearing. 

2. having caused notice of planning application PA 3333 to be given under 
Section 52 of the Planning and Environment Act 1987, and having considered 
all the matters required under Section 60 of The Act, that VCAT be advised 
that should Council have been in a position to determine the application, the 
decision would have been to issue a Notice of Refusal to Grant a Planning 
Permit at 70 Camp Street Daylesford in accordance with the following 
recommendation and grounds of refusal.

 The siting of vehicle access, excessive height, visual dominance and 
contemporary architectural expression of the buildings do not respect the 
existing or preferred neighbourhood character. The development will visually 
dominate and physically detract from the heritage and landscape significance, 
including the integrity, authenticity, interpretation, and aesthetic qualities of 
Cornish Hill Precinct contrary to the objectives of the following Clauses of the 
Hepburn Planning Scheme:

a) Clause 15.01-01S (Urban design)
b) Clause 15.01-5S (Neighbourhood character)
c) Clause 15.01-6S (Design for rural areas)
d) Clause 15.03-1S (Heritage conservation)
e) Clause 21.09 (Environment and Heritage)

Mr Neil Haydon from Neil Haydon and Associates addressed Council in objection to 
the application.
Dr Leanne Howard addressed Council in objection to the application.
Mr Victor Szwed addressed Council in objection to the application.
Mr Barry Ludlow addressed Council in objection to the application.

MOTION

That Council:

1. Notes that a Section 79 appeal has been lodged against Council’s failure to 
grant a permit within the prescribed time to the Victorian Civil and 
Administrative Tribunal (VCAT). VCAT Reference No. P218/2022. Accordingly, 
Council cannot make a determination on the application. However, Council is 
required to provide VCAT with its position on the application prior to the 
hearing. It is the officer recommendation that Council makes a 
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determination on its position to allow officers to proceed with the VCAT 
hearing. 

2. having caused notice of planning application PA 3333 to be given under 
Section 52 of the Planning and Environment Act 1987, and having considered 
all the matters required under Section 60 of The Act, that VCAT be advised 
that should Council have been in a position to determine the application, the 
decision would have been to issue a Notice of Refusal to Grant a Planning 
Permit at 70 Camp Street Daylesford in accordance with the following 
recommendation and grounds of refusal.

 The siting of vehicle access, excessive height, visual dominance and 
contemporary architectural expression of the buildings do not respect the 
existing or preferred neighbourhood character. The development will visually 
dominate and physically detract from the heritage and landscape significance, 
including the integrity, authenticity, interpretation, and aesthetic qualities of 
Cornish Hill Precinct contrary to the objectives of the following Clauses of the 
Hepburn Planning Scheme:
a)        Clause 15.01-01S (Urban design)
b)        Clause 15.01-5S (Neighbourhood character)
c)         Clause 15.01-6S (Design for rural areas)
d)        Clause 15.03-1S (Heritage conservation)
e)        Clause 21.09 (Environment and Heritage)

Moved: Cr Don Henderson
Seconded: Cr Brian Hood
Carried

Cr Bray called for a Division
For: Cr Tim Drylie, Cr Juliet Simpson, Cr Brian Hood, Cr Jen Bray, Cr Don Henderson, 
Cr Lesley Hewitt. 
Against: Nil.

BACKGROUND

Site and Surrounds

The title describes the subject site as Crown Allotment 8 Section 9C Township of 
Daylesford Parish of Wombat. The site is 3,264 square metres and has a frontage to 
Camp Street to the west.  However, the Camp Street frontage is currently unmade 
road. The property also has a frontage to Houston Street.
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The site is currently vacant and contains a 5 metre wide easement extending along 
the rear of the site accommodating a waterway. Four trees exist on site. The site has 
a substantial slope falling from the east to the west of the site by approximately 14 
metres.

The title contains a Crown grant which reserves the right to mining on the land and 
allows the municipal authority to maintain the watercourse that extends through the 
easement. 

The surrounding character is residential in nature. The land to the east is the historic 
Cornish Hill reserve and heritage precinct. The property to the west is currently 
vacant. The property to the rear (south) contains an existing single storey detached 
dwelling. Surrounding dwellings are generally single story detached weatherboard 
dwellings on large allotments with mature gardens.

The relevance of AmC80hepb

Amendment C80hepb was a major amendment to the Hepburn Planning Scheme 
which included changes in Daylesford from GRZ to NRZ with 9 metre height limits 
and specific objectives around character, design, landscape and heritage. (Note that 
the mandatory height limit of 9 metres does not apply to group accommodation).

August 2021. Planning application received for the proposal. Council officers make 
the applicant aware of the transitional arrangements.

November 2021.  Director State Planning Services formally advises Council that 
AmC80hepb has been approved. Council officers now formally apply the new 
provisions, NRZ.

February 2022: AmC80hepb is formally gazetted. The GRZ no longer applies to the 
subject land.

Proposal

The application seeks approval for the use and development of five residential 
structures to be used for short term accommodation.

The buildings, known as sky barrels, are contemporary in appearance. The buildings 
are oval in shape, suspended on galvanised steel frames and finished in a ‘Colorbond’ 
surround with a primarily glazed front and rear. The two storey buildings include a 
kitchen and living room at the ground floor and a single bedroom and bathroom at 
the upper level.

The buildings step down the site, each having an on-site car space and range in 
height from 9.39 metres to 11.83 metres.  

Relevant Planning Ordinance applying to the site and proposal

Zoning: Neighbourhood Residential Zone Schedule 1 (NRZ1)

General Residential Zone (GRZ1 under previous scheme)
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Overlays: Environmental Significance Overlay Schedule 1 (ESO1)

Environmental Significance Overlay Schedule 2 (ESO2)

Bushfire Management Overlay (BMO)

Heritage Overlay Schedule (HO 898)

Particular 
Provisions

Clause 52.06 (Car Parking)

Relevant 
Provisions of the 
PPF

 Clause 12.03-1S River corridors, waterways, lakes and 
wetlands

 Clause 12.05-1S Environmentally sensitive areas

 Clause 13.02-1S Bushfire planning 

 Clause 14.02-1S Catchment planning and management 

 Clause 15.01-01S Urban design

 Clause 15.01-5S Neighbourhood character

 Clause 15.01-6S Design for rural areas

 Clause 15.03-1S Heritage conservation

 Clause 17.02-01S Business

 Clause 17.04-01S Facilitating tourism

 Clause 18.02-4S Car parking

 Clause 21.04 Objectives - Strategies - Implementation

 Clause 21.07 Economic Development

 Clause 21.09 Environment and Heritage

 Clause 22.01 Catchment and Land Protection

NRZ1 - Clause 32.09-2 Use of the Land for Group 
Accommodation is a Section 2 
– Permit required use

NRZ1 - Clause 32.09-9 Buildings and works associated 
with a Section 2 use

ESO2 - Clause 42.01-2 Buildings and works

Under what 
clause(s) is a 
permit required?

BMO - Clause 44.06-2 Buildings and works associated 
with accommodation

http://planning-schemes.delwp.vic.gov.au/schemes/vpps/13_02-1S.pdf
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HO 898 - Clause 43.01-1 Buildings and Works in the 
Heritage Overlay

Objections? 19

KEY ISSUES

The key issues for considerations relate to the use of the land for group 
accommodation, neighbourhood character and heritage, car parking, environmental 
considerations and the grounds of objection.

Use of the land for group accommodation

The Neighbourhood Residential Zone allows the use of the land for Group 
Accommodation subject to a planning permit.

The provision of appropriate tourism and group accommodation facilities are 
encouraged by the Planning Policy Framework (PPF). Specifically, Clause 21.07 
(Economic Development) of the PPF states “Hepburn's economic base has been 
traditionally linked to retailing, tourism, local services and primary production. 
Tourism and urban-based service industries are becoming more significant 
contributors to the local economy and will continue to provide important local 
employment opportunities. The Council is also keen to support a range of local 
employment opportunities within both urban and rural areas of the Shire.” In 
addition, the objective of Clause 17.04-01S (Facilitating tourism) is to “Encourage the 
development of a range of well-designed and sited tourist facilities, including 
integrated resorts, accommodation, host farm, bed and breakfast and retail 
opportunities”

In considering the appropriateness of the use of the land for group accommodation, 
Council must also consider the compatibility of the proposed use, the scale and 
intensity and possible amenity impacts on the neighbours.

In this instance, the application seeks approval for the construction of five 
accommodation units which are considered to be modest in size, catering for very 
small groups of people. Group accommodation serves local community needs 
through contributing to tourism which is an important economic driver of the 
Hepburn Shire. There are no additional communal facilities proposed on site that 
may result in larger groups to congregate on site. Therefore, the use of the land for 
group accommodation is considered to be compatible with the residential context. 

Neighbourhood character and heritage

Neighbourhood character, landscape value and protection of heritage significance, 
are strong themes in the planning policy framework. It is policy to ensure 
development is designed to respect and be sympathetic to existing and preferred 
neighbourhood character and the heritage significance of a site and its surrounds.
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In this instance the subject site is located within heritage precinct HO 898, known as 
the Cornish Hill Mining Precinct, Daylesford. The statement of significance from the 
Daylesford and Hepburn Springs Conservation Study (Perrott et al, 1985) provides as 
follows.

Presenting the appearance of a bushland park, today, close examination 
records evidence of the precinct’s early mining history. Features noted after an 
initial study are shown on the figure and include the remnants of brick and 
concrete abutments, overburden dumps, open cut and tunnelling activities. 
Prominent features are the old Cornish company’s workings, the Bonnard’s 
shaft and the Argus QM Company’s sites, which, in conjunction with the now 
mature pine plantations and bushland, create an unusual parkland setting. 
Forming part of the precinct are the timber cottages associated with the 
earliest days of mining activities. Although spread over the street grid on either 
side of the reefs and in particular throughout the Smiths Creek area, examples 
which are usually linked with the former mining area include those at Grant and 
Houston Streets. At Stanbridge Street, sweeping views of the precinct are 
obtainable, with overburden dumps and cottages clearly visible. From here, the 
Duke and Orford Street tracks thread their way throughout the precinct 
rendering access by vehicle, bicycle or foot a simple matter.

In support of the proposal, the applicant supplied an Urban Design and Landscape 
Visual Impact Memo prepared by Hansen Urban Design Team dated 27 September 
2021. The conclusions of the report are summarised as follows:

 The site is located in the context of other one and two storey buildings and varied 
open allotments

 The proposed cabins present minimal visual bulk due to the separation of the 
buildings

 The siting of the driveway on lower land is discrete in appearance and only visible 
at close range or immediately around the site.

 A landscape concept plan is required to demonstrate low order landscape around 
buildings (commensurate with bushfire management matters).

 The design and finish of the proposed development including the tapering of 
height across the site is sympathetic with the landscape. 

 The design response including glazed frontages ensures good separation 
between the proposed buildings and neighbouring properties to the west. 

 The site is moderately visible from the western Valley and Lake Daylesford. The 
sensitivity of the setting is high views to the site will be most prominent from the 
lowest reaches of the valley from the banks of Lake Daylesford. No views towards 
the site are available from Vincent Street in the Town Centre or from local street 
networks (in particular King Street). Local views uphill along Houston Street 
permit aspect towards rising land, however these are confined in area and 
substantially influenced by the thick foreground and background vegetation on 
Cornish Hill.
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 The height and profile of two storey separated buildings on the site will not 
project above the vegetated skyline of Cornish Hill and will fit comfortably with 
the surrounds

The applicant also provided preliminary heritage advice prepared by Trethowan 
dated 27 July 2021. The report conclusion includes the following:

The proposed siting, form, materials and colour palette are acceptable in their 
current form. The proposed new works will have no detrimental physical and 
visual impact of any identified heritage item of the Cornish Hill Mining Precinct 
and are readily identifiable as contemporary structures to the Precinct, allowing 
the subject site to be read as a single block when viewed from Houston Street. 
The proposal will have no impact to the interpretation of the Precinct as a 
former mining site. It is recommended that additional landscaping elements, 
such as native vegetation and tree plantation be introduced to the proposal, to 
minimise the visual impacts identified arising from the carriageway and car 
spaces, and to maintain the important parkland and bushland setting of the 
wider Precinct.

Council officers have considered the application and determined that the height and 
design detail of the proposal is contrary to the decision guidelines of the Heritage 
Overlay and various policies contained within the planning policy framework for the 
following reasons:

 The contemporary appearance and design detail of the buildings is out of 
character with the traditional housing stock in the surrounds.

 Ensure new development is consistent with and interprets the significance of 
heritage places.

 The height of the buildings are excessive and contribute to the visual dominance 
of the development in the surrounds.

 The location of the driveway and elevated parking spaces reduces the ability of 
the site to accommodate meaningful landscaping that will contribute to 
screening the development and contributing to the landscape character of the 
surrounds. 

The application has been referred to Council Heritage Advisor who has provided 
detailed advice indicating that development as proposed will adversely impact on the 
Heritage significance of the Cornish Hill precinct in which it is located. The following 
is an excerpt from the advice:

10.1 The proposition that the subject site makes limited contribution to the 
ascribed cultural heritage significance of the Cornish hill Precinct is not 
supported, incorrect and is contrary to all historic evidence, heritage studies, 
statement of significance, primary source data, research projects, historic 
photographs and mining records. The proposed development is not in 
accordance with Heritage Overlay decision guidelines Clause 43.01-8, 
Hepburn Planning Scheme.
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10.2 The proposal that the galvanized frames of the built form are a direct 
interpretation and reference mining history is questioned and not supported. 
It is not suitable for an overburden site, on the lower slopes of the hill. The 
integrity authenticity and legibility of the heritage values of Cornish Hill 
Mining Precinct will be adversely impacted.

10.3 The proposal will result in detrimental physical and visual impact on the 
identified heritage values and character of the Cornish Hill Mining Precinct.

10.4 The proposed accommodation units are too high and unnecessarily high 
in this visually sensitive heritage precinct. The proposal will visually and 
physically detract from the integrity, authenticity, interpretation, and 
aesthetic qualities of Cornish Hill Precinct. Each unit regardless of location 
should be reduced by 4 metres to an upper height limit of 8 metres, a 
generous two-level unit height. The development is not dependent on the 
proposed height. A good responsive design outcome can be achieved at height 
of 8 metres, thereby considerably reducing the visual impact of the proposal 
on the heritage values of Cornish Hill Mining Precinct.

10.5 The vehicular access road should be relocated to the higher side of the 
slope or from Camp Street, with entry behind the accommodation units. This 
will reduce the extensive steep driveways; limit cut and fill and reduce visual 
impact. In this way site excavation is limited, car parking is at the same level 
as the ground floor of each unit, affording universal access, a desirable goal.

10.6 The aim should be to view the proposed units within a parkland setting, 
created on the subject site. Rather than a series of steeply constructed 
driveways, hard surfaces and stormwater drains, reminiscent of a 20th 
century suburban residential development. The aim should be to set the 
proposed development into the landscape unobtrusively, as an integrated 
landform/architectural structure that has a well-established sensitive 
response to the exceedingly steep site and wider historic mining cultural 
landscape. An architect’s statement should be provided to Hepburn Council to 
this effect.

10.6 A landscape plan should be submitted to Hepburn Council for approval 
showing proposed ground levels, contouring, site excavation and works, site 
drainage prepared by a professional designer with an emphasis on 
revegetated indigenous grasses, plants, shrubs and trees.

10.7 The preparation of the planning application is extensive. However, the 
basis for the design inspiration and clients brief is flawed. It is recognized that 
the applicant feels a strong emotive response for the site and Cornish Hill. 
These inspirational feelings and aesthetic values are also shared by local 
community and tourists. The historic mining cultural landscape reflects the 
passing of a way of life and work that resulted in a degree of alteration, and 
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intervention into the natural landscape that provokes a strong personal 
response. The environmental degradation and failed attempts at 
rehabilitation over 170 years contributes to the complexity of the heritage 
place.

10.8 The ability for future re-interpretation and scientific research of the 
Cornish Hill Mining Precinct is high. The steel poppet heads associated with an 
historic gold mine identifies where the main mining shaft was located. They 
were used to haul and shift material and miners in and out of the 
underground tunnels. They have become symbolic and iconic. A proposal to 
build five small steel poppets integrated with accommodation units beneath, 
located just below the archaeological site of the Mitchell’s mine main shaft 
does not sensitively respond to the particular site’s historic references. It does 
not promote an understanding of the historic character of the precinct.

10.9 The significance of Cornish Hill Mining Precinct is fundamental to the 
identity of Daylesford and its tourist image. Development within the Cornish 
Hill Mining precinct, a complex relic cultural landscape, requires a nuanced 
approach, allowing the enormity of the impact of the 19th century gold 
extraction enterprise to be expressed, unincumbered by prominent new 
development.

Car parking

In support of the application, the applicant supplied a Transport Impact Assessment 
prepared by One Mile Grid Traffic Engineering dated 12 August 2021. The report 
concludes:

 The proposed car parking design is considered appropriate;
 The proposed access design requires some modifications which can be 

included as a condition of permit;
 The proposed supply of car parking is appropriate for the proposed 

development;
 The anticipated traffic volumes generated by the development is not expected 

to have an impact on the operation of the Houston Street or the surrounding 
road network; and

 There are no traffic engineering reasons which would preclude a permit from 
being issued for this proposal.

The application was referred to Council’s Engineering Unit for consideration and 
comment. No objection was raised to the application subject to various conditions. 
Conditions of note include the requirement to upgrade of the road to Council’s 
standards and enter into a Land Use Activity Agreement with the relevant Aboriginal 
Corporation. In addition, it was suggested that a Waste Management Plan be 
prepared and an additional on-site car space for management and other services 
such as cleaners be provided.



 

MINUTES - ORDINARY MEETING OF COUNCIL - 17 MAY 2022 39

Clause 52.06 of the Hepburn Planning Scheme sets out the requirements for car 
parking. No specific on-site car parking requirement is prescribed for the use of the 
land for Group Accommodation. Therefore, the provision of car parking is to the 
satisfaction of Council. 

Clause 52.06 provides guidance for the number of car spaces required for a dwelling, 
being 1 onsite car space for a one or two bedroom dwelling, or 2 on-site car spaces 
for a dwelling of three or more bedrooms.

In this instance, 5 onside car spaces are provided. One for each of the 
accommodation units. Given the size of each of the units containing only one 
bedroom, this is considered to be reasonable. It is not considered necessary to 
require additional onsite car parking for services noting the units will generally be 
serviced and cleaned whilst empty. In addition, on-street car parking is available 
within proximity of the site. 

It is considered that subject to conditions, the traffic and car parking associated with 
the proposal are acceptable.

Environmental considerations

No significant environmental considerations are presented by the proposal. The site 
is impacted by a Bushfire Management Overlay and the Environmental Significance 
Overlay Schedule 1 and 2 A waterway extends through the rear of the site, contained 
within an easement. 

The application was referred to Central Highlands Water, Goulburn Murray Water, 
North Central Catchment Management Authority and Council’s Biodiversity Officer. 
No objections were offered to the proposal subject to conditions.

The application proposes the removal of trees. A permit is required for the tree 
removal under the Heritage Overlay. 

In support of the application, the applicant has supplied an Arborist Report prepared 
by Treecology dated 6 July 2021. The report identifies that the site contains a 
number of trees including:

 mature Manna Gum (Eucalyptus viminalis)
 senescent Silver Wattle (Acacia dealbata)
 three old mature Pines (Pinus radiata)
 deadwood
 Two small Hawthorn trees (environmental weeds)
 Several Silver Wattle trees are in the north part of the site 
The report identifies that the trees will need to be removed to accommodate the 
development, due to declining health or their environmental weed status.

The tree removal is accepted in this instance noting no specific heritage concern was 
raised from Council’s Biodiversity Officer or Heritage Advisor. In addition, as the site 
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is located within a Bushfire Management Overlay, tree removal to facilitate 
defendable space will be exempt from needing approval.

In relation to the Bushfire Management Overlay, the applicant has supplied a 
Bushfire Management Statement and Plan Prepared by Terramatrix dated August 
2021. The application was referred to the Country Fire Authority (CFA) for 
consideration who consented to the application subject to conditions which included 
closure of the accommodation on days of elevated bushfire danger and the 
preparation of a bushfire emergency management plan.

POLICY AND STATUTORY IMPLICATIONS 

This application meets Council’s obligations as Responsible Authority under the 
Planning and Environment Act 1987.

GOVERNANCE ISSUES

The implications of this report have been assessed in accordance with the 
requirements of the Victorian Charter of Human Rights and Responsibilities.

SUSTAINABILITY IMPLICATIONS

There are no sustainability implications associated with this report.

FINANCIAL IMPLICATIONS

Any application determined by Council or under delegation of Council is subject to 
appeal rights and may incur costs at VCAT if appealed.

RISK IMPLICATIONS

No risks to Council other than those already identified.

COMMUNITY AND STAKEHOLDER ENGAGEMENT

The application has been advertised by sending notification of the proposal to 
adjoining and adjacent owners and a notice on the land. As a result, 19 objections 
have been received. The issues raised in the objections are addressed individually as 
follows.

Inadequacy of Huston Street (should be a Council maintained road, dirt road very 
narrow, construction management, sediment control, Access to emergency services)

Council’s Engineering Department have recommended conditions requiring the road 
to be upgraded at the cost of the land owner prior to the commandment of use.

Out of character excessive height visual bulk

Concerns have been raised in this report regarding character, height and visual bulk 
which form part of the recommended grounds of refusal.

Traffic



 

MINUTES - ORDINARY MEETING OF COUNCIL - 17 MAY 2022 41

This has been discussed in detail in the main discussion of this report. The traffic and 
car parking as proposed are considered to be satisfactory.

Heritage and negative impact on Cornish Hill

This has been discussed in detail in the main discussion of this report. It is considered 
that the application will result in adverse impacts on the heritage precinct, reflected 
in the grounds of refusal.

Inadequacy of the use in a residential zone

This has been discussed in the main discussion of this report. The use of the land for 
Group Accommodation is an allowable use subject to a permit. The use is considered 
to be acceptable in this instance. 

Privacy

It is acknowledged that the application will have views to surrounding properties. 
This is characteristic of the surrounds due to the sloped nature of the land.

The application is not required to be considered against the provisions of Clause 55 
(ResCode) in relation to overlooking. The setbacks of the side and rear boundaries 
are 10 metres and 19.2 metres from side boundaries and minimum 9 metre setback 
from the rear boundary which are in excess of the setback required under the 
provisions of ResCode in relation to overlooking.

Bushfire Risk

The applicant has supplied a detailed Bushfire Management Statement and Plan 
which has been supported by the CFA. The proposal is considered to be acceptable in 
relation to the considerations required under the Bushfire Management Overlay.

Proposal is not an acceptable or orderly planning outcome Non-compliance with 
Clause 71.02-3 (Integrated Decision Making)

This concern has been addressed in the main body of this report. The use of the land 
is considered to be an acceptable outcome however there are concerns that the 
design response does not adequately respond to the opportunities and constraints of 
the site and is therefore not supported by Council Officers.

Vegetation removal

This has been discussed in the main body of the report.

Concern has been raised in relation to the lack of privacy following removal of the 
trees. It is acknowledged that tree removal on the site will increase visibility to the 
site and views from the site. However, the setbacks of the buildings are considered 
to be sufficient.

Devaluation of adjoining properties

The value of properties it not a valid planning consideration.
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Light pollution 

The buildings are located centrally within the site. It is not considered that the 
accommodation will result in unreasonable off-site light pollution.

Behaviour of occupants / Noise

Given the layout and size of the development, there is not anticipated to be a major 
concern in relation to the behaviour of occupants or noise. However, should the 
application have been supported consideration could be given to the inclusion of a 
permit condition requiring a management plan to be supplied.

Councillor Lesley Hewitt returned to the meeting at 6:47pm.



Application No.: Date Lodged: / /

Application for a 
If you need help to complete this form, read MORE INFORMATION at the end of this form.

Any material submitted with this application, including plans and personal information, will be made
available for public viewing, including electronically, and copies may be made for interested parties for
the purpose of enabling consideration and review as part of a planning process under the Planning
and Environment Act 1987. If you have any questions, please contact Council’s planning department.

*

Click for further information.

*
Complete either A or B.

This information can be

of title.

If this application relates to more than 
one address, attach a separate sheet 
setting out any additional property 
details.

The Land 
Address of the land. Complete the Street Address and one of the Formal Land Descriptions.

Postcode:Suburb/Locality:

*
St. No.:Unit No.: St. Name:

Lot No.: No.:A

OR

B Crown Allotment No.: Section No.:

Parish/Township Name:

Lodged Plan Title Plan Plan of Subdivision

Application for a Planning Permit  |  Regional Council Page 1

*

The Proposal
You must give full details of your proposal and attach the information required to assess the application. 

Provide additional information about the proposal, including: plans and elevations; any information required by the 
planning scheme, requested by Council or outlined in a Council planning permit checklist; and if required, a description 
of the likely effect of the proposal.

*
Cost $ You may be required to verify this estimate. 

Insert ‘0’ if no development is proposed.

CAMP STREET

DAYLESFORD

8 9C

TOWNSHIP OF DAYLESFORD, PARISH OF WOMBAT

USE AND DEVELOPMENT OF THE LAND FOR GROUP
ACCOMODATION

800000
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Title Information 
*

Provide a full, current copy of the title for each individual parcel of land forming the subject site.  
The title includes: the covering ‘register search statement’, the title diagram and the associated title documents, known 
as ‘instruments’, for example, restrictive covenants.

Does the proposal breach, in any way, an encumbrance on title such as a restrictrive covenant, 
section 173 agreement or other obligation such as an easement or building envelope?

Yes (If ‘yes’ contact Council for advice on how to proceed before continuing with this 
application.)

No

Not applicable (no such encumbrance applies).

Application for a Planning Permit  |  Regional Council Page 2

Applicant and Owner Details
Provide details of the applicant and the owner of the land.

*

The person who wants the 
permit.

Where the preferred contact 
person for the application is 
different from the applicant, 
provide the details of that 
person.

Please provide at least one 
contact phone number *

*

The person or organisation 
who owns the land

Where the owner is different 
from the applicant, provide 
the details of that person or 
organisation.

Organisation (if applicable):

Owner’s Signature (Optional): Date: 

day / month / year

Postcode:State:Suburb/Locality:

St. No.:Unit No.: St. Name:

Same as applicant
Name:

Title: First Name: Surname:

Postal Address: If it is a P.O. Box, enter the details here:

*
For example, vacant, three 
dwellings, medical centre with 
two practitioners, licensed  
restaurant with 80 seats, 
grazing.

Existing Conditions 

Provide a plan of the existing conditions. Photos are also helpful.

VACANT LAND
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Remember it is against 
the law to provide false or 
misleading information, 
which could result in a 

of the permit.

I declare that I am the applicant; and that all the information in this application is true and 

Signature: Date:

day / month / year

Declaration  

Application for a Planning Permit  |  Regional Council Page 3

Checklist  
Filled in the form completely?

Paid or included the application fee?

Provided all necessary supporting information and documents?

A full, current copy of title information for each individual parcel of land forming the subject site.

A plan of existing conditions.

Plans showing the layout and details of the proposal.

Any information required by the planning scheme, requested by council or outlined in a council planning permit checklist.

Completed the relevant council planning permit checklist?

Signed the declaration above?

Most applications require a fee to be paid. Contact Council 
to determine the appropriate fee.

Lodgement

Need help with the Application?  
General information about the planning process is available at planning.vic.gov.au

No Yes If ‘Yes’, with whom?:

Date: day / month / year

Please provide invoice for payment

12/08/2021

✔

✔

✔

✔

✔

✔

✔

✔

✔
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Please Note: 
Any material submitted with an application including plans will be made available for public view and copies may be made to interested parties for the 
sole purpose of enabling consideration and review as part of a planning process under the Planning & Environment Act 1987. 

AMENDMENT TO PLANNING APPLICATION
Pursuant to Sections 50 & 50A & 57A of the Planning & Environment Amendment (General) Act 2013

Is this form for me? This form is for making amendments to an application that has been lodged with Council, but which 
has not yet been decided.

Planning Permit

Permit number:

Address of the Land: 

The Applicant

Name: Organisation:

Postal Address: Postcode:

Telephone no (Business hours): Mobile phone no:

Email Address: Fax no:

Amendment sought

………………………………………………………………………………………………………………………………………………...
……………………………………………………………………………………………………………………………………………...…
………………………………………………………………………………………………………………………………………………...
………………………………………………………………………………………………………………………………………………...
………………………………………………………………………………………………………………………………………………..
………………………………………………………………………………………………………………………………………………..
………………………………………………………………………………………………………………………………………………..
………………………………………………………………………………………………………………………………………………..
………………………………………………………………………………………………………………………………………………..
………………………………………………………………………………………………………………………………………………..
………………………………………………………………………………………………………………………………………………..
Attach a full schedule of all changes, including all changes to plans. If plans are to be amended, three full sets of amended plans are required. 
If the amendment changes the description of the use or development, please make that clear.

Does the amendment breach a registered covenant, section 173 agreement or restriction on Title?     Yes  No

Prescribed Fee

To amend an application after advertising
No fee
$102.00

Declaration

I declare that I am the applicant and that all the information in this application is true and correct; and the owner (if not myself) has 
been notified of the amendment to the application.
Name: ................................................................... Date: .............................. Signature:..........................................................
Remember it is against the law to provide false or misleading information, which could result in a heavy fine and cancellation of the permit.

Lodgement

Please lodge the completed form, appropriate fee and supporting documents with: 
Planning Department

VIC  3
Telephone:  (03) 

email:

$

PurPurPurPurPursuasuasuasuasuant nt ntnt to to to SecSecSecSecSectiotiotiotiotionnnnsss 50 50 50 550 & 5& 5& 5& 5& 5000A00 & 5& 5& 5& 5& 57A7A7A7A7A of of of of of thehehehehe PlPlPlPlPlannannannann ingingingingng && EnvEnvEnvEnvEnviroiroiroronmenmenmemeent nt ntntnt AmeAmeAmeAA ndmndmndmndmd ententententent (G(G(G(G(Geneeneeneeneeralralralralral) A) A) A) A) Act ct ct ct ct 20202012020 3

$$$$$10101010102.2222 0000000000

d correct; and the owne

............ ........... ............. ..........................

To amend an application before advertising

2 Hercules Street, Tullamarine VIC

Addition of planning permit trigger to seek removal of on-site trees that are protected under the Heritage Overlay (HO898)

The revised preamble for the proposal is to read as follows:

'USE AND DEVELOPMENT OF THE LAND FOR GROUP ACCOMODATION AND ASSOCIATED ON-SITE TREE
REMOVAL UNDER THE HERITAGE OVERLAY (HO 898)'

 PA 3333
 Camp Street DAYLESFORD VIC 3460 (Crown Allotment 8 Section 9C)

Clement-Stone Town Planners

03 9334 2060
as@townplanners.com.au

Anthony Scarpaci 7/10/21

✔

3043
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HOW TO AMEND AN APPLICATION FOR A PLANNING PERMIT 
Applications made under section 50.3(c) must include the information required by Regulation 16 of the Planning and Environment Regulations 1988.  

Section 50. Amendment to application at request of the applicant before notice 

(1) An applicant may ask the responsible authority to amend an application before notice of the application is first given under section 52.
(2) An amendment to an application may include—

(a) an amendment to the use or development mentioned in the application; and
(b) an amendment to the description of land to which the application applies; and an amendment to any plans and other documents forming part of or 

accompanying the application.
(3) A request under this section must— 

(a) be accompanied by the prescribed fee (if any); and
(b) be accompanied by any information or document referred to in section 47(1)(c) to 47(1)(e) that relates to the proposed amendment to the application and that

was not provided with the original application; and
(c) if the applicant is not the owner of the land to which the application applies, be signed by the owner or include a declaration by the applicant, that the

applicant has notified the owner about the request.
(4) Subject to sub-section (5), the responsible authority must amend the application in accordance with the request.
(5) The responsible authority may refuse to amend the application if it considers that the amendment is so substantial that a new application for a permit should be

made.
(6) The responsible authority must make a note in the register if any amendment is made to an application under this section.
(7) On the amendment of an application under this section, the amended application is to be taken—

(a) to be the application for the purposes of this Act; and
(b) to have been received on the day that the request for amendment was received by the responsible authority.

50A. Amendment of application by responsible authority before notice 

(1) With the agreement of the applicant and after giving notice to the owner, the responsible authority may make any amendments to an application that it thinks
necessary before notice of the application is first given under section 52.

(2) An amendment to an application may include—
(a) an amendment to the use or development mentioned in the application; and
(b) an amendment to the description of land to which the application applies; and
(c) an amendment to any plans and other documents forming part of or accompanying the application.

(3) The responsible authority may require the applicant—
(a) to notify the owner under sub-section (1); and
(b) to make a declaration that that notice has been given.

(4) The responsible authority must make a note in the register if any amendment is made to an application under this section.
(5) On the amendment of an application under this section, the amended application is to be taken—

(a) to be the application for the purposes of this Act; and
(b) to have been received on the day that the applicant agreed to the amendment.

57A. Amendments to application after notice of application is given (Fee of $102 applies) 

(1) An applicant may ask the responsible authority to amend an application after notice of the application is given under section 52.
(2) An amendment to an application may include—

(a) an amendment to the use or development mentioned in the application; and
(b) an amendment to the description of land to which the application applies; and
(c) an amendment to any plans and other documents forming part of or accompanying the application.

(3) A request under this section must— 
(a) be accompanied by the prescribed fee (if any); and
(b) be accompanied by any information or document referred to in section 47(1)(c) to 47(1)(e) that relates to the proposed amendment to the application and that
was not provided with the original application; and
(c) if the applicant is not the owner of the land to which the application applies, be signed by the owner or include a declaration by the applicant that the applicant
has notified the owner about the request.

(4) Subject to sub-section (5), the responsible authority must amend the application in accordance with the request.
(5) The responsible authority may refuse to amend the application if it considers that the amendment is so substantial that a new application for a permit should be
made.
(6) The responsible authority must make a note in the register if any amendment is made to an application under this section.
(7) On the amendment of an application under this section—

(a) the amended application is to be taken—
(i) to be the application for the purposes of this Act; and
(ii) to have been received on the day that the request for amendment was received by the responsible authority; and

(b) all objections made in relation to the original application are to be taken to be objections to the amended application.
(8) Nothing in this section affects any right a person may have to make a request under section 87 or 89 in respect of anything done or not done in relation to the
original application.
9) Sections 52 and 55 do not apply to an amended application.

REMEMBER it is against the law to give false or misleading information.  You may receive a heavy fine and your permit may be cancelled. 

Send the completed form and all the documents to the Responsible Authority: 
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VOLUME 10315 FOLIO 163                            Security no :  124091804679J
                                                  Produced 12/08/2021 04:59 PM

CROWN GRANT

LAND DESCRIPTION

Crown Allotment 8 Section 9C Township of Daylesford Parish of Wombat.

REGISTERED PROPRIETOR

ENCUMBRANCES, CAVEATS AND NOTICES

MORTGAGE  AU456372V 15/06/2021
    BABBL PTY LTD

    Any crown grant reservations exceptions conditions limitations and powers
    noted on the plan or imaged folio set out under DIAGRAM LOCATION below.
    For details of any other encumbrances see the plan or imaged folio set out
    under DIAGRAM LOCATION below.

DIAGRAM LOCATION

SEE TP071347W FOR FURTHER DETAILS AND BOUNDARIES

ACTIVITY IN THE LAST 125 DAYS 

NUMBER                                        STATUS          DATE
AU246187M (E)       CONV PCT & NOM ECT TO LC  Completed       16/04/2021
AU255049Y (E)       TRANSFER                  Registered      20/04/2021
AU453204K (E)       NOMINATION OF ECT TO LC   Completed       15/06/2021
AU456372V (E)       MORTGAGE                  Registered      15/06/2021

------------------------END OF REGISTER SEARCH STATEMENT------------------------

Additional information: (not part of the Register Search Statement)

Street Address: CAMP STREET DAYLESFORD VIC 3460

ADMINISTRATIVE NOTICES

NIL

eCT Control    22323Y ASSURED LEGAL SOLUTIONS
Effective from 15/06/2021

DOCUMENT END

Copyright State of Victoria. No part of this publication may be reproduced except as permitted by the Copyright Act 1968 (Cth), to comply with a statutory requirement or pursuant to a written agreement. The information is only
valid at the time and in the form obtained from the LANDATA REGD TM System. None of the State of Victoria, its agents or contractors, accepts responsibility for any subsequent publication or reproduction of the information.

The Victorian Government acknowledges the Traditional Owners of Victoria and pays respects to their ongoing connection to their Country, History and Culture. The Victorian Government extends this respect to their Elders,
past, present and emerging.

REGISTER SEARCH STATEMENT (Title Search) Transfer of 
Land Act 1958

Page 1 of 1

Title 10315/163 Page 1 of 1
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Imaged Document Cover Sheet

The document following this cover sheet is an imaged document supplied by LANDATA®, 
Victorian Land Registry Services.

Document Type Plan

Document Identification TP071347W

Number of Pages

(excluding this cover sheet)

2

Document Assembled 12/08/2021 17:03

Copyright and disclaimer notice:
© State of Victoria. This publication is copyright. No part may be reproduced by any process except
in accordance with the provisions of the Copyright Act 1968 (Cth) and for the purposes of Section 32
of the Sale of Land Act 1962 or pursuant to a written agreement. The information is only valid at the
time and in the form obtained from the LANDATA® System. None of the State of Victoria,
LANDATA®, Victorian Land Registry Services Pty. Ltd. ABN 86 627 986 396 as trustee for the
Victorian Land Registry Services Trust ABN 83 206 746 897 accept responsibility for any
subsequent release, publication or reproduction of the information.

The document is invalid if this cover sheet is removed or altered.
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SCALE:  1:400
Existing Site plan 






Lot CA 8 SEC, CA8 SEC 9C, Daylesford, VIC.

Proposed Group

28.09.21

AccommodationSITE AREAS

SUBJECT SITE: 3264 sqm
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Proposed Site plan 






Lot CA 8 SEC, CA8 SEC 9C, Daylesford, VIC.

Proposed Group

28.09.21

Accommodation

SITE AREAS

SUBJECT SITE:  3264 sqm

Each Building:      48.5 sqm
Total Building Area:  242.5 sqm
Masonry Entry Stairs (past end of building) & Paving:      64 sqm

TOTAL SITE COVERAGE:                  7%
TOTAL SITE PERMEABILITY

(Excludes Buildings & Stairway):             91%
TOTAL SITE GARDEN AREA:  

(Excludes Buildings, Stairway & Driveway):           73%
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NEIGHBOURING
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73A Duke St

NEIGHBOURING PROPERTY
public land

1.2m high netting fence
with landscaping to west,
south and east boundaries.

1.2m high netting fence
with landscaping to west,
south and east boundaries.

North boundary
to remain
unfenced.

Rain water tanks (RWT): to be corrugated
galvanised steel, 2.7m diameter, 2m height
(10KL+) on concrete base at height necessary for
CFA access (raised base as necessary), pipes &
fittings to requirements of CFA.  Outlet for water
tanks to be within 4m of access track, be
unobstructed and readily identifiable from the
building.

RWT
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RWT
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Refer "Site Plan:
Accessways" for
details.

Accessway curves to have a minimum inner radius of 10 m
Maximum accessway grade of no more than 1 in 5 (20%)
Accessway dips to not be steeper than 1 in 8 (12.5%)
Accessway to have a load limit of at least 15 tonnes and be of all-weather construction
Accessway to provide a minimum trafficable width of 3.5 m
Minimum accessway grade of 1 in 10 for the first 5 m of the accessway to street frontage
Accessway crossfall no greater than 1:20
Car park grades of 1:20 (parallel to the space) and 1:16 (crossfall)
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SCALE:  1:400
Proposed Site plan: accessways 






Lot CA 8 SEC, CA8 SEC 9C, Daylesford, VIC.
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public land

Battered slope
along edges of car
parks and
accessways
necessary to
achieve required
grades

Accessway curves to have a minimum inner radius of 10 m
Maximum accessway grade of no more than 1 in 5 (20%)
Accessway dips to not be steeper than 1 in 8 (12.5%)
Accessway to have a load limit of at least 15 tonnes and be of all-weather
construction
Accessway to provide a minimum trafficable width of 3.5 m
Minimum accessway grade of 1 in 10 for the first 5 m of the accessway to
street frontage
Accessway crossfall no greater than 1:20
Car park grades of 1:20 (parallel to the space) and 1:16 (crossfall)

Site cut @ centre

driveway: 100mm approx.

Site cut @ centre driveway:

300mm approx.

Site cut @ centre
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900mm approx.

Site cut @ centre
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400mm approx.

Site cut @
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approx.
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SCALE:  1:500
Proposed Site Context plan 
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SCALE:  1:400 & 1:200
Prop Elev's: West Compared 
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SCALE:  1:100
Proposed Floor Plans (typical) 
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SCALE:  1:100
Proposed Elevations (typical) 
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All doors and windows to be powder
coated aluminium-framed in colour to
match roof/walls.

fg = fixed glass window
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Profiled steel sheeting: Spandek;
Colorbond colour to match wall sheeting

Galvanised steel frame
including galv. rods and ties.

Ventilation louvres: colour to match wall
sheeting

Flashing: Colorbond to
match wall sheeting
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Colorbond colour to match wall sheeting
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NGL

Rolled corrugated
colorbond steel sheeting.
Color: Colorbond "basalt"

fg

Profiled steel sheeting: Spandek;
Colorbond colour to match wall sheeting

NGL NOTE: Refer to individual house elevations and sections for specific heights.

Eave Linings:
Flashing: Colorbond "dune"

Eave Linings:
Flashing:
Colorbond "dune"
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NGL at dwelling rear facade

ROOF PEAK: 582.08

FFL: 577.77

FFL: 575.11

NGL at dwelling facade

NGL at brick retaining wall

NGL at dwelling rear facade

ROOF PEAK: 582.08

FFL: 577.77

FFL: 575.11

SCALE:  1:100
Proposed Elevations: House 1 
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NGL at section through stair

FFL: 577.77

FFL: 575.11

ROOF PEAK: 582.08

SCALE:  1:100
Proposed Section: House 1 
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NGL at brick retaining wall

NGL at dwelling facade

NGL at dwelling rear facade

FFL: 577.29

FFL: 574.63

ROOF PEAK: 581.60

NGL at dwelling rear facade

FFL: 577.29

FFL: 574.63

ROOF PEAK: 581.60

SCALE:  1:100
Proposed Elevations: House 2 
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FFL: 577.29

FFL: 574.63

ROOF PEAK: 581.60

SCALE:  1:100
Proposed Section: House 2 
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NGL at brick retaining wall

ROOF PEAK: 580.06

NGL at dwelling facade

FFL: 575.75

FFL: 573.09

ROOF PEAK: 580.06

NGL at dwelling rear facade

FFL: 575.75

FFL: 573.09

SCALE:  1:100 & 1:200
Proposed Elevations: House 3 
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FFL: 575.75

FFL: 573.09

ROOF PEAK: 580.06

SCALE:  1:100
Proposed Section: House 3 
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ROOF PEAK: 578.76

NGL at dwelling facade

NGL at brick retaining wall

FFL: 571.79

FFL: 574.45

ROOF PEAK: 578.76

FFL: 571.79

FFL: 574.45

SCALE:  1:100 & 1:200
Proposed Elevations: House 4 
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FFL: 574.45

FFL: 571.79

ROOF PEAK: 578.76

SCALE:  1:100
Proposed Section: House 4 
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NGL at dwelling 

NGL at brick retaining wall

ROOF PEAK: 574.21

FFL: 569.9

FFL: 567.24

ROOF PEAK: 574.21

FFL: 569.9

FFL: 567.24

SCALE:  1:100
Proposed Elevations: House 5 
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FFL: 569.9
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ROOF PEAK: 574.21

SCALE:  1:100
Proposed Section: House 5 
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2 HERCULES STREET, TULLAMARINE VIC 3043   (03) 9334 2060   info@townplanners.com.au   ABN: 42 007 329 633 

 

7 October 2021

 

Planning Manager 

Hepburn Shire Council 

via email: shire@hepburn.vic.gov.au 

 

Attention: Anita Smith (Senior Planner) and Katy Baker (Planning Coordinator) 

 

Dear Anita and Katy,   

 

PLANNING PERMIT APPLICATION NO: PA 3333 

Crown Allotment 8 Section 9C Township of Daylesford Parish of Wombat 

CAMP STREET DAYLESFORD VIC 3460 

SECTION 54 RESPONSE 

 

We continue to act on behalf of the permit applicant with respect to the above-mentioned 

planning permit application and advise as follows.  

 

In response to the request for further information issued under Section 54 of the Planning and 

Environment Act 1987 (dated 14 September 2021), we now enclose a copy of the following 

information to assist with Council’s assessment of the application: 

 

• Updated Town Planning Drawings (RFI Plans dated 28/09/2021) in response to Items 1-

3 of the required further information  

• Urban Design and Landscape Visual Impact Memo (Hansen Urban Design Team dated 

27/09/2021) in response to Item 4 of the required further information 

• Written response describing how the use will be managed (including any potential off-

site amenity impacts) in response to Item 5 of the required further information 

• Written response and confirmation that the owner intends on connecting the site to 

reticulated sewerage in response to Item 6 of the required further information 

 

A Section 50 form is also provided as part of this RFI response to include the proposed tree 

removal under the Heritage Overlay.  

 

We believe the enclosed development plans and above-mentioned information satisfies 

Council’s further information request made under Section 54 of the Planning and Environment 

Act 1987.  

 

Perceived issues have also been identified during the preliminary assessment of the application. 

The applicant responds as follows.  
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PA 3333 – Section 54 Response  
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2 HERCULES STREET, TULLAMARINE VIC 3043   (03) 9334 2060   info@townplanners.com.au   ABN: 42 007 329 633 

Neighbourhood Character (Urban Design and Heritage considerations)  

 

Council have raised concern that the siting, location, appearance of the proposed development 

is inconsistent with the purpose of the General Residential Zone (in respecting the 

neighbourhood character of the area), and that the development will contrast with the existing 

housing stock and architecture of the surrounding area.   

 

It is important to note that the plans have gone through numerous iterations since the proposal’s 

inception with the input of multiple experts (urban design and visual assessment, heritage, 

bushfire management and traffic). It is the view of these experts that the proposal as currently 

constituted provides an acceptable response to the Planning Policy Framework of the Hepburn 

Planning Scheme.  

 

The GRZ requires new development to respect the neighbourhood character of the area, 

however the question of whether the proposed design is sympathetic with the existing 

architecture extends further to whether the buildings will replicate the base housing stock in 

the area.  

 

Neighbourhood character is best measured by how a proposal responds to the specific features 

and identified characteristics of the site and area. 

 

We rely on the expert opinion of the Hansen Urban Design Team (Urban Design and Landscape 

Visual Impact) and Trethowan Architecture (Heritage) as we outline the following aspects of the 

proposal’s response to the relevant planning controls and neighbourhood character 

considerations.  

 

• The heritage significance of the site and area revolves around its association with mining 

activities during the mid-nineteenth and early twentieth centuries. The subject site was 

not subject to any major mining activities with no significant heritage items located 

within the subject site, and therefore makes limited contribution to the ascribed cultural 

heritage significance to the Cornish Hill Mining Precinct. 

• The galvanised steel frames of the built form are proposed in a manner that emulates 

the old gold mining headframes. This is a direct interpretation and reference to the 

mining history and industrial activities within the wider precinct. 

• The proposed new works are not considered to result in a detrimental physical or visual 

impact to any of the identified heritage aspects within the Cornish Hill Mining Precinct, 

and the contemporary design is readily identifiable as a later addition to the heritage 

precinct. 

• The site is isolated from other dwellings in the immediate area, providing a direct 

interface with only the adjacent land to the west where viewable from the street. The 
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existing built form to the west is 35 m from the common boundary and approx. 65 from 

the proposed built form of Building no. 1, which ensures that the proposed built form 

will not detract from the heritage significance of the dwelling at 71 Duke Street (an 

individually listed weatherboard cottage (HO 661).  

• The two-storey form (tapering as it rises with the land) and low site coverage (7%) is of 

a low visual impact, and the relationship between the proposed buildings and natural 

topography is commensurate with other local domestic form. 

• Appropriate spacing between the buildings allows for an integrated design with ‘views 

through’ the site toward the rising land and established forest to the east of the site. 

• The driveway is sited on the lower land to the west which ensures that it is only visible 

at close range. 

• The proposed siting and natural topography of the land provides separation (with ground 

level landscaping opportunity) between the proposed buildings and neighbouring site to 

the west, and the glazed outlook of the proposed buildings ensures that outlook and 

long views across the valley are available (not downward to neighbours). 

• There is clear scope for new landscaping to be provided through the site given the very 

low site coverage. A landscape concept plan that demonstrates infill of low-order 

planting around the buildings and accessway (commensurate with the bushfire 

management overlay) can readily be provided by way of condition of approval. 

• Despite contrasting with the more orthogonal arrangement of the base housing stock, 

the organic shape, design and finish of the proposed buildings is considered to be 

commendable and in harmony with the landscape (in the opinion of the project urban 

design and landscape expert). 

 

We note that Hansen have undertaken a preliminary viewshed analysis that outlines the potential 

for views to the site from the western valley and from Lake Daylesford. Noting the high 

sensitivity of this setting, we are advised that the proposal’s exposure is acceptable with the 

impact limited to the immediate western valley.  

 

Where the site is most visible (point 1 and point 2 of the preliminary viewshed analysis), the 

proposed built form has been assessed to not dominate the skyline with the views of the 

existing dwellings and vegetation (foreground) and dense vegetation (background) assisting to 

soften the visibility of the proposed built form.  

 

Hansen conclude that the proposed development represents a modest visual impact within the 

panorama, and that the height and profile of the two storey buildings on the site will not project 

above the vegetated skyline of Cornish Hill and will coalesce with other domestic buildings on 

sloping land. 
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In the absence of any contrary expert heritage and urban design advice from Council, and in 

the context of the generic character concerns raised within the RFI, it is considered that the 

proposal represents in an acceptable response to the neighbourhood character of the site and 

area for the reasons outlined above.  

 

Maximum height provisions   

 

The site is within the GRZ, which outlines a maximum height requirement of 11 m (or 12 m for 

sloping sites such as the subject site) for dwellings and residential buildings.  

 

While the maximum building height requirements do not apply to the proposed Group 

Accommodation units (as Group Accommodation is not considered a ‘dwelling’ or ‘residential 

building’ pursuant to Clause 73.03 of the Hepburn Planning Scheme), the proposal has been 

designed to adhere to the height controls. 

 

This view is supported by the findings of Maclean v Yarra CC [2021] VCAT 614, in which 

consideration of a proposed group accommodation use in the NRZ was adjudicated on.  

 

As per paragraphs 18 and 58 of the written reasons, Deputy President Bisucci agreed with 

Council and the permit applicant (respondent in this case) that the maximum height requirement 

did not apply to the application for planning permit because the proposed use of the subject 

land was neither a dwelling nor a residential building. 

 

We are of the view that the findings of this case are directly transferable to the current 

application before Council.  

 

Other matters 

 

 Considerations of the proposed use  

 

In respect to the proposed operational considerations of the group accommodation use, we are 

advised the following:  

 

• Reception staff are to be available by phone from 9 am – 10 pm  

• The duty manager can be contacted at any time (24-hour contact)  

• Guests will be accommodated on the site on all days except for total fire ban days with 

a rating of code red, extreme or severe 

• The site will operate under a Bushfire Emergency Management Plan in which staff and 

guests are to be familiar with  
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• Activities and behaviours that may cause a risk, noise or disturbance to other guests 

and/or neighbouring sites/the community will be specifically prohibited under the 

booking policy  

• All guests must complete an online site induction brief that details the rules and 

environmental considerations of the site (Cultural Heritage and environmental 

sensitivity, fire safety and emergency evacuation procedures)  

• Guests are expected to check in and out of the site within standard business hours (9 

am – 5 pm)  

• The business operates under a dynamic complaint regime whereby management will 

proactively change its policies and terms (where possible) to put in place measures 

aimed at preventing future incidents that may lead to complaints 

• A dedicated 24-hour mobile phone contact will be made available for members of the 

immediate local community who wish to contact the business with any concerns as they 

relate to the operations and use of the site  

 

A copy of the site’s Operations Management Plan can be provided by way of condition, which 

will address any concerns as it relates to on and off-site safety, amenity and impacts.  

 

 Connection to reticulated sewerage  

 

We confirm that the owner intends on connecting the site to reticulated sewerage, which would 

obviate the need for a Land Capability Assessment (LCA).  

 

We are of the view that any requirements relating to this can be addressed by way of condition, 

and will await any referral comments from the relevant water management authority that details 

any specific requirements.   

 

Referral comments   

 

It is understood that the application has been referred to internal departments and external 

authorities (Fire Rescue Victoria and Goulburn Murray Water). We respectfully request a copy 

of the referral comments to review and respond to accordingly.  

 

Conclusion  

 

We continue to maintain that the proposal is reflective of the objectives and strategic direction 

outlined within the Hepburn Planning Scheme, and rely on the expert opinion of the Hansen 

Urban Design Team and Trethowan Architecture in concluding that the proposal appropriately 

responds to the neighbourhood character requirements with respect to all Urban Design and 

Heritage considerations.  
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We believe the enclosed development plans and above-mentioned information satisfies the 

further information requested pursuant to Section 54 of the Act, and request the application 

proceed to public notification at Council’s earliest convenience. 

 

Should the above-mentioned and enclosed not satisfy Council please regard this as a request 

for a 30 day extension of time (6 November 2021) to respond to the Section 54 request and 

notify our office in writing.  

 

If you have any questions, please do not hesitate to contact me on 9334 2060 or at 

as@townplanners.com.au 

 

Yours Faithfully, 

 
Anthony Scarpaci BUrb&RegPlan (Hons), MPIA, MVPELA 
Associate  
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Urban Design/LVIA Memo 
To: David Penman Date: 27/09/2021 

Company: Clifftop at Hepburn Pty Ltd  From: Hansen Urban Design Team 

RRe:  CCamp  SStreet, DDaylesford  
 

This Urban Design and Landscape Visual Impact Memo has been prepared by Hansen Partnership as part 
of a planning application for 5 proposed 2 storey elliptical accommodation pods on a parcel of land at LLot 
CA8 SSEC9 CCamp Street, Daylesford. Details of the proposed development are outlined on the 
architectural plans prepared by Robin Larsen Design Pty Ltd dated 4th August 2021. Following our site 
inspection, we have reviewed the relevant background, drawing upon Planning Policy, analysis of the 
urban context and on our own intimate knowledge of Hepburn. Our assessment in relation to landscape 
and visual impact matters, including a view shed and key vantage point analysis, are set down below. 

Site and context 

The subject site is bound by Houston Street to the north and crown land associated with the former 
Cornish Hill Mining Precinct to the east. The western and southern edges are bound by rural residential 
allotments within the General Residential Zone - Schedule 1 (GRZ1). 

The subject site is sloped with an approximate cross fall of 14m from the north-eastern edge to the 
south-west corner of the allotment. The subject site is an irregular shaped parcel with a total lot size of 
approximately 3,264m2. The sites northern boundary has an approximate 46m frontage to Houston Street 
and its eastern abuttal to crown land is approximately 97m. The sites southern boundary interfacing with 
73a Duke Street is approximately 36m and the sites western boundary interfacing with 71a Duke Street 
is approximately 77m.  

The site is currently vacant and effectively cleared with presence of some scattered vegetation 
particularly to the northern edge of the allotment. The site is encumbered by a 5m wide E-1 drainage 
easement that traverses the sites southern boundary and broadly aligns with a notable gulley. 

 
Aerial of site and site context, Nearmap 
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The site has the following interfaces:  

 To the immediate north is Houston Street a 20m wide gravel 
road reserve permitting traffic in each direction. The road 
provides vehicle access to the sites primary frontage and 
connects to King Street further the west, a primary north-south 
arterial road connecting to the greater Daylesford township to 
the north. Opposite the street is the Duke Street Daylesford 
section of the Cornish Hill Reserve, which is public land located 
within the PPRZ. Further north, approximately 700m from the 
subject site is the Daylesford town centre. 

 To the immediate wwest the subject site abuts a vacant lot at 71a 
Duke Street, the site is an irregular ‘J’ shaped parcel with two 
vehicle access points from Duke Street to the west and Houston 
Street to the north. Abutting the vacant property at 71 Duke 
Street is a single storey detached dwelling including series of 
shed structures to the south-east of the primary residence. 
Further west is Duke Street which is a 33m wide road reserve 
permitting traffic in each direction and providing access to the 
residential allotments within the GRZ1. Further west, is a 
residential subdivision that forms the southern edge of the 
Daylesford township, comprising a series of predominantly 
single storey detached weatherboard dwellings on lot sizes 
between approximately 320m2 and 1,200m2. Further west, land 
slopes drastically down towards Lake Daylesford. 

 To the immediate east the site abuts the Cornish Hill Reserve 
which is crown land associated with the former Cornish Hill 
Mining Precinct. The reserve land rises significantly to the east 
from the subject site comprising Thomas’ Lookout approximately 
240m to the north-east allowing key views to the Daylesford 
township beyond. It also comprises significant native canopy 
coverage, Smiths Creek and a number of walking trails including 
the Lerderderg Track. 

 To the immediate south the subject site abuts a residential 
property at 73a Duke Street within the GRZ1. The site comprises 
a single storey detached dwelling with a pitched roof and a 
secondary single storey building structure to the south-west 
corner of the allotment. The two buildings are separated by a 
private vehicle access road that links to Duke Street to the west. 
Further south comprises a series of single storey detached 
dwellings of similar lot sizes. 

 In the wider context this site is positioned to the southern edge 
of the Daylesford Township, a regional town formed on a 
dominant hillscape within Victoria’s Central Highland Region. The 
region is a prominent tourist destination characterised by scenic 
landscape features including greenbelts, nature reserves, 
bushland and lakes.Tourism has also performed an important 
role in the development of the town resulting a number of 
hotels, cottages and bed and breakfast accommodation 
particularly to the south of the township in close proximity to the 
subject site.  

 
Subject site – CA8 SEC9 Camp Street, Daylesford – looking west 

 
View of subject site from 71a Duke Street - looking east 

 
View from the subject site looking east towards Cornish Hill 
Reserve 

 
73a Duke Street – looking south 

 
View of the subject site and surrounding properties from Lake 
Daylesford – looking east 
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Planning Context 

The subject site is located within the GGeneral Residential Zone 
(GRZ1). The purpose of the GRZ is:  
 To implement the Municipal Planning Strategy and the Planning 

Policy Framework. 
 To encourage development that respects the neighbourhood 

character of the area. 

 To encourage a diversity of housing types and housing growth 
particularly in location offering good access to transport and 
services. 

 To allow educational, recreational, religious, community and a 
limited range of other non-residential uses to serve local 
community needs in appropriate locations. 

The subject site is affected by the  Environmental Significance 
Overlay – Schedule 1 & Schedule 2 (ES01 & ES02). The purpose of 
the ESO is: 

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

 To identify areas where the development of land may be affected 
by environmental constraints. 

 To ensure that development is compatible with identified 
environmental values. 

The subject site is also affected by the HHeritage Overlay – Schedule 
898 (HO898) and the  Bush Management Overlay (BMO) 
 
The following State and Local planning policies are considered 
relevant: 
Clause 11 – Settlement; 
Clause 12 – Environmental and Landscape Values 
Clause 15 – Built Environment and Heritage 
Clause 16 - Housing 
Clause 21.01 – Municipal Profile 
Clause 21.03 – Vision and Strategic Framework 
Clause 21.05 – Settlement and Housing 
Clause 21.09 – Environment and Heritage 
Clause 22.08 – Daylesford Neighbourhood Character 
Clause 22.18 – Daylesford Neighbourhood Character Precinct 18 
 
Other relevant documents: 

 Daylesford Neighbourhood Character Study (2002); 
 Urban Design Guidelines for Victoria (2017); and 
 Victorian Urban Design Charter (2010).  

 
Zone Map – Site within GRZ1 

 
Environmental Significance Overlay – site within ESO1 & ES02 

 
Heritage Overlay – site within HO898 
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Extract of front elevation and section of ‘House #1’ 

 

Extract of proposed site plan 

The Proposal 

The proposal seeks to provide a series of unique 2 storey elevated elliptical accommodation pods. 
Specifically, the proposed includes: 

 Five elevated elliptical accommodation pods. 
 Each pod is a unique 2 storey oval form elevated from the ground offering scenic vistas across the 

township and public reserve. 
 Each pod comprises 1 bedroom. 
 Each pod comprises 1 car parking space. 
 Each pod comprises an access stairway. 
 Each pod comprises 1 rain water tank. 
 A shared gravelled driveway along the sites western boundary providing vehicular access to the site 

via Houston Street. 
 Material palette comprising corrugated colorbond steel wall sheeting, galvanised steel frame and red 

brick lined retaining walls.  
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Preliminary Urban Design & Landscape & Visual Impact Comments 

The proposal represents an appropriate urban design and landscape outcome on the land, based on our 
indicative appraisal of the site’s policy and physical context and a measurement against the relevant 
planning scheme controls. While the proposal represents unorthodox domestic infill, its profile, site 
planning and design is not in our opinion adverse to local ambitions (or detrimental) when compared to 
conventional residential (one or two storey) dwellings on the sloping allotment. The discrete profile of the 
proposed 5 cabins and notable separation between them, with rising topography behind to an 
intermediate ridge (with the thickly vegetated Cornish Hill rising further behind) ensures that a collection 
of discrete buildings will not be prominent in the landscape setting. We make the following comments: 

a) The site is located in the context of other one and two storey buildings and varied open allotments, 
some of which have rising pitched roofs that are noticeable within the panorama. While the land 
rises to the east and has an elevated profile, the relationship between the proposed buildings and 
natural topography is commensurate with other local domestic form. It is therefore supportable. 

b) The proposed cabins are located in a spacious array on the horizontal contour towards the lower part 
of the site, with rising topography to Cornish Hill above – which accommodates for notable exotic 
established forest defining the skyline. Due to the open vertical gaps between the cabins, any sense 
of visual bulk will be mitigated, allowing for an integrated design with ‘views through’ the site. 

c) The siting of the driveway on lower land ensures that infrastructure associated with the proposed 
development is discrete in appearance and only visible at close range or immediately around the site. 
Long range of views towards the proposal will be to 5 separate forms and associated landscape. To 
this end, it is important that a landscape concept plan with the program, demonstrating infill of low 
order landscape around buildings (commensurate with bushfire management matters). 

d) The design and finish of the proposed cabin development is in our view commendable. The organic 
shape of the forms contrasts with the more orthogonal arrangement of local buildings but is in 
harmony with the landscape. The height of the proposed structures tapers as it rises with elevation 
above natural ground (on structural supports) ensuring that they are perceived as floating elements. 

e) The site planning of the project ensures that good separation (with ground level landscape 
opportunity) between the proposed buildings and neighbouring properties to the west. This ensures 
privacy and spatial gaps are integral to the project. The glazed frontages of cabins with outlook are 
aided by slope, ensuring long views across the valley are available (not downward to neighbours) 

f) Preliminary viewshed analysis shows potential for views to the site from the western Valley and Lake 
Daylesford. No views are available from the heavily vegetated Cornish Hill reservation. We have 
undertaken fieldwork to investigate aspect towards the site from a series of public vantage points 
(including main roads, parklands and major recreation nodes). While the sensitivity of the setting is 
high, the proposal’s exposure is moderate and impact limited to the immediate western valley 

g) This analysis (refer Appendix) demonstrates that views to the site will be most prominent from the 
lowest reaches of the valley from the banks of Lake Daylesford, including walkways on the west side 
of the lake and nodes to the east. No views towards the site are available from Vincent Street in the 
Town Centre or from local street networks (in particular King Street). Local views uphill along 
Houston Street permit aspect towards rising land, however these are confined in area and 
substantially influenced by the thick foreground and background vegetation on Cornish Hill. 

h) Photomontages of the proposed development cannot as yet be progressed (due to site access 
limitations in Victoria), however we assert that the proposed development represents a modest 
visual impact within the panorama. OOur preliminary analysis indicates that the height and profile of 
two storey separated buildings on the site will not project above the vegetated skyline of Cornish Hill 
and will coalesce with other domestic buildings on sloping land. Further detailed inspection of 
montages taken from key vantage points identified in appendix can reinforce this opinion. 

Yours faithfully 

Hansen Partnership Pty Ltd 
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THE PROPOSAL 
 
Clement-Stone Town Planners act on behalf of the Camp St Daylesford Pty Ltd in relation to the land at 
Camp Street, Daylesford (known otherwise as Crown Allotment 8 Section 9c).  
 
We have been engaged to consider the proposed use and development of the land for Group 
Accommodation against the relevant State and Local Planning Policy Framework. 
 
The project team for the application will consist of:  
 

 Clement-Stone Town Planners (Town Planning) 
 Robin Larsen Design (Architect)  
 T.G. Sullivan & Associates (Surveying)  
 Provincial Geotechnical Pty Ltd (Geotechnical)  
 Terramatrix (Bushfire Management)  
 Trethowan Architecture (Heritage)  
 One Mile Grid (Traffic)  
 Treecology (Arborist)  
 Hansen Partnership (Urban Design)  

 
This report will outline the relevant planning controls, policies and decision guidelines, and outline the 
merits of the proposal having regard to the relevant objectives of the Hepburn Planning Scheme. 
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THE SUBJECT SITE AND LOCALITY

The subject site is located at Crown Allotment 8 Section 9c to the south of Houston Street. 

The parcel of land is irregularly shaped, comprising a frontage width of 46 m (north), a rear width of 36
m (south), and side boundary lengths of 97 m (east) and 77 m (west). The total area of the site is 
approximately 3,400 sqm. 

The land is vacant and devoid of built form, with several trees located on or within proximity of the site. 

The site is encumbered by an easement (E-1) that runs east-west near the southern boundary of the site, 
and is not within an area of cultural heritage significance. 

Vehicle access is provided via an unmade crossover from Houston Street to the north. 

The site generally falls from the east to the west in line with the adjoining Cornish Hill, from a maximum 
height of approximately 575 AHD (eastern boundary) to minimum height of approximately 561 AHD 
(south-western corner). 

Figure 1 Aerial view of subject site
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Figure 2 Existing site features plan  

 
Treecology have identified ten (10) trees on or within close proximity of the site. That advice forms part 
of this application, with the removal of all on-site trees to be conducted in accordance with the 
arboricultural advice. All on-site trees are considered to be of a moderate-low retention value and a limited 
useful life, with Trees 6-9 considered environmental weeds.  
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SURROUNDING AREA 

The subject site is on the southern outskirts of Daylesford and located within 1 km of the town centre. 

Figure 3 Aerial map of subject site and surrounds – subject site starred

The site and surrounding area to the west is residentially zoned (General Residential Zone), with the 
Cornish Hill precinct (Public Park and Recreation Zone) adjoining the site to the east and north. 

Figure 4 Extract of zoning map – subject site starred
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Details of the immediate interfaces are as follows: 

North and East: 32 Houston Street, Daylesford – densely vegetated public land associated with 
Cornish Hill (Public Park and Recreation Zone) 

South: 73 A Duke Street, Daylesford – single-storey dwelling on a battle-axe block. Located 
approximately 10 m from common boundary with the subject site. 

West: 71 & 71A Duke Street, Daylesford – single-storey dwelling that is located approximately 
35 m from the common boundary with the subject site. Numerous outbuildings adjoin the main 
dwelling to the south and east, and it appears that the site is used as Group Accommodation/Bed 
and Breakfast (Goldmine Cottage Daylesford). The eastern portion of the site has recently been 
cleared and benched in preparation of future development (there is an live planning application 
for multiple dwellings on the site). The site is included within the Heritage Overlay (HO661 –
Cottage, Houston Street, Daylesford). 

As per the existing Daylesford Structure Plan (Clause 21.05), the site is within the Urban Growth 
Boundary, with no other strategic policy for future development on the site. 

Figure 5 Extract of Daylesford Structure Plan (Clause 21.05) – subject site starred
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The site forms part of Heritage Overlay 898 which relates to the Cornish Hill Mining Precinct, Daylesford.  
 
Analysis of the proposed development with regard to HO898 is provided within the Heritage Overlay 
assessment section of this report.  
 

 
Figure 6 Extract of Heritage Overlay -– subject site starred (note that the mapping shows all HO sites – not only HO898) 
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THE PROPOSAL 
 
The development proposes the construction of five (5) double-storey buildings, with the site proposed to 
accommodate a maximum of 10 persons at any one time (2 per building) under the group accommodation 
use.  
 
Convenient car parking is to be provided for guests in the form of one (1) car space per building. The on-
site parking is considered to be appropriate in the expert opinion of the project traffic engineer, and 
complies with the relevant requirements of Clause 52.06.  
 
A total of five (5) water tanks will be provided on site (in proximity to both the buildings and accessway/car 
spaces) as per the expert opinion of the project bushfire management consultant.  
 
The proposed siting and layout of the buildings have been formulated to respond to the opportunities and 
constraints of the site, and have been developed in accordance with the expert opinion of the numerous 
project consultants (bushfire, traffic, arboricultural, heritage and urban design).  
 
The proposal exhibits the following key characteristics:  
 

 Centrally positioned buildings on the site to ensure adequate separation of the proposed built 
form to boundaries  

 Curved accessway leading to individual car spaces that is setback from the eastern boundary to 
allow for low-level landscaping (within confines of what is allowable under the Bushfire 
Management Overlay)  

 Construction of contemporary and innovatively designed ‘Sky Barrel’ units of predominately 
corrugated iron materials 

 Galvanised steel frames proposed in a manner that emulates the old gold mining headframes in 
interpretation and to reference the Cornish Hill Mining precinct  

 
Figure 7 Proposed site plan (Sheet 2) 
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Figure 8 Proposed site plan (Sheet 3)  

 

 
Figure 9 Development Analysis table (Sheet 3)  

 
The low site coverage (7%), compact building design, central positioning in the site, and cuts into the 
land when viewed from the more sensitive eastern boundary results in a proposed that provides new built 
form that is subservient to the natural surrounds against the backdrop of the Cornish Hill to the west.   
 
These design aspects result in only limited (and clearly acceptable) visibility from the public realm 
(Houston Street), and it is considered that the design provides a negligible (and acceptable) visual impact 
to the streetscape and the wider precinct. 
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Figure 10 East elevation – max heights from NGL shown (Sheet 4) 

 
 

 
Figure 11 West elevation – max heights from NGL shown (Sheet 4) 

 
 
The built form is unashamedly contemporary, and whilst clearly identifiable as a later addition to the 
Heritage precinct, it draws from the existing heritage fabric within the area in its emulation of the old gold 
mining headframes.  
 
The proposal provides dark and muted colours to assist with the subservient presentation of the built 
forms within the natural landscaped setting (especially as the Cornish Hill rises to the west of the site).  
 

 
Figure 12 Proposed building elevations and materials (Sheet 6)   
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Figure 13 Proposed building elevations and materials (Sheet 6)   

 
Each building is proposed with two internal levels. The upper level will comprise an open plan living area 
and kitchen, and the lower level will include a bedroom and bathroom.  
 

 
Figure 14 Proposed floor plans (Sheet 5) 

 
The internal finishes and fittings will be of a high quality that is in keeping with the luxury standard of 
accommodation that is intended to be provided.  
 
The proposal will make a positive contribution to tourism accommodation options in Daylesford and the 
wider Hepburn area, without causing unreasonable amenity impacts for adjoining properties or 
unreasonably impacting on the valued heritage and landscape qualities of the area.  
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PLANNING PERMIT REQUIREMENT 
 
Pursuant to Clause 32.08-2, a Group Accommodation use (nested under the broader Accommodation 
use) is a Section 2 use. A planning permit is therefore required for the use under the General Residential 
Zone.   
 
Pursuant to Clause 32.08-9, a planning permit is required to construct a building or construct or carry out 
works for a use in Section 2. A planning permit is therefore required for the development of the land 
associated with a Group Accommodation use under the General Residential Zone.   
 
Pursuant to Clause 42.01-2, a planning permit is required to construct a building or construct or carry out 
works under the Environmental Significance Overlay. Schedule 1 and Schedule 2 to the ESO does not 
provide planning permit exemptions for buildings and works.  
 
Pursuant to Clause 43.01-1, a planning permit is required to construct a building or construct or carry out 
works under the Heritage Overlay.  
 
Pursuant to Clause 44.06-2, a planning permit is required for buildings and works associated with an 
Accommodation use.  
 
As assessed against the relevant provisions, a planning permit is required for:  

 
 
 

 
  

Use and Development of the land for Group Accommodation 
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RELEVANT PLANNING POLICIES 
 
In deciding an application, the Responsible Authority must consider the following planning policy frameworks and incorporated 
documentation as they are relevant within the Hepburn Planning Scheme:  
 
PLANNING POLICY FRAMEWORK 

Clause 11.01-1S  Settlement 
Clause 12.01-2S  Native vegetation management 
Clause 12.05-2R   Landscapes – Central Highlands 
Clause 13.02-1S   Bushfire planning 
Clause 13.07-1S   Land use compatibility 
Clause 14.02-1S   Catchment planning and management 
Clause 15.01-2S  Building design 
Clause 17.01-1S   Diversified economy 
Clause 17.01-1R   Diversified economy – Central Highlands 
Clause 17.02-1S   Business 
Clause 17.04-1S   Facilitating tourism 
 

MUNICIPAL STRATEGIC STATEMENT  
Clause 21.03   Vision and Strategic Framework  
Clause 21.05   Settlement and Housing 
Clause 21.07   Economic Development 
Clause 21.09   Environment and Heritage 

 
LOCAL PLANNING POLICIES  

 
Clause 22.01   Catchment and land protection 
Clause 22.02   Mineral Springs Protection  
Clause 22.08  Daylesford Neighborhood Character  
Clause 22.18   Daylesford Neighborhood Character Precinct 18  

 
ZONE 

Clause 32.08  General Residential Zone  
   Schedule 1 to the GRZ (GRZ1)  
 

OVERLAYS  
Clause 42.01  Environmental Significance Overlay  
   Schedule 1 to the ESO (ESO1)  
   Schedule 1 to the ESO (ESO1) 
Clause 43.01   Heritage Overlay  

Schedule 898 to the HO (HO898) 
Clause 44.06  Bushfire Management Overlay  

 
PARTICULAR PROVISIONS 

Clause 52.06  Car Parking   
Clause 52.12  Bushfire Protection: Exemptions  
Clause 53.02  Bushfire Planning  
Clause 53.18   Stormwater Management in Urban Development  
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ASSESSMENT  
 
PLANNING POLICY FRAMEWORK 
 
The proposal responds to the following key PPF objectives:  
 

 Ensure regions and their settlements are planned in accordance with their relevant regional 
growth plan (Clause 11.01-1S) 

 Minimise impacts from the removal, destruction or lopping of native vegetation that cannot be 
avoided (Clause 12.01-2S)  

 Provide clear urban boundaries and maintain distinctive breaks and open rural landscapes 
between settlements (Clause 12.05-2R)  

 Prioritising the protection of human life over all other policy considerations (Clause 13.02-1S) 
 Reducing the vulnerability of communities to bushfire through the consideration of bushfire risk 

in decision making at all stages of the planning process (Clause 13.02-1S) 
 Avoid or otherwise minimise adverse off-site impacts from commercial, industrial and other uses 

through land use separation, siting, building design and operational measures (Clause 13.07-
1S) 

 Ensure that water quality infrastructure is designed to minimise risk of harm to surface waters 
and groundwater (Clause 14.02-1S) 

 Ensure development responds and contributes to the strategic and cultural context of its location 
(Clause 15.01-2S) 

 Minimise the detrimental impact of development on neighbouring properties, the public realm 
and the natural environment (Clause 15.01-2S) 

 Ensure development is designed to protect and enhance valued landmarks, views and vistas 
(Clause 15.01-2S) 

 Facilitate growth in a range of employment sectors, including health, education, retail, tourism, 
knowledge industries and professional and technical services based on the emerging and 
existing strengths of each region (Clause 17.01-1S)  

 Support greater economic self-sufficiency for the region (Clause 17.01-1R)  
 Ensure commercial facilities are aggregated and provide net community benefit in relation to their 

viability, accessibility and efficient use of infrastructure (Clause 17.02-1S) 
 Encourage the development of a range of well-designed and sited tourist facilities, including 

integrated resorts, accommodation, host farm, bed and breakfast and retail opportunities (Clause 
17.04-1S)  

 Promote tourism facilities that preserve, are compatible with and build on the assets and qualities 
of surrounding activities and attractions (Clause 17.04-1S) 

 Create innovative tourism experiences (Clause 17.04-1S) 
 Encourage investment that meets demand and supports growth in tourism (Clause 17.04-1S) 

 
The Planning Policy Framework and the Central Highlands Regional Growth Plan seeks to strengthen 
and diversify the region’s economy through supporting the development of tourism in the region. Policy 
specifically seeks to encourage tourism development to maximise the economic, social and cultural 
benefits of developing the state as a competitive domestic and international tourist destination.  
 
It is considered that the proposal is aligned with this overarching policy via the use of a high-quality and 
locally appropriate group accommodation use that will provide a net community benefit to Daylesford, the 
Central Highlands region and the state of Victoria.   
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MUNICIPAL STRATEGIC STATEMENT   
 
Clause 21.03 (Vision and Strategic Framework) contains key policy that provide Hepburn’s vision for 
future land use planning and development.   
 
Clause 21.03-1 outlines policy relating to the Hepburn Shire Corporate Plan 1999-2002, whereby the 
unique social, cultural, environmental and heritage characteristics of the Shire are to be maintained and 
enhanced. Advantages for the community from tourism are sought to be maximised.  
 
Clause 21.03-2 provides a key objective of building a community based on the strength and character of 
the individual and valued lifestyle aspects of the towns, small communities, and rural areas of the Shire. 
 
Importantly, it is policy to support local tourism-recreation opportunities that add to the local economic 
base and ensure long term sustainability of natural resources. 
 
The formulation of a group accommodation use in this part of Daylesford is clearly supported by Council’s 
vision at Clause 21.03, and it is considered that the proposal protects, manages and enhances the rural 
and urban environment and amenity of the area.  
 
Clause 21.05 (Settlement and Housing) relates to the ways in which growth will be managed in the 
municipality in the next 5 – 10 years. 
 
The objectives of relevance to the proposal are as follows:  
 

 Objective 1: To achieve a sustainable urban form for towns by containing most future 
development within the urban growth boundaries shown on service town Structure Plans  

 Objective 3: To protect and enhance the heritage, landscape and townscape character of towns 
 Objective 5: Protect and promote local biodiversity 

 
The proposal responds to the above as follows:  
 

 The proposal provides development within the urban growth boundary as shown on the 
Daylesford Structure Plan (objective 1)  

 The built form is appropriately sited adjacent to ensure that there are no adverse impacts on the 
visual amenity of the rural hinterland (objective 1) 

 The proposal will not interfere with the habitat, landscape and visual amenity values of adjacent 
forests (objective 1)  

 The built form is sited to protect and enhance significant views, prominent hilltops, ridges lines, 
vistas and landmarks (Cornish Hill and Daylesford Lake) that contribute to the townscape 
character of towns (objective 3) – see Hansen Partnership Urban Design assessment for further 
details  

 The built form is in keeping with the heritage, landscape and neighbourhood character of towns, 
having particular regard to building height, setback, bulk, form and mass and existing vegetation 
(objective 3) – see Trethowan Architecture Heritage assessment for further details 
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 The proposal protects and is located proximate areas of local biodiversity, which will promote the 
Shire’s natural resources and beauty (objective 5)  

 
The proposal is appropriate with respect to the policy outlined under Clause 21.05.  
 
Clause 21.07 (Economic Development) outlines that tourism and urban-based service industries are 
significant contributors to the local economy and will continue to provide important local employment 
opportunities. A key issue for the Shire is the understanding of the requirements of the tourism industry, 
and the potential for land use conflict in rural and urban areas. 
 
The objectives of relevance to the proposal are as follows: 
 

 To improve local prosperity and quality of local environments within the Shire as identified in the 
MSS and other strategic reports (objective 3)  

 Encourage a greater diversity of economic activity in towns (objective 4)  
 
The proposal responds to the above as follows:  
 

 The proposal is an exemplary example of a high-quality and locally appropriate commercial and 
tourism development (objective 3)  

 The siting and development of the built form is a sustainable response to the site that 
complements the significant rural landscape (objective 3) 

 The proposal is a high-quality development in a residential area where local off-site amenity 
impacts have been adequately addressed (objective 3) 

 The proposal will result in the establishment of value-added industry and business in Daylesford 
based on the important agriculture, heritage and lifestyle qualities of the town (objective 4)  

 
The proposal is appropriate with respect to the policy outlined under Clause 21.07.  
 
Clause 21.09 (Environment and Heritage) provides various objectives for long term management of 
areas of environmental and heritage significance. 
 
The objectives of relevance to the proposal are as follows: 
 

 To protect the cultural heritage of Hepburn, while promoting appropriate development 
opportunities for areas and sites of cultural heritage significance and neighbourhoods of strong 
residential character (objective 1)  

 To protect surface and groundwater quality at a local and region level (objective 2)  
 To manage development where significant landscapes and landscape features could be 

adversely affected (objective 4)  
 To manage development where bushfire behaviour is likely to pose a threat to life and property 

(objective 5)  
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 To encourage water and energy efficiency in all development, including subdivision, construction 
of buildings and infrastructure (objective 6)  

 
The proposal responds to the above as follows:  
 

 The proposed built form is sympathetic to the heritage character of the area and does not detract 
from the significance and character of heritage places (objective 1) – see Trethowan Architecture 
Heritage assessment for further details 

 The proposal will ensure that surface and groundwater quality will not be impacted (objective 2)  
 The siting of the buildings has regard for the landscape value and neighbourhood character 

values of the area having regard to ridgelines, hilltops and other significant landscape features 
(objective 4) – see Hansen Partnership Urban Design assessment for further details  

 The proposal does not result in the loss of any significant trees (objective 4) – see Treecology 
arboricultural assessment for further details  

 The proposal details the fire protection outcomes and guidelines that will assist in the protection 
of life, property and the environment from the threat of bushfire (objective 5) – see Terramatrix 
bushfire management assessment for further details 

 The proposal provides individual water tanks per building, and drainage infiltration, water re use 
and water wise local native plantings can be provided by way of conditions (objective 6)  

 
The proposal is appropriate with respect to the policy outlined under Clause 21.09.  
 
LOCAL PLANNING POLICY FRAMEWORK 
 
Clause 22.01 (Catchment and Land Protection) applies to all land in the Hepburn Planning Scheme 
and provides the following objectives as relevant to the proposal:  
 

 To ensure the sustainable use of natural resources including soil and water in water catchment 
areas 

 To ensure that the use and development of land and water is undertaken with consideration of 
impacts on long term resource quality and quantity 

 To promote consistency with regional catchment strategies and other regional land and water 
management plans 

 To manage the accumulative effect of unsewered development in water supply catchments. 
 
The topographical conditions on the site allow for development that will not result in unreasonable amenity 
impacts toward nearby reserves and public open space areas.  
 
The proposal effectively responds to the requirements of this clause with the capability of providing water 
sensitive urban design elements and drainage infrastructure protected from sedimentation and 
contamination. The built form is compact (site coverage of 7% of the site) and does not significantly 
increase the use intensity on the site.  
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Clause 22.02 (Mineral Springs Protection) applies to all ESO2 in the Hepburn Planning Scheme and 
provides the following objectives as relevant to the proposal:  
 

 To ensure that new development does not compromise the integrity of the aquifer 
 To ensure that all use and development is compatible with the underlying character of 

surrounding built areas 
 To ensure that all use and development is compatible with the characteristics and integrity of 

individual mineral springs 
 
The proposal will incorporate measures to protect and enhance the quality of natural resources in the 
area, and it is considered that the compact built form (site coverage of 7% of the site) will allow for a 
suitable on-site effluent disposal system (or similar) to be provided.  
 
Clause 22.08 (Daylesford Neighbourhood Character) applies to all land within the Daylesford 
Neighbourhood Character Study 
 
The objectives of Clause 22.08-2 seek to: 
 

 To maintain and enhance the character and amenity of residential areas in Daylesford. 
 To increase the retention and use of local native plants and, in appropriate locations, exotic plants 

to reinforce the preferred character of residential areas in Daylesford. 
 To discourage the use of plants which are invasive environmental weeds. 
 To promote the integration of new development into the topography and landform of its 

neighbourhood character area. 
 To ensure that the siting and site coverage of new development and alterations to existing 

development reinforces the preferred character of residential areas in Daylesford. 
 To ensure that the provision for vehicle access and storage does not compromise the character 

and amenity of residential areas in Daylesford. 
 To ensure that all new development reflects the height, scale, building form, appearance and 

underlying character of surrounding residential areas. 
 To protect and enhance vistas, views and landmarks and, where possible and appropriate, to 

create new vistas, views and landmarks within the residential areas of Daylesford. 
 To promote the use of building materials which contribute to the preferred residential character 

of residential areas in Daylesford. 
To ensure that streetscapes and private gardens strengthen the visual and physical connections 
between private built development, the public realm and their underlying neighbourhood 
landscape character. 

 To encourage the use of appropriate fence types and heights compatible with the character and 
amenity of residential areas in Daylesford. 

 
The subject site is identified within Precinct 18, pursuant to the Daylesford Neighbourhood Character 
Study 2002. and Clause 22.18.  
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Figure 15 Extract of Daylesford Neighbourhood Character Study map - subject site starred

Clause 22.18 provides the following preferred neighbourhood character statement:

The open feel to the area will be retained and the cohesiveness of the area with the remainder of the 
town will be enhanced by: 

Ensuring buildings are sited to respect the wider landscape setting. 
Encouraging the use of timber, and other non-masonry materials where possible. 
Encouraging the planting of street trees. 
Retaining the informal street treatment.

The proposal responds to the preferred neighbourhood character statement as well as the policy 
objectives of the cause as follows: 

The site coverage is only 7% which will allow for the built form to be interspersed into a garden 
setting 
The built form is appropriately spaced from boundaries (and internally) 
The built form is sited to be cut into the site to reduce the prominence of views from important 
landmarks such as the Daylesford Lake (as per Hansen Partnership Urban Design assessment)  
The built form is to be finished in a material/colour palette that is innovative, sustainable and 
appropriate when considered the surrounding built form and landscape character 

It is considered that the proposal provides a contemporary and innovative response to Precinct 18. 
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ZONE 
 
Clause 32.08 General Residential Zone (GRZ1 – Schedule 1)  
 

 
Figure 16 Zone Map (GRZ1) 

 
The purpose of Clause 32.08 provides:   
 

 To implement the Municipal Planning Strategy and the Planning Policy Framework. 
 To encourage development that respects the neighbourhood character of the area. 
 To encourage a diversity of housing types and housing growth particularly in locations offering 

good access to services and transport. 
 To allow educational, recreational, religious, community and a limited range of other non-

residential uses to serve local community needs in appropriate locations. 
 
Pursuant to Clause 32.08-2, a Group Accommodation use (nested under the broader Accommodation 
use) is a Section 2 use. A planning permit is therefore required for the use under the General Residential 
Zone.   

 
Pursuant to Clause 32.08-9, a planning permit is required to construct a building or construct or carry out 
works for a use in Section 2. A planning permit is therefore required for the development of the land 
associated with a Group Accommodation use under the General Residential Zone.   
 
The mandatory garden area and height requirements of the zone (Clause 32.08-4 and Clause 32.08-10) 
do not apply for a Group Accommodation use.  
 
The proposal demonstrates a high level of compliance with the purposes and decision guidelines of 
Clause 32.08 on the following basis:  
 

 The proposal respects the neighbourhood character of the area and is compatible with the 
adjoining use land uses  

 The proposal allows for a non-residential use that will serve community needs in an appropriate 
location 
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 The design, height, setback and appearance of the proposed buildings are appropriate with 
respect to the adjoining neighbourhood, landscape and heritage character of the area (as per 
heritage and visual design assessment)  

 There is ample space for new landscaping to be provided through the site 
 All traffic, parking and transport matters have been assessed as appropriate (as per traffic and 

bushfire management assessment) 
 
In the context of the proposal’s compliance with state and local policy that encourages innovative uses 
that will stimulate the local and broader tourist economy, there can be no doubt that a Group 
Accommodation use on land within the GRZ (and within the Urban Growth Boundary of Daylesford) is 
appropriate.  
 
With the architecturally designed and sensitively sited built form, the proposal will ensure that there are 
no detrimental amenity impacts toward any areas of the public or private realm, and it is our view that the 
application will reinvigorate a barren site that is earmarked for development (as per its designation within 
the GRZ).  
 
The proposal is an appropriate response to the General Residential Zone.  
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OVERLAYS 
 
Clause 42.01 Environmental Significance Overlay (ESO1 – Schedule 1) 
 

 
Figure 17 Overlay Map (ESO1) 

 
The purpose of the ESO1 (Proclaimed Catchment Management) provides: 
 

 To protect the quality of domestic water supplies within the Shire and the broader region. 
 To maintain and where practicable enhance the quality and quantity of water within 

watercourses. 
 To prevent increased runoff or concentration of surface water leading to erosion or siltation of 

watercourses. 
 To prevent erosion of banks, streambeds adjoining land and siltation of watercourses, drains and 

other features. 
 To prevent pollution and increased turbidity and nutrient levels of water in natural watercourses, 

water bodies and storages. 
 
As per Clause 3.0 of the ESO1, it is mandatory that all on-site wastewater must be treated and disposed 
of in accordance with the relevant EPA Code of Practice – On Site Wastewater Management.  
 
As per Clause 4.0 of the ESO1, a planning permit is required given that the site is not presently connected 
to reticulated sewerage.  
 
As the site is not presently connected to reticulated sewerage, a Land Capability Assessment (or similar) 
will be provided to Council through the process in anticipation of the referral to the water authority, which 
will ensure that there are no detrimental impacts to the environment as a result of the proposed 
development.  
 
As per Clause 4.0 of the ESO1, a planning permit is not required for the removal of any vegetation from 
the site as the total area of the site is under 1 hectare and is not within 30 m of a waterway.  
 
The proposal is an appropriate response to the Environmental Significance Overlay Schedule 1 
(Proclaimed Catchment Management).  
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Clause 42.01 Environmental Significance Overlay (Schedule 2) 
 

 
Figure 18 Overlay Map (ESO2) 

 
The purpose of the ESO2 (Mineral Springs and Groundwater Protection) provides: 
 

 To protect the mineral springs, their aquifers and their environs from the impacts of effluent and 
drainage. 

 To protect water bores that provide town water supply. 
 

A planning permit is required given that the exemption criteria under Clause 3.0 of the ESO2 is not 
satisfied by the proposal.  
 
As per the ESO1, a Land Capability Assessment will be provided to Council through the process in 
anticipation of the referral to the water authority. 
 
As the site is not presently connected to reticulated sewerage, a Land Capability Assessment (or similar) 
will be provided to Council through the process in anticipation of the referral to the water authority, which 
will ensure that the springs, their aquifers and their environs are protected from the impacts of waste 
disposal and drainage.  
 
Whilst there are no exemptions that would preclude the proposal from requiring a planning permit to 
remove vegetation under the parent ESO clause, it is noted that the removal of vegetation from the site 
is of little consequence when considering the purpose of the ESO2, and the site’s location within the 
Bushfire Management Overlay allows for reasonable exemptions to create defendable space under 
Clause 52.12-5 (discussed within planning report at Particular Provisions Assessment section).  
 
The proposal is an appropriate response to the Environmental Significance Overlay Schedule 2 (Mineral 
Springs and Groundwater Protection).  
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Clause 43.01 Heritage Overlay (HO898 – Cornish Hill Mining Precinct)  
 

 
Figure 19 Overlay Map (HO898) 

 
The purpose of Clause 43.01 provides:   
 

 To implement the Municipal Planning Strategy and the Planning Policy Framework. 
 To conserve and enhance heritage places of natural or cultural significance. 
 To conserve and enhance those elements which contribute to the significance of heritage places. 
 To ensure that development does not adversely affect the significance of heritage places. 
 To conserve specified heritage places by allowing a use that would otherwise be prohibited if this 

will demonstrably assist with the conservation of the significance of the heritage place. 
 
Pursuant to Clause 43.01-1 (Heritage Overlay), a permit is required to construct a building or construct 
or carry out works.  
 
Whilst there are no exemptions that would preclude the proposal from requiring a planning permit to 
remove vegetation under the parent HO clause (and the HO898 includes tree removal controls), the site’s 
location within the Bushfire Management Overlay provides it reasonable exemptions to create defendable 
space under Clause 52.12-5 (discussed at Particular Provisions Assessment section).  
 
The Heritage Overlay (Schedule 898) relates to the Cornish Hill Mining Precinct, with the following 
statement of significance.  

 
Figure 20 HO898 Statement of Significance – LCC Melbourne District Review (1985) Shire of Daylesford and Glenlyon Parish of Wombat 
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As per the above, the Cornish Hill Mining Precinct is of heritage significance due to the historic mining 
uses within the area and the landscape setting that this operated in, rather than a specific type of housing 
or other built form characteristic.  
 
Importantly, as per the assessment of the expert Heritage Advisor, the subject site has not been identified 
or was subject to any major mining activities, and no significant heritage items have been located within 
the subject site. As such, it is the view of the Heritage Advisor that the subject site makes little contribution 
to the ascribed cultural heritage significance to the Cornish Hill Mining Precinct1.  
 
The proposed development fulfils the purpose of the HO and meets State and Local Planning Policy 
Frameworks (including the Municipal Strategic Statement).  
 
The proposal responds to the purpose of Clause 43.01 as follows: 
 

 The proposal does not have a detrimental impact on the elements which contribute to the 
significance of heritage place  

 The built form conserves and enhances the important elements of the heritage place in its 
emulation of the old gold mining headframes 

 The proposal appropriately responds to the elements of the important landscape aspects of the 
heritage area  

 The proposal responds to the applicable statement of significance  
 
The proposal responds to the decision guidelines of Clause 43.01 as follows:  
 

 The site is devoid of built form or significant vegetation – there is nothing to preserve on the site  
 The built form and landscape response draws from the informal nature (lack of lot uniformity, dirt 

roads, overgrown vegetation)  
 The proposed form and appearance of built form will not adversely affect the heritage significance 

of the area  
 The built form is innovative and unashamedly contemporary, which will clearly be viewed as a 

later addition to the heritage precinct 
 Although not a requirement under the Heritage Overlay, the proposal performs well when 

assessed against the requirements of Clause 55, which demonstrates that all off-site amenity 
impacts have been considered and appropriately managed 

 No subdivision is proposed 
 No signs are proposed to be displayed 

 
We rely on the expert opinion of Trethowan Architecture with regard to all heritage considerations, and 
support their view that the proposal is an acceptable response to the Heritage Overlay. 
 

 
1 Heritage Report, Section 4 (Analysis of significance), Trethowan Architecture  
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Clause 44.06 Bushfire Management Overlay 
 

 
Figure 21 Overlay Map (BMO) 

 
The purpose of Clause 44.06 provides:   
 

 To implement the Municipal Planning Strategy and the Planning Policy Framework. 
 To ensure that the development of land prioritises the protection of human life and strengthens 

community resilience to bushfire. 
 To identify areas where the bushfire hazard warrants bushfire protection measures to be 

implemented. 
 To ensure development is only permitted where the risk to life and property from bushfire can be 

reduced to an acceptable level. 
 

Pursuant to Clause 44.06-2, a permit is required to construct a building or carry out works associated 
with accommodation.  
 
Clause 44.06-3, Clause 44.06-4 and Clause 44.06-5 contains the mandatory application requirements 
and conditions that must be imposed on a planning permit under the overlay.  
 
This application is accompanied by a Bushfire Hazard Site Assessment & Bushfire Management 
Statement (Terramatrix). The proposed development has been formulated in conjunction with the findings 
and recommendations of this report, in order to meet the requirements of the overlay and ensure best 
practice bushfire management on site.  
 
The proposed development responds to the requirements of Clause 44.06 with the creation of a cohesive 
plan for bushfire management on site, and it is considered that the objective of Clause 13.02-1S Bushfire 
Planning (to strengthen the resilience of settlements and communities to bushfire through risk-based 
planning that prioritises the protection of human life) has been met by the proposal.  
 
We rely on the expert opinion of Terramatrix with regard to all bushfire management considerations, and 
support their view that the proposal is an acceptable response to the Bushfire Management Overlay. 
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PARTICULAR PROVISIONS 
 
Clause 52.06 Car Parking  
  
Pursuant to Clause 52.06-5 and Clause 52.06-6, a Group Accommodation use is not a defined use with 
a specific carparking rate, and therefore car parking for any new use on the land must be provided to the 
satisfaction of the responsible authority.  
 
When considering the group accommodation use and proposed operation of the site (accommodation of 
a maximum of 10 persons at any one time – 2 per building), it is considered that an appropriate number 
of car spaces (5 spaces – 1 per unit) is provided on the site.   
 
It is also considered that the parking and access arrangements meet the design standards provided under 
Clause 52.06-9 (and even exceeded given the mandatory requirements of the Bushfire Management 
Overlay), with the accessway and car spaces designed to comply with the relevant tests to ensure that 
vehicles can safely enter, exit and manoeuvre the site.  
 
We rely on the expert opinion of One Mile Grid with regard to all traffic and car parking considerations, 
and support their view that the proposal is an acceptable response to Clause 52.06 of the Hepburn 
Planning Scheme.  
 
Clause 52.12 Bushfire Protection: Exemptions  
 
Pursuant to Clause 52.12-5, the planning permit requirements for tree removal do not apply to the 
removal, destruction or lopping of vegetation to enable the construction of a dwelling to create its 
defendable space.  
 
Whilst the proposal seeks permission for group accommodation, it is considered that the underlying 
objective of facilitating the removal of vegetation in specified circumstances to support the protection of 
human life and property from bushfire can apply to this use, and it is therefore considered appropriate 
that the exemption criteria under Clause 52.12 is applied to the application.  
 
As per the expert opinion of Terramatrix, all trees that are proximate to the proposed built form as 
considered as appropriate for removal in order to prioritise the safety of human life on the site.  
 
It is also noted that the majority of trees set for removal are weed species that do not contribute to the 
landscape character of the area, and it is considered that replacement planting with suitable species can 
take place (within confines of what is allowable under the BMO) to result in an improved landscaping 
outcome on the site.  
 
Clause 53.02 Bushfire Planning  
 
We rely on the expert opinion of Terramatrix in relation to the proposal’s compliance with Clause 53.02.  
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Clause 53.18 Stormwater Management in Urban Development 
 
The objective of Clause 53.18 is to ensure that stormwater in urban development, including retention and 
reuse, is managed to mitigate the impacts of stormwater on the environment, property and public safety, 
and to provide cooling, local habitat and amenity benefits. 
 
Pursuant to Clause 53.18-5, the stormwater management objectives for buildings and works are: 
 

 To encourage stormwater management that maximises the retention and reuse of stormwater.  
 To encourage development that reduces the impact of stormwater on the drainage system and 

filters sediment and waste from stormwater prior to discharge from the site.  
 To encourage stormwater management that contributes to cooling, local habitat improvements 

and provision of attractive and enjoyable spaces.  
 To ensure that industrial and commercial chemical pollutants and other toxicants do not enter 

the stormwater system. 
 
Pursuant to Clause 53.18-6, the objectives for site management are: 
 

 To protect drainage infrastructure and receiving waters from sedimentation and contamination. 
 To protect the site and surrounding area from environmental degradation prior to and during 

construction of subdivision works. 
 
The proposal effectively responds to the requirements of this clause with its usage of water sensitive 
urban design elements (including individual water tanks per dwelling).  
 
A STORM report can be provided to Council through the process (should this be deemed necessary) to 
demonstrate sufficient implementation of stormwater treatments on site.  
 
PLANNING SCHEME AMENDMENT C80hepb 
 
Planning Scheme Amendment c80hepb prepared by Hepburn Shire Council proposes to: 
 

 Translate the LPPF to PPF format 
 Implement the Hepburn Planning Scheme Review (February 2020) which includes amendments 

to zoning schedules and application of the Neighbourhood Residential Zone (NRZ) to all existing 
General Residential Zone (GRZ) land within the townships 

 Implement the recent reforms to the Victorian Planning Provisions (VPP) and the Ministerial 
Direction on the Form and Content of Planning Schemes into the Hepburn Shire Planning 
Scheme 

 
As relevant to the subject site, Amendment c80hepb proposes to rezone the subject site to 
Neighbourhood Residential Zone – Schedule 4 (NRZ1) Daylesford Neighbourhood Residential Areas.  
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Figure 22 Extract of exhibited c80hepb zoning map – subject site starred 

 
The amendment proceeded to an independent Panel Hearing from 23-27 November 2020.  
 
The Panel Report (dated 17 February 2021) made the following recommendation pursuant to 
Recommendation 8: 
 

8. Abandon the proposal to rezone land in Clunes, Daylesford, Hepburn Springs and 
Trentham to the Neighbourhood Residential Zone until a settlement strategy for the Shire 
has been completed.  

 
The Panel formed the above view on the following basis, as summarised: 
 

Council has drawn on previous studies and structure planning exercises to inform the 
Amendment. Unfortunately, some of these studies are outdated and were not prepared in 
the context of current State planning policy… 
 
The Panel accepts the principles behind a policy neutral review, but sees a danger that outdated 
policy might be seen as having been ‘refreshed’ because it has been part of a recent 
Amendment… 
 
Where zoning changes are proposed, many of these changes are based on structure planning 
work completed in 2006. The Panel considers that much of this work is out of date and 
prepared at a time when policy priorities were different from the current State policy. 
Consequently, the Panel does not support rezoning of land to the Neighbourhood 
Residential Zone as part of the Amendment.  
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Some of the rezoning proposals appear to pre-empt critical strategic work and may limit the 
Council’s ability to deliver its stated policy objectives.  
 
The Panel considers that it is critical that future strategic work is conducted in a timely manner 
and is appropriately resourced by Council... 
 
The Panel considers it would be premature to rezone existing townships to NRZ on the basis of 
structure planning work conducted in 2006. This work predated the existing residential zones, 
policy changes in relation to bushfire and peri-urban planning issues. It is not considered current. 
Furthermore, it would not be appropriate for Council to cherry pick some parts of the 
previous strategic work (for example, to justify the NRZ) while ignoring other parts of the 
same work (for example, to justify more intense zones in commercial areas).  

 
Further to the Council Meeting on Monday 29 March 2021, it is understood Council resolved to proceed 
with the amendment without adopting the Panel’s above recommendation to abandon the proposed 
rezoning of the townships into the NRZ.  
 
The proposal must be assessed against the Planning Scheme and policies as it currently exists. While 
the Planning Scheme Amendment has been through an independent review, it is noted Council resolved 
to not adopt the Panel’s recommendations in respect to the NRZ rezoning. The proposed rezoning cannot 
be considered as ‘seriously entertained’ and it would be inappropriate for Council to assess this proposal 
against the NRZ provisions unless and until a decision has been made on the amendment by the Planning 
Minister.  
 
Notwithstanding the above, it is noted that the development as currently proposed complies with the 
relevant zone requirements (noting that maximum building height and garden area do not apply for a 
group accommodation use) under the proposed NRZ, should the amendment ultimately be gazetted into 
the Planning Scheme in its current form.  
 
GENERAL PROVISIONS  

 
Clause 65 Decision Guidelines 
 
The proposal complies with the decision guidelines of Clause 65 as follows: 
 

 The State Planning Policy Framework and Local Planning Policy Framework, including MSS and 
local policies have been complied with. 

 The Zone, Overlay, or provision objectives have been complied with and matters required to be 
considered have been appropriately addressed. 

 There will be no unreasonable impact upon the amenity of the area. 
 There will be no land degradation or impacts upon salinity or reduced water quality. 
 There will be no impact on the stormwater within and exiting the site. 
 There will be no loss of significant vegetation and landscaping can be undertaken. 
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CONCLUSION 
 
In the overall analysis, the proposed use and development of the site is worthy of support for the following 
reasons: 
 

 The proposed use and the development of land is in accordance with the General Residential 
Zone and the Daylesford Structure Plan  

 The Group Accommodation use will provide a significant benefit to the community through the 
provision of short-stay tourism accommodation which will provide various economic benefits to 
Daylesford and the wider region  

 There are no adverse impacts to the natural environmental as a result of the use or development 
of the site  

 Human safety is prioritised above all other considerations as per the requirements of the Bushfire 
Management Overlay   

 The proposal will not result in unreasonable off-site amenity impacts – including the siting of the 
built form, car parking arrangements, traffic management, and general operational 
considerations 

 All relevant provisions and design requirements have been considered and met, and the proposal 
satisfies Local and State policy outcomes 

 
We believe the proposal is reflective of the objectives and strategic directions outlined within the Hepburn 
Planning Scheme and subsequently recommend the Council support and approve the planning permit 
application. 
 
Should you have any queries, please contact me on 9334 2060 or at as@townplanners.com.au.  
 
Yours Faithfully, 

 
Anthony Scarpaci BUrb&RegPlan (Hons), MPIA, MVPELA 
Associate  
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1 INTRODUCTION

onemilegrid has been requested by Clement-Stone Town Planners to undertake a Transport Impact 
Assessment of the proposed group accommodation dwellings at Lot CA8 SEC9 Camp Street, 
Daylesford.  

As part of this assessment the subject site has been inspected with due consideration of the 
development proposal, traffic and parking data has been sourced and relevant background 
reports have been reviewed.

2 EXISTING CONDITIONS

2.1 Site Location

The subject site is located on the south side of Houston Street and is addressed as Lot CA8 SEC9 
Camp Street, Daylesford.  The site is irregularly shaped and has an abuttal to Houston Street in the 
north and the reservation for Camp Street to the east.  Access is currently available via Houston 
Street toward the north western corner of the site.

Figure 1 Site Location

Copyright Google Maps

The site is currently vacant, and only contains odd trees and an easement passing in close 
proximity to the southern boundary.

Land use in the immediate vicinity of the site is generally mixed in nature and includes residential 
uses to the west of the site, and public reserve uses to the east.

An aerial view of the subject site is provided in Figure 2.

Subject Site

Camp Street
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Figure 2 Site Context (14 December 2020)

Copyright Nearmap

Subject Site
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2.2 Planning Zones and Overlays

It is shown in Figure 3 that the site is located within a General Residential Zone (GRZ), for which the 
permitted uses are listed in Clause 32.08 of the Hepburn Planning Scheme.

The site is subject to the following Overlays:

Environmental Significance Overlay – Schedule 1 (ESO1);
Heritage Overlay – Schedule (HO898); and
Bushfire Management Overlay (BMO).

Figure 3 Planning Scheme Zones

2.3 Road Network

Houston Street is a local road generally aligned east-west, running between Ballan-Daylesford Road
in the west, and East Street in the east although does not provide for a direct connection with 
Cornish Hill and associated public space separating the two sections of Houston Street.  The site is 
located on the western side of Houston Street which can only be accessed via Ballan-Daylesford 
Road.  Houston Street operates with a gravel pavement that facilitates two-movements.

Subject Site
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3 DEVELOPMENT PROPOSAL 

3.1 General 

It is proposed to develop the subject site for the purposes of a group accommodation 
development comprising of 5 ‘skybarrel’ accommodation units, as shown in Figure 1Figure 4. 

All skybarrels are proposed as one-bedroom units, containing two floors, and an access stairway 
providing access up into each building from the ground level.  Each unit is supplied one car 
parking space, provided at the bottom of the access stairways.   

Access to the site is proposed from the existing point in the southwest corner of the site which will 
lead to a gravel driveway that runs along the western boundary of the site.  Each unit has a 
separate driveway which ‘shoots’ off the main driveway to the unit.  Due to the slope of the site, 
the driveway and ‘offshoot’ drives are all graded to reach the required levels. 

Each unit includes an external rainwater tank which has been designed in line with the CFA 
requirements should it be required in an emergency situation.  The water tank outlets are to be 
within 4 metres of the accessway. 

Figure 4 Proposed Site Plan 
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4 DESIGN ASSESSMENT 

4.1 Hepburn Planning Scheme – Clause 52.06 

onemilegrid has undertaken an assessment of the car parking layout and access for the proposed 
development with due consideration of the Design Standards detailed within Clause 52.06-9 of the 
Planning Scheme.  A review of those relevant Design Standards is provided in the following section. 

 

4.1.1 Design Standard 1 – Accessways 

A summary of the assessment for Design Standard 1 is provided in Table 1. 

Table 1 Clause 52.06-9 Design Assessment – Design Standard 1 
Requirement Comments  

Be at least 3 metres wide Satisfied 
Have an internal radius of at least 4 metres at changes of 
direction or intersection or be at least 4.2 metres wide 

N/a – no change in direction 
along accessway 

Allow vehicles parked in the last space of a dead-end 
accessway in public car parks to exit in a forward direction 
with one manoeuvre 

N/a – private car park, however 
satisfied 

Provide at least 2.1 metres headroom beneath overhead 
obstructions, calculated for a vehicle with a wheel base of 
2.8 metres 

Satisfied – a minimum height 
clearance of 2.2 metres is 
achieved 

If the accessway serves four or more car spaces or connects 
to a road in a Road Zone, the accessway must be designed 
so that cars can exit the site in a forward direction 

Satisfied 

Provide a passing area at the entrance at least 6.1 metres 
wide and 7 metres long if the accessway serves ten or more 
car parking spaces and is either more than 50 metres long or 
connects to a road in a Road Zone 

N/a – does not connect to a road 
zone & does not serve more than 
ten spaces 

Have a corner splay or area at least 50 per cent clear of 
visual obstructions extending at least 2 metres along the 
frontage road from the edge of an exit lane and 2.5 metres 
along the exit lane from the frontage, to provide a clear 
view of pedestrians on the footpath of the frontage road.  
The area clear of visual obstructions may include an 
adjacent entry or exit lane where more than one lane is 
provided, or adjacent landscaped areas, provided the 
landscaping in those areas is less than 900mm in height. 

N/a as there is no footpath on the 
frontage road, however the 
element is satisfied.  

If an accessway to four or more car parking spaces is from 
land in a Road Zone, the access to the car spaces must be 
at least 6 metres from the road carriageway. 

N/a – does not connect to a road 
zone 
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4.1.2 Design Standard 2 – Car Parking Spaces 

All car spaces on-site are proposed with a width of 3.0 metres, length of 4.9 metres and are 
accessed from aisles of no less than 6.4 metres.  In this regard, the proposed car spaces have been 
designed in accordance with the Planning Scheme. 

4.1.3 Design Standard 3 – Gradients  

A summary of the assessment for Design standard 3 is provided in Table 2. 

Table 2 Clause 52.06-9 Design Assessment – Design Standard 3 
Requirement Comments 

Accessway grades must not be steeper than 1:10 (10 per cent) 
within 5 metres of the frontage to ensure safety for pedestrians 
and vehicles.  The design must have regard to the wheelbase 
of the vehicle being designed for; pedestrian and vehicular 
traffic volumes; the nature of the car park; and the slope and 
configuration of the vehicle crossover at the site frontage.  This 
does not apply to accessways serving three dwellings or less. 

Satisfied – A maximum 
grade of 1:10 is proposed for 
the first 5 metres from the 
property boundary 
 

Ramps (except within 5 metres of the frontage) must have the 
maximum grades as outlined in Table 3 (of Design standard 3) 
and be designed for vehicles travelling in a forward direction. 

Satisfied – a maximum 
grade of 1:5 (20%) is 
proposed 

Where the difference in grade between two sections of ramp 
or floor is greater that 1:8 (12.5 per cent) for a summit grade 
change, or greater than 1:6.7 (15 per cent) for a sag grade 
change, the ramp must include a transition section of at least 2 
metres to prevent vehicles scraping or bottoming. 

Not Satisfied – grade 
changes in excess of this 
requirement exist across the 
site.  It is recommended that 
as a condition of permit, all 
grades are designed to 
satisfy this requirement or to 
the satisfaction of Council. 

As noted above, the majority of these items are satisfied with the exception of some of the grades 
up to dwellings.  It is recommended that transitions are provided between the 1:5 grades to ensure 
that vehicles do not bottom out and furthermore are parked on a suitable grade. 

 

4.2 Emergency Vehicle Access 

The site is subject to a Bushfire Management Overlay (BMO), which requires appropriate bushfire 
protection measures be implemented for new developments, including the vehicle access design 
and construction requirements for the Country Fire Authority (CFA) detailed within Table 5 of Clause 
53.02.  

Noting that the accessway to the water tanks is between 30 and 100 metres length, the following 
design requirements apply: 

 Curves must have a minimum inner radius of 10 metres. 
 The average grade must be no more than 1 in 7 (14.4%) with a maximum grade of no more 

than 1 in 5 (20%) for no more than 50 metres. 
 Dips must have no more than a 1 in 8 (12.5 per cent) entry and exit angle. 
 A load limit of at least 15 tonnes. 
 All-weather construction. 
 A minimum trafficable width of 3.5 metres. 
 Be clear of encroachments for at least 0.5 metres on each side and at least 4 metres vertically. 

The requirements mentioned above have been met with the current design.  
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5 BICYCLE PARKING CONSIDERATIONS 
Clause 52.34 of the Hepburn Planning Scheme does not specify bicycle parking provision 
requirements for specifically for group accommodation, however bicycles can be stored at the 
bottom of the access stairways, if necessary.   

 

6 CAR PARKING CONSIDERATIONS 

6.1 Statutory Car Parking Requirements 

Clause 52.06 of the Hepburn Planning Scheme sets out the car parking requirements or the various 
land uses, however group accommodation is not one of the uses defined in the table for 
calculating a requirement.  In such cases, Clause 52.06-6 states that: 

‘Where a use of land is not specified in Table 1 or where a car parking requirement is not specified 
for the use in another provision of the planning scheme or in a schedule to the Parking Overlay, 
before a new use commences or the floor area or site area of an existing use is increased, car 
parking spaces must be provided to the satisfaction of the responsible authority.’ 

It is proposed to provide a total of 5 car parking spaces on-site, one for each unit. 

An assessment of the likely parking demands and the appropriateness of the car parking provision 
is set out below. 

 

6.2 Car Parking Demand Assessment 

In order to establish a suitable provision of parking for the use, I have undertaken a first-principles 
assessment of the demands likely to be generated, which follows.  

The use is anticipated to primarily attract couples sharing a unit especially considering only 1 
bedroom is provided for each.  Noting the location of the site, it is expected that couples visiting 
the site and taking up accommodation will drive to the site together thus generating a demand for 
5 car spaces. 

Check-out and check-in times are likely to be staggered such that any guests who are scheduled 
to depart and arrive on the same day do not both require car parking on-site.  Therefore, there will 
be no overlap in guests parking demands.  

 

6.3 Review of Car Parking Provision 

Based on the above assessment it is projected that the 5 units will generate a demand for 5 spaces 
which is satisfied by the provision of parking on-site. 
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7 TRAFFIC CONSIDERATIONS 
Typical dwellings in this location would generate up to 8 vehicle movements per day associated 
with work, school and shopping trips. 

Due to the nature of the proposed accommodation, it is expected that traffic generation will be 
considerably lower as there will be no work or school trips required for the accommodation units. 

In this regard, it will be assumed that each unit generated 4 vehicle movements per day with 10% 
occurring during the peak hours which equates to 20 movements per day and 2 during the peak 
hours. 

This level of traffic is low and not expected to impact on the operation of the surrounding road 
network.  Of note, at peak times (which is not expected to coincide with the network peak), a 
maximum of 2 vehicle movements are expected which is equivalent to one vehicle trip every 30 
minutes which will be imperceptible to existing users. 

 

8 CONCLUSIONS 
It is proposed to develop the subject site for the purposes of 5 group accommodation units with the 
provision of 5 car parking spaces, one for each unit. 

Considering the analysis presented above, it is concluded that: 

 The proposed car parking design is considered appropriate; 
 The proposed access design requires some modifications which can be included as a condition 

of permit. 
 The proposed supply of car parking is appropriate for the proposed development; 
 The anticipated traffic volumes generated by the development is not expected to have an 

impact on the operation of the Houston Street or the surrounding road network; and 
 There are no traffic engineering reasons which would preclude a permit from being issued for 

this proposal. 
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27 July 2021

David Penman
C/- Anthony Scarpaci 
Clement Stone Town Planners 
2 Hercules Street
Tullamarine VIC 3043

Subject of Letter Crown Allotment 8, Section 9C, Township of Daylesford 

Trethowan Architecture Pty Ltd ABN 44 168 657 823
25 William Street Cremorne Victoria 3121 
T 03 9421 5448 · trethowan.com.au - brian@trethowan.com.au

Dear David, 

The following preliminary heritage advice has been prepared with regards to the assessment of the 
proposal to construct five double-storey residences to the property at Crown Allotment 8, Section
9C, Township of Daylesford, as per our fee agreement dated 2nd June, 2021. 

1 Introduction 

This advice summarises the appraisal of the proposed development at the site of Crown Allotment 
8, Section 9C, Township of Daylesford – hereafter referred to as the subject site. The following is 
based on the drawing set prepared by Robin Larsen Design Pty Ltd on the 18th February 2021, 
historical research, a review of relevant planning policies and good heritage practice. 

Figure 1: Aerial view shows the subject site (indicated with red). Source: Vic Plan 2021. 

2 Statutory Heritage Controls 

2.1 National Heritage List 

The subject site is not included on the National Heritage List. 

2.2 Victorian Heritage Register 

The subject site is not included on the Victorian Heritage Register. 
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2.3 Victorian Heritage Act 2017 – Victorian Heritage Inventory (VHI)

The subject site is not covered by an entry into the VHI 

Figure 2: Extract of Vic Plan shows the subject site (indicated with an arrow), with identified heritage 
inventories being denoted with light blue. The subject site is not covered by any heritage inventory.  
Source: Vic Plan 2021. 

2.4 Hepburn Planning Scheme 

The subject site is located within HO 898 Cornish Hill Mining Precinct. Hereafter referred to as the 
Precinct. The Precinct is included on the Schedule to the Heritage Overlay (HO) of the Hepburn 
Planning Scheme. Tree and external paint controls apply to the Precinct. 

To the west of the subject site is 71 Duke Street, which is covered by a site-specific Heritage 
Overlay HO 661, Cottage, Houston Street, Daylesford. The cottage is included in the Overlay as ‘it 
is likely that it was built for persons associated with the Cornish Hill workings’.1

Figure 3: Extract of 33HO shows the extent of HO898. The subject site is indicated with an arrow. Note 
No 71 Duke Street (located to the west of the subject site) is included in a site-specific heritage overlay 
HO 661, Cottage, Houston Street, Daylesford. Source: Hepburn Planning Scheme. 

1 Heritage Victoria Hermes Database, entry no 121166. 
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2.4.1 Statement of Significance 

The following Statement of Significance of the Cornish Hill Mining Precinct is extracted from LCC 
Melbourne District Review (1985) Shire of Daylesford and Glenlyon Parish of Wombat, with the 
relevant sections underlined: 

Presenting the appearance of a bushland park, today, close examination records evidence 
of the precinct’s early mining history. Features noted after an initial study are shown on the 
figure and include the remnants of brick and concrete abutments, overburden dumps, open 
cut and tunnelling activities. Prominent features are the old Cornish company’s workings, 
the Bonnard’s shaft and the Argus QM Company’s sites, which, in conjunction with the now 
mature pine plantations and bushland, create an unusual parkland setting. 

Forming part of the precinct are the timber cottages associated with the earliest days of 
mining activities. Although spread over the street grid on either side of the reefs and in 
articular throughout the Smiths Creek area, examples which are usually linked with the 
former mining area include those at Grant and Houston Streets. 

At Stanbridge Street, sweeping views of the precinct are obtainable, with overburden 
dumps and cottages clearly visible. From here, the Duke and Orford Street tracks thread 
their way throughout the precinct rendering access by vehicle, bicycle or foot a simple 
matter. 

Other significant built forms, as identified in the Statement of Significance include: 

- 53 Grant Street 
- 51 Duke Street (burned) 
- 55 Duke Street 
- Cottage at Fenston Street 
- 13 Ballan Road 

Figure 4: Extract from the Mining Department plan shows the environs of the subject site (indicated with 
red). Source: LCC Melbourne District Review (1985) Shire of Daylesford and Glenlyon Parish of Wombat.
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Figure 5: Extract from the Mining Department plan shows the environs of the subject site (indicated with 
red). Source: LCC Melbourne District Review (1985) Shire of Daylesford and Glenlyon Parish of Wombat.

3 History & Site Description 

3.1 History 

The following history is extracted from LCC Melbourne District Review (1985) Shire of Daylesford 
and Glenlyon Parish of Wombat.

The subject site is located at the edge of the Cornish Hill area, which was the centre of alluvial 
mining activities in Daylesford as early as the 1850s, leading to the exposure of the Cornish Reefs 
in 1854. It was not until the early 1860s that individual claims were replaced by registered 
companies. The first three companies to register were the Old Cornish, the Argus and the Fear Not 
Company. These companies conducted large-scale mining activities in the Cornish Hill area. 
Structures associated with the Old Cornish and Argus, including an overburden dump, remain a 
central feature of the Precinct. Other smaller companies also conducted their own mining activities
at the same time. Their mining sites were located further north of the subject site, such as the 
Crown reef along the Queensberry Street alignment and the Cornish reef along the Orford Street 
alignment. 

In 1899, the Cornish Hill area became the mining site of the North Cornish Company. After the 
company dissolved in 1895, mining activities of a smaller scale were still conducted on the northern 
section of the subject site, whereas the area located to the south of Stanbridge Street was mostly 
abandoned. The entire mining site was revived in 1903-23 under the policy of Donald McLeod, then 
Minister of Mines. McLeod encouraged the reopening of local mining sites and brought about a 
second mining boom to Daylesford. This boom lasted until the early 1920s, when it was no longer 
economical to extract Victorian gold and the mining booms in Western Australia lured away most 
of the local miners.2

The subject site appears to have been an empty block at least since the 1946, as indicated in the
aerial photo (Figure 7). It remains inconclusive whether the subject site had ever been the location 
of major mining activities or been the home of any significant mining structures. Throughout the 
twentieth century, the site remained part of Section 9C, which was Crown Land bounded by 
Houston and Duke Streets, as shown in a 1959 plan (Figure 8Figure 9). In the 1980s and 90s, the 
northern portion of Section 9C was subdivided into smaller lots of various sizes and shapes. These 
lots were granted to private landowners (Figure 9). In 1997, the subject site, in its current trapezoid 
shape, was granted to Elizabeth Lee and Gary Overall of 71 Duke Street on the 5th of June, 1997.3

2 Daylesford Museum, 2019, A short history of Daylesford, available via https://visithepburnshire.com.au/wp-
content/uploads/2019/12/Short-History-of-Daylesford-Updated-Dec-2019.pdf
3 Certificate of Title Vol 10315 Fol 163. 
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Figure 6: Extract of geological survey map, dated 1922.The approximate location of the subject site is 
indicated with red. Source: State Library Victoria. 

Figure 7: Extract of aerial photo map No 827A4, dated 1946, shows the environs of the subject site. The 
approximate location of the site is denoted with red. Houston Street is indicated with an arrow. Source: 
Historical aerial photo collection, Department of Environment, Land, Water and Planning, Victoria.
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Figure 8: Extract of a Township of Dayleford plan, prepared by Department of Crown Lands and Survey 
shows the subject site as part of Section 9C in 1959. The subject site is indicated with red. The northern 
portion of Section 9C remained predominantly unsubdivided Crown Land. Note the street layout does not 
reflect the land form of the area. Source: State Library Victora. 

Figure 9: Extract of the Township plan of Daylesford (plan no 5231) shows the subject site as a trapezoid 
block that borders Houston Street on the north (indicated with an arrow). Note the street layout does not 
fully reflect the land form within the immediate site context. Later annotation indicates the northern portion 
of Section 9 C was subdivided and granted to individual landowners from 1980s to 90s. The site was 
granted to E Lee and G Overall in 1997. Source: PROV, VPRS 16171/ P1, Daylesford Township Plan, 
Imperial Measure 5231.  
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3.2 Site and Context Description 

The subject site is a sizeable rectangular block that is located on the south side of Houston Street. 
The site remains cleared and elevates to the south. The streetscape of Houston Street comprises 
single and double-storey residences, which are eclectic in terms of style and period. Adjoining 
development typically consists of rectangular and gabled roof forms. Mature trees and native 
vegetation dominate the streetscape of this area. It is noted that contemporary built forms and 
materials are also visible within the Cornish Hill Mining Precinct, such as the contemporary 
residences seen at 9 and 11 Orford Street (Figure 12 and Figure 13).

The subject site is bordered to the west by the weatherboard cottage at 71 Duke Street, which is
included in the individual Heritage Overlay - HO 661 Cottage, Houston Street, Daylesford. To the 
east, the subject site is bounded by Cornish Hill, a public park that is dominated by mature trees 
and vegetation. The site slopes upwards towards the south.

Figure 10 and Figure 11 show the streetscape of Houston and Duke Streets. Note the rectangular shape 
and gabled roof form of these residences. Street. Source: Google Street view, 2021.

Figure 12: The contemporary built form at 9 Orford 
Street, which is within the broader Cornish Hill 
Mining Precinct. Note its contemporary roof form. 
Source: Google Street View, 2021. 

Figure 13: The contemporary built form at 11 
Orford Street, which is also located within the 
Conrish Hill Mining Precinct. Note its 
contemporary building materials. Source: 
realestate.com.au, c 2006. 

4 Analysis of significance 

The subject site is located on the periphery of the Precinct, whose ascribed cultural heritage 
significance lays in its association with mining activities during the mid-nineteenth and early
twentieth centuries. As identified by the Statement of Significance, the significant elements of the 
Precinct include

- Remnants of brick and concrete abutments, overburden dumps, open cut and tunnels 
that are associated with the mining activities from the 1850s to the early 1920s;

- The existing parkland setting, including its mature pine plantations and bushland; 
- Significant built forms located on the other sections of the wider Precinct, as outlined in 

Section 2.4.1. 

In addition, the subject site also borders 71 Duke Street on the west, which is an individual Heritage 
Overlay HO 661, Cottage, Houston Street, Daylesford for its likely association with the Cornish Hill 
activities. Nonetheless, the subject site has not been identified or subject to any major mining 
activities, and no significant heritage items have been located within the subject site. As such, the 
subject site makes little contribution to the ascribed cultural heritage significance to the Cornish Hill 
Mining Precinct. 
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5 Proposal 

The proposal involves the following: 

Construction of five contemporary double-storey residences and car spaces. The 
residences will be elevated from the ground level by galvanised steel beams and 
structures, which will in turn be supported by red brick retaining walls. The total height of 
the proposal will be 12m. The proposed built form is cyclical in shape and consists mostly 
of contemporary metal cladding, with dark matte finishes (Colorbond basalt).
Creation of a carriageway along the west boundary of the subject site.

Figure 14: Extract of A02 shows the siting of the proposed residences of the subject site. North is located 
on the left. Source: Robin Larsen Design Pty Ltd, 2021. 

Figure 15: extract of A04 shows the proposed built form. Source: Robin Larsen Design Pty Ltd, 2021. 
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6 Review of the Proposal, planning scheme/ guidelines & recommendations 

The following analysis refers to policies in the Hepburn Planning Scheme, including Clause 15 Built 
environment and Heritage, Clause 15.03 Heritage, Clause 15,.03-1S Heritage conservation, 
Clause 43 Heritage and built form overlays, Clause 43.01 Heritage Overlay and clause 59.07 
application under heritage overlay. In addition, The Australia ICOMOs Charter for the Conservation 
of Places of Cultural Significance (Burra Charter) and good heritage practice have also been 
applied. 

6.1 New Work 

Clause 43.01-1 explicitly states that any proposal involving the construction of new buildings should 
be submitted for further assessment. Further policy directions are provided by Article 22 of the
Burra Charter, which clearly states that new work such as additions or other changes to the place 
may be acceptable where it respects and does not distort or obscure the cultural significance of the 
place, or detract from its interpretation and appreciation. In addition, new work should be readily 
identifiable as such, but must respect and have minimal impact on the cultural significance of the 
place. 

Siting and Layout

The proposed siting of the new work is generally acceptable. The proposal is located in the 
periphery of a large Precinct and is not in close proximity or impacts upon any of the identified 
heritage items, as outlined in Section 4. 

The proposal is set away (9m approx.) from the significant built form at 71 Duke Street, which is 
located to the west of the subject site, and as a result will provide sufficient separation to maintain 
a setting of the cottage. This provision of a setting to both properties ensures there is no dominating 
or detrimental visual impact on significant fabric or impact to the understanding of the wider Precinct 
as a former mining area.

With regards to the siting of the individual residences, Residence No 1, which is located on the 
north section of the subject site, will be set back from the Houston Street boundary by at least 9m. 
This approach allows the proposed contemporary built form to be subservient when seen from the 
street. To its south, the remaining four residences are located behind one another, with Residence 
No 2 being set back from the Houston Street boundary by approx.20m. This allows the remaining 
four residences Nos 2-5 to also present as subservient forms and have limited visibility from
Houston Street. This will result in a negligible visual impact to the streetscape and the wider 
Precinct. 

Carriageway and outdoor carparks

The proposal seeks to construct a carriageway along the west boundary of the subject site, which 
provides access to the individual reisdences. Given the length and straight character of this
carriageway, the feature will be prominent within the site and will sit at odds within the Precinct. To 
remove any impact this causes, the carriageway should be softened through native plantings – see 
recommendation below.

While there are other hard landscaping elements seen in the proposal such as car spaces, these 
are generally acceptable from a heritage perspective because the majority of them will obscured 
from public view by Residence No 1.  The proposed car space within Residence No 1 will only be 
partially visible to Houston Street, resulting in negligible visual impacts only. 

Overall, the proposal is acceptable, subject to the following recommendation: 

Recommendation 

As outlined in Section 4, the parkland setting, including mature pine tree plantation and bushland 
setting, forms a significant part of the Cornish Hill Mining Precinct. On this basis, it is recommended 
that native vegetation and trees be introduced along the proposed carriageway and in-between the 
individual reisdences. This approach will assist in softening the proposed hard landscaping 
elements and in further concealing the contemporary built forms. This approach will also assist in 
maintaining the bushland setting of the Precinct. 
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Form and Materials 

It is acknowledged that the proposed form is unusual within the immediate site context. 
Nonetheless, it is understood that precedence of contemporary built form and materials have 
already been set within the broader Precinct, as demonstrated by the examples located at Nos 9 
and 11 Orford Street. It is also interpreted that the proposed built form and materials make
reference to the mining history and industrial activities within the Precinct and can therefore be 
considered to contribute to the character of the area and the other eclectic forms. Any visual 
impacts arising from the proposed forms are mitigated by the proposed setbacks and the additional 
landscaping recommendation made above. On this basis, the proposed built forms will not have a
detracting or detrimental impact on the understanding of the historic values of the Precinct and is 
acceptable from a heritage perspective.

With regards to the material palette and colour schedule, the proposal comprises mostly steel frame
in its original finish, metal cladding in dark, matte finishes and brick retaining wall. These choices 
of materials allow the built forms to be readily identifiable as a later addition to the Precinct and 
plays on the existing fabric within the Precinct, such as those used at 9 and 11 Orford Street. The 
dark muted colours also assist with the subservient presentation of the forms within the setting.
This results in no detrimental impact to any identified heritage items, allowing the wider Precinct to 
be interpreted as a former mining site. 

7 Conclusion 

The subject site is located within HO 898 Cornish Hill Mining Precinct of the Hepburn Planning 
Scheme. Tree and external paint controls apply to the Precinct. The cultural heritage significance 
of this Precinct lays in its association with the mining activities from the mid- nineteenth to the early-
twentieth centuries. No significant heritage items have been located within the site. 

The proposed siting, form, materials and colour palette are acceptable in their current form. The 
proposed new works will have no detrimental physical and visual impact of any identified heritage 
item of the Cornish Hill Mining Precinct and are readily identifiable as contemporary structures to 
the Precinct, allowing the subject site to be read as a single block when viewed from Houston 
Street. The proposal will have no impact to the interpretation of the Precinct as a former mining 
site. It is recommended that additional landscaping elements, such as native vegetation and tree 
plantation be introduced to the proposal, to minimise the visual impacts identified arising from the 
carriageway and car spaces, and to maintain the important parkland and bushland setting of the 
wider Precinct. 

Should you wish to clarify any aspect of this letter please do not hesitate to contact the undersigned. 

Yours sincerely, 

Brian Tseng
Trethowan Architecture
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Capacity, fittings and access 

Lot sizes 
(square meters) 

Hydrant 
available 

Capacity 
(litres) 

Fire authority fittings 
and access required 

Less than 500 Not applicable 2,500 No 

500-1,000 Yes 5,000 No 

500-1,000 No 10,000 Yes 

1,001 and above Not applicable 10,000 Yes 

Note 1: A hydrant is available if it is located within 120 metres of the rear of the building 
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Executive summary  

Planning permission is sought from Hepburn Shire Council for five single storey houses, each with a 
single vehicle parking/turnaround area on five lots created within Lot CA 8 SEC & CA 8 SEC 9C 
Camp Street in Daylesford.   

The proposed building envelopes are elevated above a shared carriageway that is proposed near 
the west boundary. 

Recently the adjoining property to the west has been cleared and benched in preparation for future 
development. 

Tree controls apply under Heritage Overlay – Schedule 898 (HO898) covering the Cornish Hill 
Mining Precinct, Daylesford. 

All trees within the subject site are proposed for removal because they directly conflict with 
earthworks and/or structures.  The majority of these trees are in decline or have a limited useful life. 

Larger trees within the site consist of: 

• Tree 1 - mature Manna Gum Eucalyptus viminalis within proposed Lot 1.  This tree has a 
canopy bias north-west, a rock shelf impeding root growth to the east, and is in an elevated 
location on the site. 

• Tree group 4 - senescent Silver Wattle Acacia dealbata at the north-west entry from 
Houston Street. 

• Tree 6 – old mature Monterey Pine Pinus radiata on the proposed boundary of Lots 4 & 5 

• Tree 7 and 8 – old mature Monterey Pines within proposed Lot 5; Tree 8 has extensive 
deadwood 

Tree 9 is two small Hawthorn trees (environmental weeds) adjacent to senescent Tree 8. 

Several Silver Wattle trees are in the north part of the site and adjoining area.  Declining Tree group 
4 is on the north boundary, while Tree group 2 and Tree 3 are in the Houston Street verge. 

Tree 5 is in neighbouring 71A 
Duke Street where excavation 
within this property is close to 
this Silver Wattle. 

 
  

Figure 1 Aerial image with 
approximate boundaries shown 
and tree number/locations. 
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1 Procedure 

This report has been prepared by Susan Luke - Grad. Cert. Arboriculture, University of Melbourne 
(AQF Level 8) with 35 years of arboricultural industry experience including 26 years as a consulting 
arborist.   

Tree locations are indicated on a survey plan provided, and additional trees observed were plotted 
by the writer.  Tree protection setbacks are based on data collected at a site inspection on 27 April 
2021.   

Tree vitality and condition was assessed using the VTA (Visual Tree Assessment)1 method.  No 
aerial, underground or internal investigations were undertaken.  The trunk diameter of accessible 
trees was measured with a forestry diameter tape; tree height and canopy spread were estimated.   

This report provides tree data that includes retention ratings, and tree protection zone (TPZ) and 
structural root zone (SRZ) setbacks to assist in determining where low impact works are required 
near retained trees. 

Tree protection guidelines (Appendix 1) in this report are based on Australian Standard AS 4970-
2009 Protection of trees on development sites (refer Appendix 1).   

 

Incursion percentages are calculated using the Treetec calculator at 
http://www.treetec.net.au/TPZ_SRZ_DBH_calculator.php#incursion_calc  

 

Planning overlays were investigated at https://mapshare.maps.vic.gov.au/vicplan/. 

 

2 Findings  

 Land use and topography 

The property has a westerly aspect, with a steep gradient from the east (575m AHD) to the west 
boundary (565m AHD) across the centre of the site.   

 

 Planning considerations 

The subject site is within a General Residential Zone – Schedule 1 (GRZ1).  

A Public Park and Recreation zone adjoins to the east.  Much of this adjoining area is vegetated 
with shrubby weed species, particularly Gorse Ulex europaeus and various Broom Cytisus sp. 

 

State planning overlays affecting vegetation on the property: 

• Heritage Overlay – Schedule 898 (HO898) - tree controls apply to the Cornish Hill Mining 
Precinct, Daylesford.   

• Environmental Significance Overlay – Schedule 1 and 2 (ESO1) regarding vegetation that 
protects and maintains the quality of groundwater. 

• Bushfire Management Overlay (BMO)  
 
  

 
1 Mattheck & Breloer The body language of trees – a handbook for failure analysis, The Stationery Office 1994 pg 98-110 
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 Tree location plan  

Tree details are noted below and in Appendix 2. 

 

Figure 2  
Tree numbers/locations are indicated above.  Tree details are tabled in Appendix 2. 
Tree retention value codes are BLUE – neighbouring, GREEN – high, ORANGE – moderate and RED – low. 
The calculated tree protection zone (TPZ) and structural root zone (SRZ) is shown. 
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3 Proposed works and tree impact 

 Proposed layout and existing trees 

 

Figure 3 The proposed site plan with the TPZ and SRZ of existing trees shown.   

 Anticipated tree impact 

3.2.1 Subject site 

All trees within the subject site require removal because the proposal will have significant 
encroachment into their calculated protection zones.  The gradient of the site has additional impact 
by increasing the rate of soil water drainage, particularly near soil level changes.   

Most of the trees assessed have a limited useful life and/or are unsuitable to retain because of: 

• canopy bias NW with uneven root distribution (Tree 1) because of a rock shelf to the east 

• senescence with associated large deadwood and limited live crown volume (Tree group 4, 
Tree 8) 

• weed status (Trees 6, 7, 8, 9) 

3.2.2 Third party trees 

Impact from the proposal to adjoining trees and public and private land is noted, as follows: 

• Tree group 2 – 2 x Silver Wattle at the edge of Houston Street has adequate setback from 
crossover if excavation footprint is minimised.  Young mature specimens.  Species tends to 
form suckers from disturbed roots. 

• Tree 3 – Tree not indicated on survey but plotted on to site plan by the writer.  Sparse 
canopy, near existing road/crossover and unlikely to tolerate additional excavation. 

• Tree 5 – a Silver Wattle with recent excavation within its TPZ that is expected to 
significantly limit the future viability of this young mature tree.  Root suckering is likely. 

• Tree 10 – Small Hawthorn (weed species) clear of proposed site disturbance.  Can retain. 

ATTACHMENT 10.1.2

MINUTES - ORDINARY MEETING OF COUNCIL - 17 MAY 2022 191



 

© Treecology - Ph 0419 445 226  
Site/Project:  – Lot CA 8 SEC & CA 8 SEC 9C Camp Street DAYLESFORD – Arboricultural Impact Report – July 2021 

6 

 Tree images 

 

Figure 4 – left 
Silver Wattles at the 
frontage.  Additional 
Wattles are east (right of 
frame). 

 

 
  

Figure 5 – lower left  
Monterey Pines – Trees 6, 7 
and 8.  Tree 8 is senescent.  
Trees 6 and 7 are old mature 
specimens.  Mature Pines 
generally have a low 
tolerance to site disturbance. 
Site levelling within the 
adjacent property is visible to 
the right of Tree 6. 

Figure 6 – centre right 
Tree 1 has a canopy bias to the north-
west.  Cabin 1 is proposed 
immediately adjacent to this tree. 

TG 2 

TG 4 

T 3 

T 6 

T 7 

T 8 
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4 Conclusion/Recommendations  

The trees within the subject site have moderate-low retention value and a limited useful life.   

A permit for tree removal will be required as controls apply under Heritage Overlay – Schedule 898 
(HO898) covering the Cornish Hill Mining Precinct, Daylesford. 

Additional comments and recommendations are noted below. 

 

Tree 1 is a native species with a canopy bias north-west.  Its trunk diameter is 83cm at 1.4m above 
ground level and under AS4970 the protection zone of this tree is 10 metres radius.  The physical 
constraints of the site – an adjacent rock shelf to the north-east and the elevated location of the tree 
– combined with the proposed earthworks to the west are expected to significantly reduce the future 
viability of this tree. 

Recommendation  
Remove Tree 1 but provide new native plantings along the east area of the property.  This will also 
assist in suppressing weedy shrubs such as Gorse and Broom within the adjoining reserve. 

 

 

The Monterey Pines (Trees 6, 7 and 8) and Hawthorn ( Tree group 9 ) are environmental weed 
species.  Old Pines are particularly intolerant of changes to their growing environment.   
Tree 6 is shown on plan as retained but the proposed excavation will cause major root impact so 
the removal of this tree will be required. 

Recommendation  
Remove all 3 Monterey Pines (Trees 6, 7 and 8) and the 2 small Hawthorn (Tree group 9).   
Native species are to be planted in future landscaping of the proposed development. 

 

 

The Silver Wattles (Trees 2, 3, 4 and 5 ) will naturally have a limited lifespan in these conditions, 
being more suited to soils with good water availability. 
Tree 3 shows signs of early decline.  Tree group 4  is in advanced decline.  Tree 5 has been 
impacted by excavation within the neighbouring site. 

Tree group 2  can be successfully retained if protected from site activity throughout all works, 
including site clearing.  These trees are immediately adjacent to unformed Houston Street. 

Recommendation  
Exclude site activity within the calculated TPZ of Tree group 2  during all works by erecting 
protective fencing within the verge at a 4 metre setback.  Install ground protection if access is 
needed within 4 metres from the trunks of these trees (refer Appendix 1 for details). 
 
Remove Tree group 4  and replant with a range of native species that will provide an improved 
screening function and visual interest at the entry area. 
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 General tree protection requirements 

 

• Avoid trenching excavation for underground services within the TPZ of any retained tree.  Low-
impact methods such as underground boring, hand excavation or AirKnife™/dry suction must 
be used, ensuring that tree roots greater than 30mm diameter are retained and undamaged. 

• Seek advice from a suitably experienced Consulting/Project Arborist (AQF Level 5 or higher) 
when tree roots greater than 30mm diameter are encountered during approved excavation near 
retained trees. 

• Within the tree protection zone of retained trees, pruning and tree removal must be undertaken 
by a qualified and experienced Level 3 Arborist (minimum) in accordance with AS 4373 – 2007 
Pruning of amenity trees. 

 

 

 

 

 

 

Susan Luke VTIO 
Consulting Arborist, Landscape Designer, Conservation & Land Manager 
 
Graduate Certificate in Arboriculture AQF Level 8 Melbourne University 
Diploma Conservation & Land Management BRIT 
Associate Diploma Applied Science (Landscape) NSIT 
Advanced Certificate Urban Parks Operations NMIT 
Certificate of Tree Surgery (1990) Holmesglen TAFE 
Certificate of Horticulture (1985) VCAH Burnley 
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APPENDIX 1 TREE PROTECTION INFORMATION  

Tree protection zones 

The Australian Standard AS 49970-2009 Protection of trees on development sites provides 
guidelines for preventing or minimising development impact on retained trees.   

A tree protection zone (TPZ) is established to preserve most structural and fine absorbing tree roots 
necessary for maintaining tree health.  The TPZ radius is 12 x trunk diameter at 1.4m above ground 
level.  If the canopy of the tree is low and extends past the TPZ then the TPZ should be increased in 
this area to accommodate the crown. 

Within the TPZ any disturbance such as changes in level, soil compaction and the use of 
impermeable surfaces is to be avoided.  Encroachment into the TPZ may be unavoidable however 
damage to trees can be minimised by installing ground protection measures and adopting low 
impact building methods.   

If the TPZ is reduced by up to 10% then a compensatory contiguous area should be added to the 
TPZ.  If the TPZ is encroached by more than 10% then the project arborist needs to demonstrate 
that the tree/s will remain viable.  This may involve non-destructive root mapping, consideration of 
the site soil characteristics, building methods used, tree age, tree vigour, and species tolerance to 
disturbance, among other factors. 

Structural root zones 

The structural root zone (SRZ) is the setback required to avoid damage to stabilising structural roots 
and requires a minimum setback of 1.5 metres from excavation.  The loss of roots within the SRZ 
must be avoided.  The SRZ is determined by applying the formula or graph noted below.  The 
extent of the SRZ could be affected by other factors that include gradient, tree lean, soil conditions 
and existing structures.   

 

 
Image above – Structural Root Zone calculations (from AS4970-2009) 
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 Ground and trunk/branch protection 

 

Image above – Ground protection and trunk/branch protection measures (from AS4970-2009) 

Links to alternative methods for temporary/permanent permeable ground protection are at:  
www.ecoraster.com.au 
http://terram.com/products/geocells/tree-root-protection-geocell.html  
  

Vehicle direction 
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From:
To: Hepburn Shire Mailbox
Subject: OBJECTION TO PLANNING APPLICATION PA3333 CAMP STREET DAYLESFORD
Date: Sunday, 26 December 2021 8:30:50 AM

OBJECTION TO TOWN PLANNING APPLICATION PA3333 CAMP STREET DAYLESFORD
DEVELOPMENT AND USE OF THE LAND FOR GROUP ACCOMMODATION

I am writing to register my strong objection to this proposed development.
As the owner/occupier of a home at 76 Duke street, I believe my living amenity would be substantially
impacted by this development. I am very concerned that the proposed structures would be totally out of
character with the surrounding residential properties . The size and dominance of them would  have a negative
visual impact on the view up from the lake and surrounding areas, and seem totally inappropriate at one of the
entries to the Cornish Hill area.
The access to the proposed properties is also on an already quite narrow and dangerous corner, with a tight
turn,  where the gravel and dirt sections are already hazardous in wet or icy weather.
I sincerely believe this proposal should be rejected.

Sent from my iPhone
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Hepburn Shire Council
shire@hepburn.vic.gov.au

December 24, 2021.

Re: Permit application No. PA3333 70 Camp Street, Daylesford.

I write in objection to the proposal covered by PA3333.

The proposal is seemingly identical to one that has already been rejected by VCAT on the 
grounds that the built form is unacceptable. In Clifftop at Hepburn Pty Ltd v Ballarat CC 
[2021] VCAT 910, the determinative issue was 'the impact of the proposal on environmental 
and landscape values.' If it was found to be inappropriate on farmland on Mt Buninyong then 
surely it is all the more so in a mining heritage precinct where the local groups have worked 
hard to preserve the industrial heritage. 

The applicant claims that the galvanised steel frames might emulate the old gold mining 
headframes. This claim is ludicrous. The proposed development will be visually jarring and 
will detract from the amenity of the entire lake area. 

ill detract from the Cornish Hill heritage 
precinct as well as from the lake precinct and that their approval would set an ugly precedent 
for Daylesford. It will forever change the character of the lake area of Daylesford.

No doubt tourism is the lifeblood of Daylesford but I strongly believe that developments 
designed to accommodate tourists need to be of an appropriate form that is in keeping with 
their surroundings. Jarring developments like this are not what tourists are coming to 
Daylesford to see. 

I do not believe that approval of this development proposal could be regarded as an orderly 
planning outcome for Daylesford.
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From:
Sent: Tuesday, 21 December 2021 10:53 AM
To: Hepburn Shire Mailbox
Cc:
Subject: Objection to planning application for Lot CA8 SEC9 Camp Street, Daylesford

Categories:

Dear Hepburn Shire Council

Re. PLANNING APPLICATION for 70 CAMP STREET; USE AND DEVELOPMENT OF THE LAND FOR GROUP ACCOMMODATION

Please find set our below our objection to the above planning application for your consideration.

We have lived at for nearly 16 years in a home occupied by one family in a residential street. On a daily basis, one or more of our family
walks/exercises both the area around the Cornish Hill reserve and also Lake Daylesford.

HOWWEWILL BE IMPACTED BY THE PROPOSED DEVELOPMENT

We strongly object to the proposed development of �5 x sky barrel group accommodation� for a few reasons, the strongest one being its highly negative visual impact, with theme
park �novelty" designed buildings squarely aimed at capturing lake and Cornish Hill views to the detriment of the surrounds. There is NO architectural equivalent in this town, and
its presence would significantly diminish Daylesford�s reputation as a growing design destination (on top of its existing reputation for wellbeing, food and wine tourism and natural
beauty).

We believe it will negatively impact the many users of Cornish Hill Reserve and also be highly visible as a garish design anomaly easily spotted by locals and tourists alike from the
west side of the smaller and larger Lake Daylesford. We are also concerned it is likely to be visible from the well frequented Cornish Hill Thomas�s Lookout in Orford St (to the
south) and detract significantly from the relatively harmonious look and feel of the existing built and natural environment.

Walking Lake Daylesford is an essential �must do� activity enjoyed by literally hundreds of thousands of visitors to Daylesford each year. Lake Daylesford has an arguably national
reputation as an iconic feature of this area and a walk around the smaller and larger lake provides users with sweeping views of the largely charming built homes nestled in the
pretty natural surrounds of Wombat and Cornish Hills. We remain deeply concerned that the visual amenity will be significantly damaged with the arrival of these theme parked,
novelty sky barrels, serving as a dreadful distraction and unsightly blemish.

We feel that the Hepburn Shire Council (HSC) should not support the introduction of clear architectural oddities that will appear as spaceships from the west side of the lake, in
order to protect Daylesford�s reputation. This sort of garish and self indulgent design is, in our view, unsightly and tasteless and best kept for the novelty pockets of crass,
commercially opportunistic design seen, for example, on the Gold Coast. We are concerned the growing reputation of Daylesford as an architectural and design area of excellence
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will not be taken seriously if this style of accommodation is built here, and urge HSC to reject this application (see domain.com.au article this year � It�s world class: How Daylesford
became Victoria�s design capital� 18/9/2021).

We feel the applicant�s planning submission fails to acknowledge or address the ghastly visual impact to be seen from the lake. There is no precedent for this. It appears to us that
this proposal is an attempt to achieve in the cheapest design/build way, by basically placing a pod on stilts views of the lake. It is an example of one developer's attempt to gain
commercial income at the expense of countless locals and tourists current visual amenity.

A few more detailed comments about our concerns are set out below, in response to the planning submission:

Traffic and Car parking:

6.2 and 6.3 and 7

 In relation to points raised under the above sections, there is no evidence / data to draw conclusions as to speculation around possible number of cars used per unit eg a
couple might arrive in two cars (not the one suggested). There is no evidence or basis to conclude how many exit/entry times visitors may go up and down the access road
to undertake tourist related activities eg spas; beauty services; markets; restaurants etc etc, nor at what time of the day/evening. The access road is currently not a
properly marked, two way road and is unsealed. The additional load on the road will generate far greater dust and noise. There will be much greater impact on the
number of times a day cars exit Houston Street onto the increasingly busy Daylesford Ballan road. There are false assumptions as to standard arrival and departure times
for accommodation sites. There is no provision for second or guest cars to the area.

 It is false to suggest the in/out and transiting of AT LEAST 5 and possibly 10 or more cars on a fully occupied time will cause �imperceptible" differences to those living
there.

 The proposed car parking is inadequate. The proposed access is poor. The increased traffic will certainly have a negative impact exiting Houston Street onto the
Daylesford Ballan Road.

Design and impact:

 The site will deleteriously impact, and is inconsistent with, the cottage near it.
 The design and height of the proposal is inconsistent with the design and spirit of the Cornish Hill Mining Precinct. The 12 metre height will cause unreasonable shadowing

across the reserve and (as the sun travels from east west) to neighbouring properties.

Forms and Materials:

 The applicant�s submission notes: �It is acknowledged that the form is unusual within the immediate site context�. Number 11 (our home) and 9 Orford Street are used
as a false example of a similar style. In no way do Numbers 11 and 9 Orford St in anyway resemble 5 x sky barrel / UFO designs. This proposal is HIGHLY UNUSUAL within
the whole town there is no comparable group accommodation example anywhere in this area, and is merely an ambitious attempt to take advantage of both lake views
and reserve views by building as cheaply as possibly �up�. This proposal is a design blemish in this town and has no design sensitive place in this precinct.
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 Our house (no. 11) is a ONE family home, in a built up residential street it is not on the accommodation market for multiple users / cars. It IS NOT built on the border and
periphery of Cornish Hill and DOES NOT impede the serenity and vista for multiple purpose users of the Crown Land area around Cornish Hill. It should NOT be cited as a
similar proposition for a �5 x dwelling sky barrel group accommodation".

 The image shown in the document for 9 Orford Street is FALSE that is the property called �Eagle�s Nest� which is on Stanbridge St. So its inclusion is irrelevant and
reference to its flat roof irrelevant in relation to curved barrels.

 The 12 metre height x 5 with unusual barrel or �UFO� style building has NO COMPARABLE design anywhere in the area. These will be very visible from the Cornish Hill
Reserve and also the Western walkways on both the small and larger parts of Lake Daylesford. These would be visually odd and incongruous compared to any other
properties elsewhere in the area, and overall extremely inconsistent with the residential design enjoyed in Daylesford and the heritage overlay.

 There will be a significant, negative visual impact to the east and west. From the reserve and lake side. The proposal is inconsistent with the Cornish Hill Mining Precinct.
 Carriageway and outdoor car parks will be very visible by the many users of Cornish Hill nature reserve residents; other tourists, bushwalkers etc. and it detracts from the

vista of the reserve.

We would like the opportunity to speak to our objection at the relevant HSC meeting. We urge HSC to reject this application and protect the visual amenity of the area for all to
enjoy, not just one commercial development to spoil and profit from.

Yours sincerely
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TO HEPBURN SHIRE COUNCIL shire@hepburn.vic.gov.au  

OBJECTION TO TOWN PLANNING APPLICATION 
PA3333 CAMP STREET DAYLESFORD 

DEVELOPMENT AND USE OF THE LAND FOR GROUP 
ACCOMMODATION 
I wish to object to this proposal on a number of grounds. In summary, I consider 
that the proposal should be refused as: 

1. The proposed buildings in the shape of five identical barrels are 
inconsistent with the character and built form of the neighbourhood. 

2. The proposal does not satisfy the decision objectives of the zone and 
information submitted on a number of issues is very inadequate. 

3. The use of galvanised steel frames does not emulate the gold heritage of 
the area. 

4. The proposed development is out of character with Cornish Hill both 
present and past. 

5. The buildings will be visible from a number of surrounding locations 
including parts of Cornish Hill Reserve. Five identical, barrel shaped 
buildings are out of character and would be an eyesore. Landscaping and 
other factors will not alleviate this. 

6. The buildings, being 10-12 metres in height, are effectively 3 storey 
buildings rather than 2 storey and are much higher than the general built 
form in the area. 

7. The access to the site (Houston Street) is unsatisfactory and will be even 
worse/hazardous during the wetter months. 

8. The carparking provision, access and use of crushed rock are inadequate. 
9. The fire risks are severe, not only on the site but throughout the 

surrounding area and the proposed fire management proposal is, in my 
opinion, inadequate. 

10.  The are no significant environmental or economic benefits. 
11.  How will barrel shaped buildings allow rainwater to be collected to the 

tanks? This does not appear to have been addressed. 
12.  There are a number of similarities of this application with the proposal at 

Buninyong (City of Ballarat PLP/2020/332 VCAT P1818/2020). It is 
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submitted that the decisions by the City of Ballarat and VCAT have 
relevance to this application. 

Further explanation of my objections: 

1. The proposed buildings in the shape of five identical barrels are 
inconsistent with the character and built form of the 
neighbourhood. 
The surrounding area consists mainly of buildings that are 
rectangular and square in form and mostly single storey. The 
proposed barrel designs are visually and architecturally, 
dramatically different.  
 

2. The proposal does not satisfy the decision objectives of the zone and 
information submitted on a number of issues is very inadequate. 
The application does not provide a landscaping plan and a site 
management proposal. The site and surrounding lands are highly 
infested with gorse, blackberries and other weeds that are very 
difficult to manage. The assessment of visibility of the development 
is only partly addressed. Buildings that are around 10 to 12 metres 
high on the side of a hill will be visible from most directions yet little 
analysis has been provided. The application does not address how 
rainwater will be collected from the barrel shapes. Is the water 
supply in the area adequate? Is the sewerage system readily 
available? How does the applicant intend to address the poor 
access to the site? How will the environmental considerations be 
addressed such as the large glass windows facing west.  
 

3. The use of galvanised steel frames does not emulate the gold 
heritage of the area. 

4. The proposed development is out of character with Cornish Hill both 
present and past. 
Cornish Hill contains a number of mullock heaps including Thomas’s 
Lookout together with few building remnants. There are numerous 
walking and maintenance tracks. The Friends of Cornish Hill have 
done a remarkable effort in cleaning up many areas, developing 
tracks and improving heritage interpretation. I would argue that 
not only are galvanised steel frames out of character with the 
present and past, but more importantly, the barrel shaped 
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buildings are highly insensitive and out of character. The design 
does not compliment or support the heritage of Cornish Hill and the 
surrounding area. 

5. The buildings will be visible from a number of surrounding locations 
including Cornish Hill Reserve. Five identical, barrel shaped buildings 
are out of character and would be an eyesore. Landscaping and 
other factors will not alleviate this. 

6. The buildings being 10-12 metres in height are effectively 3 storey 
buildings rather than 2 storey and are much higher than the general 
built form in the area. 
The application acknowledges that the barrel buildings are likely to 
be visible from Lake Daylesford and the Western Valley. I submit 
that the visual impacts and analysis are inadequate and that the 
impacts would be greater than that suggested in the application. 
While the heights may be just within the maximum height for the 
zone, that does not mean that the heights are acceptable or 
appropriate. It appears that they are designed to be so high and 
effectively three storeys, so as to gain maximum advantage of 
views. This in turn increases the visual impacts of the barrel 
buildings. Landscaping is unlikely to reduce the visual impacts. Site 
inspection and analysis of the plans shows that the buildings will be 
clearly visible from parts of the Cornish Hill reserve. At 10 to 12 
metres in height, barrels 1,2 and 3 will be around 5 to 8 metres 
higher than the highest point of the property. Barrels 4 and 5 are 
on the side of the hill and the contours indicate that almost the 
whole of each building will be very visible from within the Cornish 
Hill reserve and properties to the south and west. The gorse, 
blackberries and other weeds at the top of the property currently 
provide some limited screening from the east but these weeds will 
need to be removed and that limited screening will be gone. 
 

7. The access to the site (Houston Street) is unsatisfactory and will be 
even worse/hazardous during the wetter months. 
Houston Street starts as a sealed road off King Street becoming a 
narrow gravel road and then a rutted dirt track to the subject land. 
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The gravel and rutted dirt sections are too narrow and two vehicles 
cannot pass each other safely or comfortably. Daylesford has a 
relatively high level of rainfall averaging around 876.9mm each 
year. May to October is the six month “wet period” with monthly 
rainfall averaging from 79mm to 106mm.  
 

8. The carparking provision, access and use of crushed rock are 
inadequate. 
While the buildings are each designed for two people, sometimes 
people arrive in separate cars at tourist accommodation for a 
variety of reasons. Also, guests in accommodation sometimes have 
friends drop in. If the management staff are accessible at all times 
then there needs to be parking for their visits or when there are 
other issues such tradies being called in to fix a problem. If this 
application were to be approved, then it is recommended that two 
additional car spaces be required. Use of gravel on steeply sloping 
land with high rainfall and poor soil conditions is a serious concern. 
The proposal does not address these concerns nor the poor quality 
of Houston Street and the vehicle cross-over. 
 

9. The fire risks are severe, not only on the site but throughout the 
surrounding area and the proposed fire management proposal is, in 
my opinion, inadequate. 
During the time this application was being advertised the site was 
heavily overgrown with grass, weeds, gorse and blackberries. Four 
inspections during 16th to 22st December observed that while we 
were already in the Summer period and conditions had dried out 
significantly, resulting in much higher fire risk, no effort had been 
made on-site to get the property fire-ready. Grass and weeds were 
up to a metre high and more. The application claims that there will 
be a number of management processes in place to cover fire risks 
and any problems from site occupancy by visitors. Council is asked 
to further investigate these issues if it intends to approve the 
application. The area around the subject land is considered to be a 
high fire risk even when there are not total fire ban days. Even if the 
subject land was maintained at a high standard that would not 
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address the very high fire risks surrounding it. The application has 
failed to address site management. 
 
 
 

10. The are no significant environmental or economic benefits. 
There are many types of accommodation experiences already 
available not only in Daylesford but also in the surrounding region. 
This proposal does not present any significant economic and 
tourism benefits that justify a barrel design being approved which 
conflicts with the neighbourhood character. The development 
proposed does not appear to provide any significant environmental 
benefits. The use of large areas of glass reduces energy efficiency, 
particularly as those windows face west and will experience the 
strong afternoon sun. The application does not address how the 
overall site will be managed and there are serious fire and weed 
issues present that would be very challenging to manage. The 
application suggests that this could be covered via permit 
conditions. The onus should be on the applicant to adequately 
address all such issues up front to allow proper consideration of 
all of the important issues. I consider that the application is 
inadequate and incomplete. 
 

11. How will barrel shaped buildings allow rainwater to be collected to 
the tanks? 
This concern was raised at the Buninyong appeal and it does not 
appear to have been addressed. The application now claims that 
connection to the sewerage system is proposed. Is that system 
accessible and have adequate capacity? Is the reticulated water 
supply adequate in the locality to serve the proposal? Will the 
water supply also be suitable for firefighting purposes considering 
this is a very high fire risk area? These issues should have been 
properly addressed. 
 

12. There are a number of similarities of this application with the 
proposal at Buninyong (City of Ballarat PLP/2020/332 VCAT 
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P1818/2020). It is submitted that the decisions by the City of 
Ballarat and VCAT have relevance to this application 

 

I have had a close association with Daylesford for almost 27 years including living 
here for almost 18 years. I regularly walk through Cornish Hill and have 
membership in the Friends of Cornish Hill. I also am a member of the Daylesford 
Bushwalking Group which hosts walks on Friday mornings including through 
Cornish Hill and various parts of Daylesford such as Lake Daylesford. I regularly 
walk around Lake Daylesford separately to these connections.  If this proposal 
proceeded then I would be impacted by it and it would send an undesirable 
precedent. 

 

 

 

21st December 2021 
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Wednesday, 22 December 2021 

 
TO HEPBURN SHIRE COUNCIL shire@hepburn.vic.gov.au 
 
OBJECTION TO TOWN PLANNING APPLICATION 
PA3333 CAMP STREET DAYLESFORD 
DEVELOPMENT AND USE OF THE LAND FOR GROUP 
ACCOMMODATION 
 
We wish to jointly object to this proposal on many grounds.  
 
We are the Owners/Occupiers of Residential Land at  

and are substantially impacted by this proposed 
development. 
 
We have had direct experience in building our architect-designed home 
in 2004 and know very well the restrictions in height, character, building 
materials, sympathetic design, vehicle access, street appearance, utilities 
access, trees and vegetation controls that were imposed on us at the 
time for building in this heritage overlay area with views to and from Lake 
Daylesford. We have had further experience of the strictness imposed 
when we contemplated flat roof solar panels in 2020. 
 
As a former Hepburn Shire Council Mayor 2003-2004, Warren was also 
responsible for ensuring the standards of Town Planning that allowed our 
Structural, Historic and Cultural Heritage to be considered in all Planning 
Permits. We can only hope that those standards are still being enforced. 
 
It is therefore inconceivable to us that permission could be given for this 
Project. 
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In summary, We consider that the proposal should be refused as: 
 
1. The proposed buildings in the shape of five identical barrels are totally  
inconsistent with the character and built form of the neighbourhood and 
the heritage of the adjacent sites; and 
 
2. The proposal does not satisfy the decision objectives of the zone and 
information submitted on a number of issues is very inadequate.  
Plus - The application does not provide a landscaping plan and a site 
management proposal. The site and surrounding lands are highly 
infested with gorse, blackberries and other weeds that are very 
difficult to manage.  
Plus - The assessment of visibility of the development is only partly 
addressed. Buildings that are around 10 to 12 metres high on the side of 
a hill will be visible from most directions, yet little analysis has been 
provided.  
Plus - The application does not address how rainwater will be collected 
from the barrel shapes. Is the water supply in the area adequate? Is the 
sewerage system readily available? How does the applicant intend to 
address the poor access to the site? How will the environmental 
considerations be addressed such as the large glass windows 
facing west; and 
 
3. The use of galvanised steel frames does not emulate the gold mining 
heritage of the area.  
The proposed development is a direct assault on the character with 
Cornish Hill both present and past. The surrounding area consists mainly 
of buildings that are rectangular and square in form and mostly single 
storey. The proposed barrel designs are visually and architecturally, 
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dramatically different. Cornish Hill contains many mullock heaps 
including There 
are significant walking and maintenance tracks. The Friends of Cornish 
Hill have done a remarkable effort in cleaning up areas, 
developing tracks and improving heritage interpretation. We would 
argue that not only are galvanised steel frames out of character 
with the present and past, but more importantly, the barrel 
shaped buildings are highly insensitive and out of character. The 
design does not compliment or support the heritage of Cornish 
Hill and the surrounding area. Past Council decisions on design on the 
Hill have been very insistent on preserving the character; and 
 
5. The buildings will be visible from most surrounding locations 
including parts of Cornish Hill Reserve, Lake Daylesford, and Duke 
Street. Five identical, barrel shaped buildings are out of character and 
would be an eyesore. Landscaping and other factors will not alleviate 
this; and 
 
6. The buildings, being 10-12 metres in height, are effectively 3-storey 
buildings rather than 2-storey and are much higher than the general built 
form in the area. In 2004 we were expressly limited to 9m height. There 
are no other buildings of 3-storeys and 12m in the area.  The visual 
impacts and analysis are inadequate and that the impacts would be 
greater than that suggested in the application. While the heights may, by 
ignoring the positioning, be just within the maximum height for the zone, 
that does not mean that the heights are acceptable or appropriate.  
They are out of keeping with previous decisions in this area by Council.  
It appears that they are designed to be so high and effectively three 
storeys, so as to gain maximum advantage of views. This in turn 
increases the visual impacts of the barrel buildings.  
Landscaping is unlikely to reduce the visual impacts.  
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Site inspection and analysis of the plans shows that the
buildings will be clearly visible from parts of the Cornish Hill 
reserve.  
At 10 to 12 metres in height, barrels 1,2 and 3 will be 
around 5 to 8 metres higher than the highest point of the 
property.  
Barrels 4 and 5 are on the side of the hill and the 
contours indicate that almost the whole of each building will be 
very visible from within the Cornish Hill reserve and properties to 
the south and west.  
The gorse, blackberries and other weeds at the top of the property 
currently provide some limited screening from the east but these weeds 
will need to be removed and that limited screening will be gone; 
and 
 
7. The access to the site via the unmade and completely undeveloped 
Houston Street is unsatisfactory and will be even worse/hazardous 
during the wetter months. We already suffer road and drainage problems 
from the drainage from this unmade area. There is no Storm Water drain 
in this area or at our end of the Hill. We had to develop pits and tanks 
(incl. pumping), as well as selected fruit trees,  to contain storm water on 
our property. Daylesford has a relatively high level of rainfall averaging 
around 876.9mm 

 monthly rainfall averaging from 79mm to 106mm. 
Houston Street starts as a sealed road off King Street becoming a 
narrow gravel road and then a rutted dirt track to the subject 
land. 
The gravel and rutted dirt sections are too narrow and two 
vehicles cannot pass each other safely or comfortably.  
Emergency vehicles would be dangerously inhibited. 
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Duke Street off Houston Street is a No Through Road and it meets the 
proposed Barrels  traffic (5-10 cars) at a dangerous point which will also 
need to be re-designed and developed. 
We would suggest that the Property is unable to be serviced by the 2 
Garbage trucks currently servicing Duke street or by the Parcel delivery 
services currently using this area; and 
 
8. The carparking provision, access and use of crushed rock are 
inadequate. While the buildings are each designed for two people, more 
than often from our experience short term stayers arrive in separate cars 
at tourist accommodation for a variety of reasons.  
Also, guests in accommodation often have friends drop in.  
If the management staff are accessible at all times, then there needs to 
be parking for their visits or when there are other issues such trades 
persons being called in to fix a problem.  
If this application were to be approved, then it is recommended that 
five additional car spaces are essential.  
Use of gravel on steeply sloping land with high rainfall and poor soil 
conditions is a serious concern. Our experience and the advice of the 
then Shire Engineer meant that we had to change to concreting the 
driveway and integrating the flow-offs into our tank system.  
The proposal does not address these concerns nor the poor quality of 
Houston Street and the vehicle cross-over; and 
 
9. The fire risks are severe, not only on the site but throughout the 
surrounding area and the proposed fire management proposal is, in our 
opinion, inadequate. This is a major problem and was evidenced in the 
2009 Fire threat.  
As there is only one entry/exit possible this is a major concern. 
The area around the subject land is considered to be a high fire risk even 
when there are not total fire ban days. Even if the subject land was 
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maintained at a high standard that would not address the very high fire 
risks. We would submit that these Barrels as designed are indefensible 
against fire from North, East, and South because of access, exposure, 
and lack of back-up water security. Adding the poor access makes them 
in our opinion a death trap  for inexperienced users; and 
 
10. The are no significant environmental or economic benefits to justify 
this development. This proposal does not present any significant 
economic and tourism benefits that justify a barrel design being 
approved which conflicts with the neighbourhood character.  
The development proposed does not appear to provide any significant 
environmental benefits.  
The use of large areas of glass reduces energy efficiency, particularly as 
those windows face west and will experience the strong afternoon sun. 
Our own experience shows that the Western exposure is severe and 
requires not only double glazing but carefully designed coverings and 
shadings.  
The application does not address how the overall site will be managed 
and there are serious fire and weed issues present that would be very 
; and 
 
11. How will barrel shaped buildings allow rainwater to be collected to 
the tanks? This does not appear to have been addressed. See our 
comments on what we had to do in 2004; and 
 
12. There are many similarities of this application with the proposal at 
Buninyong (City of Ballarat PLP/2020/332 VCAT P1818/2020). It is 
submitted that the decisions by the City of Ballarat and VCAT have 
relevance to this application and have significant precedent value 
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We have been through so many of these issues with our own 
development as well as having Leadership experience in the 2009 Fire 
scenario. 
 
We truly believe that this development is dangerous, poorly designed, 
lacking in understanding of the threats and impacts, and, if approved, 
would throw the heritage controls and aspirations completely out. 
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From:
Sent: Friday, 17 December 2021 3:53 PM
To:
Subject: RE: Sky Barrels for Cornish Hill  PA 3333

Hello ,

I have tracked down the number of the planning application to which I wish to object. It is PA 3333. I haven�t actually checked on the Council website but have seen this 
number quoted elsewhere so hope it is correct. 
 
I have to say that I find it very disturbing that Council may be put to considerable expense in any attempt to oppose the application. It seems that the applicant is 
quite litigious having taken the Ballarat Council to VCAT over a similar  proposal rejected by it. What can be done to reduce these unnecessary costs�.is it something 
that the combined Councils (via the Local Government Act) can perhaps address?  
 
With kind regards 
 

From:
Sent: Tuesday, 14 December 2021 9:50 AM
To:
Subject: RE: Sky Barrels for Cornish Hill

Good morning

Are you able to provide a Planning Application number that this is related to?

With thanks and kind regards,

  
 
  

ATTACHMENT 10.1.3

MINUTES - ORDINARY MEETING OF COUNCIL - 17 MAY 2022 238



2

Allicia Cooper Wallis
Administration Support Statutory Planning  

Phone: 0353216102 � Email: acooperwallis@hepburn.vic.gov.au
PO Box 21, Daylesford, Victoria, 3460

Hepburn Shire Council is on Dja Dja Wurrung Country.
We are an inclusive workplace that embraces diversity in all its forms. 

hepburn.vic.gov.au 

      

 

 

The information contained in this communication from the sender is privileged and confidential.  It is intended solely for use by the recipient 
and others authorised by the recipient to receive it.  If you are not the intended recipient, you are hereby notified that any disclosure, 
copying, distribution or taking action in relation of the contents of this information is strictly prohibited and may be unlawful.  Any personal 
information in this email must be handled in accordance with the Privacy and Data Protection Act 2014 (Vic) and other applicable laws.  If 
you have received this transmission in error, please inform us by return email then delete it immediately from your system.

From:
Sent: Friday, 10 December 2021 4:46 PM
To: Hepburn Shire Mailbox <Shire@hepburn.vic.gov.au>
Subject: Sky Barrels for Cornish Hill

I wish to object to the very ugly proposal to install �Sky Barrels� on Cornish Hill.
Said to be a tourist attraction/accommodation, I cannot imagine a less attractive proposal. They are an absolute eyesore and it is hard to see how they could possibly add
to the Daylesford amenity.
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Cornish Hill is a part of Daylesford which has much potential for building on its natural advantages with walking paths, weed removal and generally receiving a bit more
care and attention when funds can be found.

The addition of the sky barrels would be extraordinarily ugly addition to the landscape and it is hard to see how anyone interested in enhancing tourism in Daylesford
would come up with such a wild and unattractive idea.

I hope that the Hepburn Shire will follow Ballarat and VCAT�s example and dismiss the application with no further ado. Clearly the proposal has received far more attention
and has cost the Victorian community far more in time and money than it merits already.

Regards

Sent from Mail for Windows
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10.2 PA 3335 – USE AND DEVELOPMENT OF LAND AT 153 CHARLIES ROAD, ELEVATED 
PLAINS
DIRECTOR COMMUNITY AND DEVELOPMENT

In providing this advice to Council as the Acting Manager Planning and Building, I 
Alison Blacket have no interests to disclose in this report.

ATTACHMENTS

1. 153 Charlies Road, Elevated Plains - 01- Application- Form-for-a- Planning- 
Permit [10.2.1 - 6 pages]

2. 153 Charlies Road, Elevated Plains - Planning Report - V 2 [10.2.2 - 33 pages]
3. Bushfire Development Report for 153 Charlies Road Elevated Plains v 2.1 

[10.2.3 - 44 pages]
4. Charlies Road Elevated Plains TP Pack - Lodgement [10.2.4 - 13 pages]
5. Clifftop At Hepburn- Elevated Plain- Draft BEMP v 2.1 [10.2.5 - 23 pages]
6. Revised LCA for 153 Charlies Road Elevated Plains [10.2.6 - 35 pages]
7. PA 3335 Objections Charlies Rd [10.2.7 - 90 pages]

EXECUTIVE SUMMARY

This application seeks to use and develop 153 Charlies Road, Elevated Plains as a 
“glamping” camping and caravan park. The site is located within the Farming Zone 
(FZ) and is subject to the Bushfire Management Overlay (BMO) and Environmental 
Significance Overlay (ESO).

Planning application PA 2703 was considered and refused by Council in 2020. This 
decision was appealed to VCAT (Clifftop at Hepburn v Hepburn SC [2021] VCAT 546) 
who determined that the refusal should be upheld. The basis for this decision 
directly related to bushfire risk, in particular the proposed use of in-ground bunkers 
was not supported as the Shelter in Place, lack of a building for this purpose and no 
on-site manager.

The Tribunal found that all other aspects of the application were generally 
compatible with the objectives of the Farming Zone.

This application includes a draft Bushfire Emergency Management Plan prepared by 
Terramatrix, August 2021. The Country Fire Authority (CFA) did not object to the 
application subject to conditions, including the requirement for a Bushfire 
Management Plan to be submitted and endorsed by the Responsible Authority.

All concerns as raised by Victorian Civil and Administrative Appeals Tribunal (VCAT) 
have been addressed in this application.

A total of 24 objections have been received, raising concerns including risk to life; 
conflict with farming uses; inappropriate use of this road; amenity impacts.

It is recommended that a Notice of Decision to Grant a Permit be issued with 
conditions for the Use and Development of a Camping and Caravan Park and one 
associated business identification sign.
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OFFICER’S RECOMMENDATION

 That Council:

1. Makes a determination to issue a Notice of Decision to Grant a Permit for the use 
and development of a Camping and Caravan Park and display of a business 
identification sign at 153 Charlies Road, Elevated Plains subject to the following 
conditions:

a. The layout of the use and the development as shown on the endorsed plans 
and associated endorsed reports must not be altered or modified unless 
otherwise agreed in writing by the Responsible Authority.

b. Before the development starts, a landscape plan is required to the satisfaction 
of the Responsible Authority. Once approved the landscape plan will be 
endorsed forming part of this permit. This landscape plan must show:

i. pathways from each accommodation unit to the Shelter in Place;
ii. all space between the accommodation and SIP as a defendable area

iii. Any landscaping to be appropriate for a high risk fire area.
c. Before the use begins, all landscaping works as shown on the endorsed plan 

must be carried out and completed to the satisfaction of the Responsible 
Authority.  When the landscaping works have been completed, written 
confirmation must be provided to the satisfaction of the Responsible Authority 
that landscaping of the land has been undertaken in accordance with the 
endorsed landscaping plans.

d. All landscaping works as shown on the endorsed plans must be maintained, 
including that any dead, diseased or damaged plants are to be replaced, to 
the satisfaction of the Responsible Authority.

e. Before the use begins, a Land Management Plan must be submitted 
stipulating how the area subject to the approved CHMP will be managed to 
the satisfaction of the Responsible Authority. Once approved this plan will be 
endorsed forming part of this permit.

f. The location and details of the sign, including their materials and structure as 
shown on the endorsed plans must not be altered or modified unless 
otherwise agreed in writing by the Responsible Authority.

g. No more than 30 persons may be permitted on the land at any one time 
unless otherwise agreed in writing by the Responsible Authority.

h. All external materials must be non-reflective and finished in natural colours or 
shades to the satisfaction of the Responsible Authority.

i. The bushfire mitigation measures forming part of this permit or shown on the 
endorsed plans, including those relating to construction standards, 
defendable space, water supply and access, must be maintained to the 
satisfaction of the Responsible Authority on a continuing basis. This condition 
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continues to have force and effect after the development authorised by this 
permit has been completed.

Amenity

j. The use must be managed so that the amenity of the area is not detrimentally 
affected though the:

i. transport of materials, goods or commodities to or from the land;
ii. appearance of any buildings, works or materials;

iii. emission of noise, artificial light, vibration, smell, fumes, smoke, 
vapour, steam, soot, ash, dust, waste water, waste products, grit or 
oil; and

iv. the presence of vermin.

              to the satisfaction of the Responsible Authority.

k. Construction activities must be managed so that the amenity of the area is 
not detrimentally affected through the:

i. Transport of materials, goods or commodities to or from the land;
ii. inappropriate storage of any works or construction materials;

iii. hours of construction activity;
iv. emission of noise, artificial light, vibration, smell, fumes, smoke, 

vapour, steam, soot, ash, dust, waste and storm water runoff, waste 
products, grit or oil; and

v. presence of vermin.

to the satisfaction of the Responsible Authority.

l. No amplified music, announcements or broadcasts are to be audible beyond 
the property boundary of the land.

m. All security alarms must be of a silent type and be directly connected to a 
security service to the satisfaction of the Responsible Authority.

Waste storage areas to be provided

n. Provision must be made on the land for the storage and collection of waste 
and recyclables. This area must be graded and drained and screened from 
public view to the satisfaction of the Responsible Authority.

o. All waste material not required for further onsite processing must be regularly 
removed from the land. All vehicles removing waste must have fully secured 
and contained loads so that no wastes are spilled or dust or odour is created 
to the satisfaction of the Responsible Authority.

Engineering

Stormwater

p. All stormwater discharged from the subject land shall be connected to the 
legal point of discharge to the satisfaction of the Responsible Authority. No 
concentrated stormwater shall drain or discharge from the land to adjoining 
properties. 
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Road upgrade works

q. It is the responsibility of this permit holder(s) to construct and maintain the 
unmaintained/unmade Charlies Road from a maintained road network (i.e. 
from 143 Charlies Road) to the subject land to the satisfaction of Responsible 
Authority. 

r. Prior to the commencement of use, the road shall be formed, drained and 
surfaced in accordance with detailed plans and specifications prepared by the 
land owner and approved by the Responsible Authority. 

s.  The road shall be designed and constructed to relevant Australian and 
VicRoads standards and in accordance with the requirements of Infrastructure 
Design Manual (IDM) and IDM standard drawing SD600. 

t. The road must comprise of; 
i. 4.0m pavement width comprising; 

o Minimum 200mm compacted depth class 3 20mm FCR sub-base;
o Minimum 100mm compacted depth class 2 20mm FCR base; 

Or 

o 300mm compacted depth approved gravel sub base
ii. Table drains and culverts including pipe culverts at road intersections as 

required.
u.  The developer shall prepare all documents required for obtaining approval 

from Dja Dja Wurrung Clans Aboriginal Corporation for road works and 
submitted to the Responsible Authority for forwarding them to the Dja Dja 
Wurrung Clans Aboriginal Corporation. All costs incurred in complying with 
the Dja Dja Wurrung Clans Aboriginal Corporation requirements shall be 
borne by the developer. 

Access

2. Vehicle access/crossing to the land is to be located, constructed and maintained 
to the satisfaction of the Responsible Authority. 

3. Prior to statement of compliance the following will be constructed for approval by 
the Responsible Authority:

a. Vehicle access/crossing to all lots is to be constructed in accordance with 
Infrastructure Design Manual Standard Drawing SD 255 or to approval of 
responsible authority. 

b. Vehicle access/crossing to the land shall be located so that adequate sight 
distance is achieved to comply with Australian Standard AS2890.1:2004 
Section 3.2.4 and as specified in Ausroad’s Guide to Road Design Part 4A 
Section 3.4 - ‘Sight Distance at Property Entrance’. 

c. Minimum 10.0m and 9.0m clearance shall be maintained from any road 
intersection and between adjacent crossovers respectively. 
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d. Any proposed vehicular crossing shall have satisfactory clearance to any 
side-entry pit, power or Telecommunications pole, manhole cover or 
marker, or street tree.  Any relocation, alteration or replacement required 
shall be in accordance with the requirements of the relevant Authority and 
shall be at the applicant’s expense. 

4. The final location and construction of the vehicle crossing is to be approved by the 
Responsible Authority via a “Consent to Work within the Road Reserve”, prior to 
the undertaking of works. 

5. Appropriate signage and linemarking shall be provided to the satisfaction of the 
Responsible Authority. 

Carparking

6. Before construction works start associated with the provision of carparking, 
detailed layout plans demonstrating compliance with AustRoads Publication 
‘Guide to Traffic Engineering Practice: Part 11 Parking’, Australian Standard 
"AS2890: Parking Facilities” and to the satisfaction of the Responsible Authority 
must be submitted to and approved by the Responsible Authority. The plans must 
be drawn to scale with dimensions. 

7. Before the use or occupation of the development starts, the area(s) set aside for 
parking of vehicles and access lanes as shown on the endorsed plans must be: 

a. surfaced with an all-weather surface and treated to prevent dust; 
b. drained in accordance with an approved drainage plan; 
c. provision for vehicles to pass on driveways and 
d. constructed and completed to the satisfaction of the Responsible 

Authority. 
e. Area that is adequate for loading /unloading of recurring deliveries. 
f.
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8. Where the boundary of any car space, access lane or driveway adjoins a footpath 
or a garden area, a kerb or a similar barrier shall be constructed to the 
satisfaction of Responsible Authority.

9. Prior to Statement of Compliance it is the responsibility of the developer to meet 
the requirements and standards as set out in the IDM (Infrastructure Design 
Manual) version 5.20.

10. All works must be constructed and completed prior to commencement of use. 

11. All costs incurred in complying with the conditions of this permit shall be borne by 
the permit holder. 

CFA

12. Before the development starts, a Bushfire Management Plan (separate to the 
Bushfire Management Statement) must be submitted to and endorsed by the 
Responsible Authority. Once endorsed the plan must not be altered unless agreed 
to in writing by CFA and the Responsible Authority. The plan must be generally in 
accordance with Map 4- Bushfire Management Plan (pages 1 to 3) incorporated 
at pages 37 to 39 of the Bushfire Management Statement prepared by 
Terramatrix, dated March 2022 but modified to replace the conditions for Outer 
Zone Defendable Space with:

 Grass must be short cropped and maintained during the declared fire 
danger period. 

 All leaves and vegetation debris must be removed at regular intervals 
during the declared fire danger period.

 Individual and clumps of shrubs must not exceed 5m2 in area, must be 
separated by at least 5m and must not be located under trees.

 There must be a clearance of at least 2 metres between the lowest tree 
branches and ground level. 

13. Before the development starts, the site plan: Fire Safety must be amended to the 
satisfaction of CFA and then submitted to and endorsed by the Responsible 
Authority. Once endorsed the plan must not be altered unless agreed to in writing 
by CFA and the Responsible Authority. The plan must be generally in accordance 
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with the site plan: Fire Safety, prepared by Robin Larsen Design, dated 
20/04/2022 but modified to show suitable fire vehicle access being provided to a 
hydrant compliant with AS 2419.1:2021 that is within 120m of all yurts, domes 
and caravans. 

14. Before the development is occupied, the shelter in place building (SIP) shown on 
the endorsed plan must be constructed on the land. The designed and 
construction of the SIP must:

a. have regard to it’s purpose as a place of shelter during a bushfire, 
including the number of likely occupants, tenability within the building 
for that number of occupants during a bushfire, and the likely level of 
exposure to the building from a bushfire; and

b. be certified by a suitably qualified ‘fire safety engineer’.

15. Before the development starts, an amended Bushfire Emergency Management 
Plan to the satisfaction of CFA must be submitted to and endorsed by the 
Responsible Authority. The plan must be generally in accordance with the 
Preliminary Draft: Bushfire Emergency Management Plan prepared by 
Terramatrix, dated March 2022 but modified to: 

c. Be clear that prior to any evacuation of the site, the location of any 
bushfires relative to egress routes and the ability to safely travel those 
egress routes is considered. 

d. Once endorsed, the plan must not be amended or altered unless 
otherwise agreed in writing by CFA. This does not apply to minor 
administrative updates such as contact details, people, agency names 
that enable the plan to remain current. 

16. Before the development is occupied, the owner must enter into an agreement 
with the responsible authority under Section 173 of the Planning and Environment 
Act 1987. The agreement must provide for the following:

 The premises must be managed at all times in accordance with the 
following plans endorsed as part of Planning Permit 3335, or as per an 
approved amendment of any such plan to the satisfaction of the 
Responsible Authority: 
o Bushfire Management Plan.
o Bushfire Emergency Management Plan. 
o site plan: Fire Safety. 
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17. The shelter in place building constructed on the land must be maintained on an 
ongoing basis in a standard that enables it to fulfil its purpose.

Goulburn Murray Water

18. All construction and ongoing activities must be in accordance with sediment 
control principles outlined in ‘Construction Techniques for Sediment Pollution 
Control’ (EPA, 1991). 

19. All wastewater from the dwelling must be treated to a standard of at least 
20mg/L BOD and 30mg/L suspended solids using a package treatment plant or 
equivalent. The system must have a certificate of conformity issued by the 
Conformity Assessment Body (or equivalent approval) and be installed, operated 
and maintained in accordance with the relevant Australian Standard and EPA 
Code of Practice. 

20. The wastewater management system must be appropriately designed to manage 
the potential volume of wastewater generated under full occupancy of the site 
including an appropriately sized disposal area based on a full water balance 
specific to the proposal and subject land. 

21. The wastewater disposal area must be located at least: 100m from any 
waterways, 40m from any drainage lines, 60m from any dams, and 20m from any 
bores. 

22. The wastewater disposal area must be kept free of stock, buildings, driveways, 
pedestrian access, recreational use and service trenching and must be planted 
with appropriate vegetation to maximise its performance. Stormwater must be 
diverted away. A reserve wastewater disposal field of equivalent size to the 
primary disposal field must be provided for use in the event that the primary field 
requires resting or has failed.

23. No buildings are to be constructed within 30 metres of any waterways or on any 
drainage lines.

North Central Catchment Management Authority

24. All buildings and works must be setback a minimum of 30 metres from the top of 
bank of the waterway that traverses the property.

Permit Expiry
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25. This permit will expire if one of the following circumstances applies:

a. The development is not started within two years of the date of this 
permit.

b. The development is not completed within four years of the date of this 
permit.

c. The use is not started within four years of the date of this permit.
d. The use is discontinued for a period of two years.

The Responsible Authority may extend the permit if a request is made in writing in 
accordance with Section 69 of Planning and Environment Act 1987.

Notes

Please note that this approval does not constitute a Building Permit. You should 
enquire with Council’s Building Services Unit on 5734 6230 to determine if a building 
permit is required for this proposal.

Ms Louise Cass addressed Council in objection to the application. 
Mr Paul Carney addressed Council in objection to the application. 
Mr John Stockfeld addressed Council in objection to the application. 
Mr Ken Mansell addressed Council in objection to the application. 
Mr Jeremy Whitehead addressed Council in objection to the application. 
Ms Carolyn Whitehead addressed Council in objection to the application. 
Ms Debra Rauber addressed Council in objection to the application. 
Ms Linda Hancock addressed Council in objection to the application. 
Mr Tino Gerali addressed Council in objection to the application. 
Mr Mark Considine addressed Council in objection to the application. 

MOTION

That Council, having caused notice of the planning application under Section 52 of 
The Planning and Environment Act 1987 (the Act) to be given, and having considered 
all the matters required under Section 60 of the Act decides to issue a Refusal to 
Grant a Planning Permit PA 3335 for the use and development of a Camping and 
Caravan Park and display of a business identification sign in respect of the land 
known as 153 Charlies Road, Elevated Plains on the following grounds:

1. The proposal is inconsistent with Clause 14.01-1L of the Hepburn Planning 
Scheme ‘Protection of agricultural land’ as the proposal does not minimise the 
adverse impact that an accommodation use will have on the productivity and 
operation of agricultural land.

2. The proposal will fragment an existing productive rural area and is therefore 
inconsistent with the purpose and decision guidelines of the Farming Zone at 
Clause 35.07 of the Hepburn Planning Scheme. 
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3. The proposal is inconsistent with Clause 13.02-1S Bushfire planning and the 
purpose and decision guidelines of Clause 44.06, Bushfire Management 
Overlay of the Hepburn Planning Scheme as it has not been adequately 
demonstrated that the proposal and bushfire response would not pose an 
unacceptable risk to human life.

4. The proposal is inconsistent with the Decision Guidelines at Clause 65.01 of 
the Hepburn Planning Scheme and does not result in the orderly planning of 
the area nor does it respond to the degree of fire hazard associated with the 
location of the land and the proposed use.

5. Existing access arrangement to the site are inappropriate to cater for an 
increase in vehicular traffic and types of vehicles accessing the site including 
fire trucks.

6. The proposal is inconsistent with Decision Guidelines of Clause 65 of the 
Hepburn Planning Scheme and results in a poor planning outcome for the 
area.

Moved: Cr Lesley Hewitt
Seconded: Cr Don Henderson
Carried

Cr Bray called for a Division:
For: Cr Don Henderson, Cr Lesley Hewitt, Cr Brian Hood, Cr Juliet Simpson, Cr Tim 
Bray, Cr Jen Bray 
Against: Nil 

BACKGROUND

Site and Surrounds

153 Charlies Road, Elevated Plains has a total area of 7.99ha and is located at the 
eastern end of Charlies Road, being an unmade and unsealed road extending from 
Hepburn-Newstead Road, approximately 1.5km to the west of the subject site. 
Hepburn Springs township is located approximately 2km south, accessed via the 
Hepburn-Newstead Road.

The site abuts the Wombat State Forest to the north and the east. Land to the west 
and south of the subject site is used for farming purposes including olive groves and 
grazing.

The site is currently undeveloped with native vegetation on the north and eastern 
portions of the site while the southern area is cleared. The site has a slope of 30m 
southwest to northeast.

A northern section of the site is within an area of cultural heritage sensitivity. The 
application proposes to develop to the south of this defined area. The unaffected 
portion of this land provides 4.79ha of developable space.
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Proposal

It is proposed to use and develop the land as a “camping and caravan park”. The 
proposal includes the development of 11 permanent structures including four Yurts; 
three Dome tents and four Caravans that can accommodate up to a total of 26 
persons. A stand-alone communal deck is proposed for the use of occupants with 
views to the forest.

It is proposed that the accommodation will not allow persons under the age of 
eighteen years and that a total of four staff will be on site at any one time.

A designated car parking area is to be provided toward the southwest of the site, 
closest to the access point to Charlies Road and is dimensioned to accommodate 
twelve vehicles.

A Shelter in Place Building is proposed to the north of the carparking area and three 
water tanks are proposed to be located in the southwest corner adjacent to the 
carpark.

One business identification sign is proposed, measuring 530mm x 7500mm to be 
located at the front driveway entrance. The sign is to be constructed of steel and set 
on steel rails 550mm above ground.

An approved CHMP accompanies the application.

Relevant Planning Ordinance applying to the site and proposal

Zoning: Farming Zone, Schedule 2 (FZ2)

Overlays: Environmental Significance Overlay, Schedule 1 (ESO1)

Bushfire Management Overlay (BMO)

Particular 
Provisions

Clause 52.05 – Signage

Clause 52.06 – Car parking

Clause 52.12 – Bushfire Protection: Exemptions

Clause 53.02 – Bushfire

Relevant 
Provisions of the 
PPF

Clause 02.04 Strategic Directions

Clause 11.01-1R Settlement - Central Highlands

Clause 13.02-1S Bushfire Protection 

Clause 13.07-1S Land use compatibility

Clause 14.01-01L Protection of agricultural land

Clause 14.02-1L Catchment and land protection

Clause 14.02-2S Water quality
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Clause 15.01-5L-02 Neighbourhood character in townships 
and settlements

Clause 15.01-6S Design for rural areas

Clause 65 Decision Guidelines

Clause 71.02-3 Integrated decision making

Clause 35.07-1

Clause 35.07-4

Section 2 Use

Construct or carry out works 
associated with a Section 2 
Use

Clause 42.01-2 Construct a building not 
connected to reticulated 
sewerage

Site cut exceeds a depth of 1m

Under what 
clause(s) is a 
permit required?

Clause 44.06 – BMO Construct a building associated 
with all forms of 
accommodation

Objections? 24

Referrals – Internal Engineering – no objection subject to conditions

Referrals – 
External under 
Section 55 of the 
P&E Act

All authorities as listed below advise no objection to the 
proposed subdivision subject to conditions:

Goulburn Murray Water; CFA; Central Highlands Water; 
NCCMA

KEY ISSUES

Previous VCAT Decision

A previous planning application, PA 2703, for the use and development of this site 
for a Camping and Caravan Park was considered by Hepburn Shire Council at its 
meeting on 21 July 2020 where it was determined to refuse the application.

The Notice of Decision to Refuse an Application was appealed to VCAT and heard as 
Clifftop at Hepburn Pty Ltd vs Hepburn SC [2021] VCAT 546. The Tribunal determined 
in May 2021 that the Council decision is upheld and concluded that”

While there are many aspects of this proposal that are favourable, this was a 
proceeding which turned on the question of the layered bushfire solution for this land 
use. I was not satisfied that the proposal in its current form would reduce the risk to 
human life to an acceptable level. 
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The policies relevant to this application include those relating to the rural use of 
farming land and the impact of development on bushfire risk, as well as water 
management.

The Farming Zone, Schedule 2 was added through Amendment C80hepb to the 
Hepburn Planning Scheme. This was an adopted document when the matter was 
considered.

Of relevance to this application the Tribunal determined:

 The orientation of the Yurts must ensure no conflict with the agricultural use, 
including spraying of the olive grove, of abutting properties. Yurts 1 and 2 in 
this application have been revised to face east and away from any spray drift 
that may result. This is satisfactory.

 The impacts on the amenity of surrounding properties would be acceptable. 
This is maintained through the current application.

 The closest dwellings to the subject site were well setback and that there is 
no need for a patron management plan. No additional dwellings have since 
been constructed on abutting properties.

 The access to the subject site is acceptable. The Tribunal member personally 
visited the site and concluded that:

Due to the nature of the road, traffic should not be moving at high speeds and would 
not necessarily coincide with peak periods. While there will be an increase in traffic, 
including larger vehicles using the road that will be noticeable within this rural 
environment, I consider that the overall rural amenity will not be significantly 
affected.

 The intersection with Hepburn-Newstead Road is acceptable, with low-speed 
vehicles and existing vehicle measurements. There has been no further 
changes to this intersection.

 Wastewater is sufficiently located. Goulburn Murray Water have advised of 
no objection to the application subject to conditions.

 The forested area to the north of the property, subject to an approved 
Cultural Heritage Management Plan (CHMP is to be fenced off. The Tribunal 
suggested that a Land Management Plan would be appropriate to resolve 
how this area may be fenced and whether access is appropriate. It is 
appropriate to require this as a condition of permit.

In its 2020 decision, the Tribunal determined that the proposal “…is generally 
compatible with the policies for agriculture and the objectives of the Farming Zone…”

The Tribunal determined that the proposed use of this site for Camping and Caravan 
Park is “generally compatible with the policies for agriculture and the objectives of 
the Farming Zone…”

No new policy was introduced through Amendment C80 to the Hepburn Planning 
Scheme that may alter this decision.
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Future Agriculture Use

The Tribunal agreed that the rocky nature of the 4ha of usable space on the subject 
site made it difficult to use for agricultural purposes.

This application includes a Land Capability Report by EWS Environmental and dated 
30 August 2021 and demonstrates the condition of the subject site.

The nature of the use and development includes elevated structures, lessening any 
impact on the soil beneath. The land will be managed through its use as an eco-
tourism development. The site could be restored to agricultural land if the use and 
development is no longer operational.

Bushfire Risk

The Tribunal found that the key concerns of PA 2703 regarded bushfire risk to human 
life was not acceptable. The Tribunal did not support the previous choice of in-
ground bunkers as Shelter in Place. In addition, the Tribunal determined that the 
future defendable space associated with the Shelter in Place facility should include 
all the land between the accommodation units and the shelter.

This application (PA3335) proposes a single Shelter in Place building that is accessible 
for people of all abilities, including 48sqm of internal space to accommodate 30 
persons. 

The Shelter in Place building is a 3m high building with an external area of 72sqm, 
constructed of steel sheeting to a minimum Bushfire Attack Level 29 (BAL29) and is 
proposed to be located to the north of the car parking area, being 90m from the 
edge of the forest within the same title and includes 30m of defendable space from 
the west and the south. 

The steel will be designed in Colorbond “Monument” which will result in a muted 
finish.

The use of a single building will ensure all abilities can be marshalled to this point in 
the event of an emergency.

The revised plans that form this application do not include a landscaping plan. A 
permit condition should be included to show appropriate surface types to assist all 
abilities to access the Shelter in Place from each accommodation unit. 

It is appropriate that a landscaping plan be prepared through a permit condition, 
specifying species that are compatible to the area and bushfire risk.

The Shelter in Place must be to the satisfaction of the Country Fire Authority (CFA), 
as per their required conditions.

POLICY AND STATUTORY IMPLICATIONS 

This application meets Council’s obligations as Responsible Authority under the 
Planning and Environment Act 1987.
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GOVERNANCE ISSUES

The implications of this report have been assessed in accordance with the 
requirements of the Victorian Charter of Human Rights and Responsibilities.

SUSTAINABILITY IMPLICATIONS

There are no sustainability implications associated with this report.

FINANCIAL IMPLICATIONS

Any application determined by Council or under delegation of Council is subject to 
appeal rights and may incur costs at VCAT if appealed. Any appeal lodged is likely to 
be heard under the principles of a Repeat Appeal.

RISK IMPLICATIONS

No risks to Council other than those already identified.

COMMUNITY AND STAKEHOLDER ENGAGEMENT

The application has been advertised by sending notification of the proposal to 
adjoining and adjacent owners and a notice on the land. As a result, 24 objections 
have been received. 

Council acknowledged all objections on 27 October 2021. 

The issues raised in the objections are addressed individually as follows.

Farming Zone conflict 

The land is largely covered with native vegetation with the remaining area classified 
as “High” agricultural land. The Tribunal found that this is not the case on the ground 
given the rocky outcrops, soil type and slope of the land.

Activities including spraying of the neighbouring olive grove was previously 
acknowledged by VCAT. All accommodation should be orientated so to not be 
directly affected by spray drift.

The density of accommodation sought is not to be considered in the same way as a 
permanent residence, with seasonal capacities and limited equipment onsite.

Contrary to Planning Policy

The Tribunal found that the eco-tourism use is generally compatible with the policies 
for agricultural and the Farming Zone. The changes required through Amendment 
C80 are policy neutral.

Caravan Park Regulations 

The proposed development satisfies the definition of Camping and Caravan Park as 
provided within the Hepburn Planning Scheme, specifically, “Land used to allow 
accommodation in caravans, cabins, tents or the like”.
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Bushfire Risk

A Bushfire Management Statement has been provided with the application. 

The CFA have no objection to the proposed accommodation with a permanent 
Shelter in Place building and fire management plan including the presence of a fire 
warden on days of Very High Fire Danger, subject to conditions. It is noted that the 
mandatory conditions of the BMO do not apply to this application.

A single Shelter in Place (SIP) is provided close to the water tanks and carpark. No 
pathway is shown from any accommodation to the SIP and could be required as a 
permit condition. 

No detail is provided for the wood fire heating systems and this will be a matter for 
consideration at the building permit stage.

VCAT recommended that the yurts should be placed to minimise the relationship 
with the trees on site, to a minimum of 30m. This has been achieved.

Environment 

The camping and caravan park as proposed will have a limited impact on the 
surrounding flora and fauna. The vehicle access to the site is established and the 
quality of the road is such that driving will be slow, thus minimising threat to animals.

Waste water

The Goulburn Murray Water Authority do not object to the application subject to 
conditions. The Tribunal was previously satisfied that the waste water area was 
appropriately located. The location is not altered.

Visual Amenity

Each accommodation unit is located to ensure no unreasonable overlooking will 
occur. Private views are not protected by the planning scheme.

Noise

Dwellings on surrounding properties are well set back from the subject site and will 
not be unreasonably affected by noise from the accommodation.

No Net Community Benefit

The eco-tourism accommodation will bring visitors to the area as encouraged 
through Council’s Tourism Policy.

Traffic on Charlies Road / Condition of Charlies Road 

The Tribunal previously considered the condition of Charlies Road and expert 
evidence regarding the use of the road. It was determined that as the road is 
unsealed, traffic movements will be slow and cause less concern than otherwise. The 
number and type of additional vehicles was considered acceptable and “that the 
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overall rural amenity will not be significantly affected” (para97). This remains 
relevant.

Cost of Development

Council relies on the permit applicant to provide an honest appraisal of cost of 
development as a signed statutory declaration.
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Application for a Planning Permit
If you need help to complete this form, read MORE INFORMATION at the end of this form.

Any material submitted with this application, including plans and personal information, will be made
available for public viewing, including electronically, and copies may be made for interested parties for
the purpose of enabling consideration and review as part of a planning process under the Planning
and Environment Act 1987. If you have any questions, please contact Council’s planning department.

Questions marked with an asterisk (*) must be completed.

If the space provided on the form is insufficient, attach a separate sheet.

Click for further information.i

Formal Land Description *
Complete either A or B.

This information can be 
found on the certificate  
of title.

If this application relates to more than 
one address, attach a separate sheet 
setting out any additional property 
details.

The Land i

Address of the land. Complete the Street Address and one of the Formal Land Descriptions.

Postcode:Suburb/Locality:

Street Address *
St. No.:Unit No.: St. Name:

Lot No.: No.:A

OR

B Crown Allotment No.: Section No.:

Parish/Township Name:

Lodged Plan Title Plan Plan of Subdivision

Application for a Planning Permit  |  Regional Council Page 1

For what use, development  
or other matter do you  
require a permit? *

i

The Proposal
You must give full details of your proposal and attach the information required to assess the application. 
Insufficient or unclear information will delay your application.

Provide additional information about the proposal, including: plans and elevations; any information required by the 
planning scheme, requested by Council or outlined in a Council planning permit checklist; and if required, a description 
of the likely effect of the proposal.

Estimated cost of any 
development for which the 
permit is required *

i
Cost $ You may be required to verify this estimate. 

Insert ‘0’ if no development is proposed.

Planning Enquiries
Phone: (03) 5348 1577 
Web: www.hepburnshire.vic.gov.au

ATTACHMENT 10.2.1
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153 CHARLIES ROAD

ELEVATED PLAINS 3461

B8 3

Parish of Franklin

USE AND DEVELOPMENT OF THE LAND FOR A CAMPING AND 
CARAVAN PARK (COMPRISING 4 YURTS, 3 DOME TENTS 4 
AIRSTREAM CARAVANS), AND ONE ASSOCIATED BUSINESS 
IDENTIFICATION SIGNAGE

500,000



Title Information i

Encumbrances on title *

Provide a full, current copy of the title for each individual parcel of land forming the subject site.  
The title includes: the covering ‘register search statement’, the title diagram and the associated title documents, known 
as ‘instruments’, for example, restrictive covenants.

Does the proposal breach, in any way, an encumbrance on title such as a restrictrive covenant, 
section 173 agreement or other obligation such as an easement or building envelope?

Yes (If ‘yes’ contact Council for advice on how to proceed before continuing with this 
application.)

No

Not applicable (no such encumbrance applies).

Application for a Planning Permit  |  Regional Council Page 2

Applicant and Owner Details
Provide details of the applicant and the owner of the land.

Applicant *

The person who wants the 
permit.

Organisation (if applicable):
Postal Address: If it is a P.O. Box, enter the details here:

Title: First Name: Surname:

Postcode:State:Suburb/Locality:

St. No.:Unit No.: St. Name:

Name:

Contact person’s details* Same as applicant

Organisation (if applicable):

Where the preferred contact 
person for the application is 
different from the applicant, 
provide the details of that 
person.

Postcode:State:Suburb/Locality:

St. No.:Unit No.: St. Name:

Name:

Title: First Name: Surname:

Contact information for applicant OR contact person below

Business phone:

Mobile phone:

Email:

Fax:

Please provide at least one 
contact phone number *

Owner *

The person or organisation 
who owns the land

Where the owner is different 
from the applicant, provide 
the details of that person or 
organisation.

Organisation (if applicable):

Owner’s Signature (Optional): Date: 
day / month / year

Postcode:State:Suburb/Locality:

St. No.:Unit No.: St. Name:

Same as applicant
Name:

Title: First Name: Surname:

Postal Address: If it is a P.O. Box, enter the details here:

Postal Address: If it is a P.O. Box, enter the details here:

i

Describe how the land is 
used and developed now *
For example, vacant, three 
dwellings, medical centre with 
two practitioners, licensed  
restaurant with 80 seats, 
grazing.

Existing Conditions i

Provide a plan of the existing conditions. Photos are also helpful.

ATTACHMENT 10.2.1
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VACANT

CLIFFTOP AT HEPBURN C/O- CLEMENT-STONE TOWN PLANNERS

2 HERCULES STREET

TULLAMARINE VIC 3043

(03) 9334 2060 AM@TOWNPLANNERS.COM.AU

MS ANGELA MOK

CLEMENT-STONE TOWN PLANNERS

2 HERCULES STREET

TULLAMARINE VIC 3043

PENMAN FAMILY INVESTMENTS PTY LTD



Remember it is against 
the law to provide false or 
misleading information, 
which could result in a  
heavy fine and cancellation  
of the permit.

I declare that I am the applicant; and that all the information in this application is true and 
correct; and the owner (if not myself) has been notified of the permit application.

Signature: Date: 
day / month / year

Declaration  i

This form must be signed 
by the applicant *

Application for a Planning Permit  |  Regional Council Page 3

Checklist  i

Have you:

Filled in the form completely?

Paid or included the application fee?

Provided all necessary supporting information and documents?

A full, current copy of title information for each individual parcel of land forming the subject site.

A plan of existing conditions.

Plans showing the layout and details of the proposal.

Any information required by the planning scheme, requested by council or outlined in a council planning permit checklist.

If required, a description of the likely effect of the proposal (for example, traffic, noise, environmental impacts).

Completed the relevant council planning permit checklist?

Signed the declaration above?

Most applications require a fee to be paid. Contact Council 
to determine the appropriate fee.

Lodgement
Lodge the completed and 
signed form, the fee 
and all documents with:

i

Need help with the Application?  
General information about the planning process is available at planning.vic.gov.au

Contact Council’s planning department to discuss the specific requirements for this application and obtain a planning permit checklist.  
Insufficient or unclear information may delay your application.

i

Has there been a pre-application 
meeting with a council planning 
officer?

 No Yes If ‘Yes’, with whom?:

Date: day / month / year

Deliver application in person, by post or by electronic lodgement.

Planning Department
Hepburn Shire Council 
PO Box 21 
Daylesford  VIC  3460

Customer Service Centre 
Cnr Duke & Albert Streets 
Daylesford VIC  3460

Contact information:
Phone: (03) 5348 1577 
Email: shire@hepburn.vic.gov.au 

If completing this form electronically, please tick the box to the right, include a 
date and type your name above to serve as a declaration that all the 
information in this application is true and correct; and the owner (if not myself) 
has been notified of the permit application.

Privacy Statement 
Your application and the personal information on this form is collected by council for the purposes of the planning process as set out in the Planning and Environment Act 
1987 (PE Act). If you do not provide your name and address, council will not be able to consider your application. Your application will be available at the council office for 
any person to inspect and copies may be made available on request to any person for the relevant period set out in the PE Act. 

You must not submit any personal information or copyright material of third parties without their informed consent. By submitting the material, you agree that the use of the 
material as detailed above does not breach any third party’s right to privacy and copyright. You can request access to your personal information by contacting Councils 
Governance Department.

ATTACHMENT 10.2.1
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16/08/2021

✔

✔

✔

✔

✔

✔

✔

✔

✔

✔

http://planning.vic.gov.au
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i   MORE INFORMATION
The Land
Planning permits relate to the use and development of the land. It 
is important that accurate, clear and concise details of the land are 
provided with the application.

How is land identified?
Land is commonly identified by a street address, but sometimes this 
alone does not provide an accurate identification of the relevant parcel 
of land relating to an application. Make sure you also provide the 
formal land description – the lot and plan number or the crown, section 
and parish/township details (as applicable) for the subject site. This 
information is shown on the title.

See Example 1.

The Proposal
Why is it important to describe the proposal correctly?
The application requires a description of what you want to do with the 
land. You must describe how the land will be used or developed as a 
result of the proposal. It is important that you understand the reasons 
why you need a permit in order to suitably describe the proposal. 
By providing an accurate description of the proposal, you will avoid 
unnecessary delays associated with amending the description at a later 
date.

 Planning schemes use specific definitions for different types of use 
and development. Contact the Council planning office at an early stage 
in preparing your application to ensure that you use the appropriate 
terminology and provide the required details.

How do planning schemes affect proposals?
A planning scheme sets out policies and requirements for the use, 
development and protection of land. There is a planning scheme 
for every municipality in Victoria. Development of land includes the 
construction of a building, carrying out works, subdividing land or 
buildings and displaying signs.

Proposals must comply with the planning scheme provisions in 
accordance with Clause 61.05 of the planning scheme. Provisions may 
relate to the State Planning Policy Framework, the Local Planning Policy 
Framework, zones, overlays, particular and general provisions. You can 
access the planning scheme by either contacting Council’s planning 
department or by visiting the Planning Schemes Online section of the 
department’s website http://planning-schemes.delwp.vic.gov.au

 You can obtain a planning certificate to establish planning scheme 
details about your property. A planning certificate identifies the zones 
and overlays that apply to the land, but it does not identify all of 
the provisions of the planning scheme that may be relevant to your 
application. Planning certificates for land in metropolitan areas and most 
rural areas can be obtained by visiting www.landata.vic.gov.au Contact 
your local Council to obtain a planning certificate in Central Goldfields, 
Corangamite, Macedon Ranges and Greater Geelong. You can also use 
the free Planning Property Report to obtain the same information.

See Example 2.

Estimated cost of development
In most instances an application fee will be required. This fee must be 
paid when you lodge the application. The fee is set down by government 
regulations.

To help Council calculate the application fee, you must provide an 
accurate cost estimate of the proposed development. This cost does 
not include the costs of development that you could undertake without a 
permit or that are separate from the permit process. Development costs 
should be calculated at a normal industry rate for the type of construction 
you propose.

Council may ask you to justify your cost estimates. Costs are required 
solely to allow Council to calculate the permit application fee. Fees are 
exempt from GST.

 Costs for different types of development can be obtained from 
specialist publications such as Cordell Housing: Building Cost Guide or 
Rawlinsons: Australian Construction Handbook.

 Contact the Council to determine the appropriate fee. Go to  
planning.vic.gov.au to view a summary of fees in the Planning and 
Environment (Fees) Regulations.

Existing Conditions
How should land be described?
You need to describe, in general terms, the way the land is used now, 
including the activities, buildings, structures and works that exist (e.g. 
single dwelling, 24 dwellings in a three-storey building, medical centre 
with three practitioners and 8 car parking spaces, vacant building, vacant 
land, grazing land, bush block).

Please attach to your application a plan of the existing conditions of the 
land. Check with the local Council for the quantity, scale and level of 
detail required. It is also helpful to include photographs of the existing 
conditions.

See Example 3.

Title Information
What is an encumbrance?
An ‘encumbrance’ is a formal obligation on the land, with the most 
common type being a ‘mortgage’. Other common examples of 
encumbrances include:

• Restrictive Covenants: A ‘restrictive covenant’ is a written agreement 
between owners of land restricting the use or development of the land 
for the benefit of others, (eg. a limit of one dwelling or limits on types 
of building materials to be used).

• Section 173 Agreements: A ‘section 173 agreement’ is a contract 
between an owner of the land and the Council which sets out 
limitations on the use or development of the land.

• Easements: An ‘easement’ gives rights to other parties to use the 
land or provide for services or access on, under or above the surface 
of the land. 

• Building Envelopes: A ‘building envelope’ defines the development 
boundaries for the land.

Aside from mortgages, the above encumbrances can potentially limit or 
even prevent certain types of proposals.

What documents should I check to find encumbrances?
Encumbrances are identified on the title (register search statement) 
under the header ‘encumbrances, caveats and notices’. The actual 
details of an encumbrance are usually provided in a separate document 
(instrument) associated with the title. Sometimes encumbrances are 
also marked on the title diagram or plan, such as easements or building 
envelopes.

What about caveats and notices?
A ‘caveat’ is a record of a claim from a party to an interest in the land. 
Caveats are not normally relevant to planning applications as they 
typically relate to a purchaser, mortgagee or chargee claim, but can 
sometimes include claims to a covenant or easement on the land. These 
types of caveats may affect your proposal.

Other less common types of obligations may also be specified on title 
in the form of ‘notices’. These may have an effect on your proposal, 
such as a notice that the building on the land is listed on the Heritage 
Register.

What happens if the proposal contravenes an encumbrance on 
title?
Encumbrances may affect or limit your proposal or prevent it from 
proceeding. Section 61(4) of the Planning and Environment Act 1987 for 
example, prevents a Council from granting a permit if it would result in a 
breach of a registered restrictive covenant. If the proposal contravenes 
any encumbrance, contact the Council for advice on how to proceed.

You may be able to modify your proposal to respond to the issue. If 
not, separate procedures exist to change or remove the various types 
of encumbrances from the title. The procedures are generally quite 
involved and if the encumbrance relates to more than the subject 
property, the process will include notice to the affected party.

 You should seek advice from an appropriately qualified person, such 
as a solicitor, if you need to interpret the effect of an encumbrance or if 
you seek to amend or remove an encumbrance.
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Why is title information required?
Title information confirms the location and dimensions of the land 
specified in the planning application and any obligations affecting what 
can be done on or with the land.

As well as describing the land, a full copy of the title will include a 
diagram or plan of the land and will identify any encumbrances, caveats 
and notices.

What is a ‘full’ copy of the title?
The title information accompanying your application must include a 
‘register search statement’ and the title diagram, which together make up 
the title.

In addition, any relevant associated title documents, known as 
‘instruments’, must also be provided to make up a full copy of the title.

Check the title to see if any of the types of encumbrances, such as 
a restrictive covenant, section 173 agreement, easement or building 
envelope, are listed. If so, you must submit a copy of the document 
(instrument) describing that encumbrance. Mortgages do not need to be 
provided with planning applications.

 Some titles have not yet been converted by Land Registry into an 
electronic register search statement format. In these earlier types of 
titles, the diagram and encumbrances are often detailed on the actual 
title, rather than in separate plans or instruments.

Why is ‘current’ title information required?
It is important that you attach a current copy of the title for each 
individual parcel of land forming the subject site. ‘Current’ title 
information accurately provides all relevant and up-to-date information.

Some Councils require that title information must have been searched 
within a specified time frame. Contact the Council for advice on their 
requirements.

 Copies of title documents can be obtained from Land Registry: Level 
10, 570 Bourke Street, Melbourne; 03 8636 2010; www.landata.vic.gov.
au – go direct to “titles & property certificates”.

Applicant and Owner Details
This section provides information about the permit applicant, the owner 
of the land and the person who should be contacted about any matters 
concerning the permit application.

The applicant is the person or organisation that wants the permit. The 
applicant can, but need not, be the contact person.

In order to avoid any confusion, the Council will communicate only 
with the person who is also responsible for providing further details. 
The contact may be a professional adviser (e.g. architect or planner) 
engaged to prepare or manage the application. To ensure prompt 
communications, contact details should be given.

Check with council how they prefer to communicate with you about the 
application. If an email address is provided this may be the preferred 
method of communication between Council and the applicant/contact.

The owner of the land is the person or organisation who owns the land at 
the time the application is made. Where a parcel of land has been sold 
and an application made prior to settlement, the owner’s details should 
be identified as those of the vendor. The owner can, but need not, be the 
contact or the applicant.

See Example 4.

Declaration
The declaration should be signed by the person who takes responsibility 
for the accuracy of all the information that is provided. This declaration is 
a signed statement that the information included with the application is 
true and correct at the time of lodgement.

The declaration can be signed by the applicant or owner. If the owner is 
not the applicant, the owner must either sign the application form or must 
be notified of the application which is acknowledged in the declaration.

 Obtaining or attempting to obtain a permit by wilfully making or 
causing any false representation or declaration, either orally or in writing, 
is an offence under the Planning and Environment Act 1987 and could 
result in a fine and/or cancellation of the permit.

Need help with the Application?
If you have attended a pre-application meeting with a Council planner, 
fill in the name of the planner and the date, so that the person can be 
consulted about the application once it has been lodged.

Checklist
What additional information should you provide to support the 
proposal?

You should provide sufficient supporting material with the application 
to describe the proposal in enough detail for the Council to make a 
decision. It is important that copies of all plans and information submitted 
with the application are legible.

There may be specific application requirements set out in the planning 
scheme for the use or development you propose. The application should 
demonstrate how these have been addressed or met.

The checklist is to help ensure that you have:

• provided all the required information on the form

• included payment of the application fee

• attached all necessary supporting information and documents

• completed the relevant Council planning permit checklist

• signed the declaration on the last page of the application form

 The more complete the information you provide with your permit 
application, the sooner Council will be able to make a decision.

Lodgement
The application must be lodged with the Council responsible for the 
planning scheme in which the land affected by the application is 
located. In some cases the Minister for Planning or another body is the 
responsible authority instead of Council. Ask the Council if in doubt.

Check with Council how they prefer to have the application lodged. For 
example, they may have an online lodgement system, prefer email or 
want an electronic and hard copy. Check also how many copies of plans 
and the size of plans that may be required.

Contact details are listed in the lodgement section on the last page of the 
form.

 Approval from other authorities: In addition to obtaining a planning 
permit, approvals or exemptions may be required from other authorities 
or Council departments. Depending on the nature of your proposal, 
these may include food or health registrations, building permits or 
approvals from water and other service authorities.
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The Land i

Address of the land. Complete the Street Address and one of the Formal Land Descriptions.

Postcode:Suburb/Locality:

Street Address *
St. No.:Unit No.: St. Name:

Formal Land Description *
Complete either A or B.

This information can be 
found on the certificate  
of title.

If this application relates to more than 
one address, attach a separate sheet 
setting out any additional property 
details.

Lot No.: No.:A

OR

B Crown Allotment No.: Section No.:

Parish/Township Name:

 Lodged Plan Title Plan Plan of Subdivision

     4     26          Planmore Avenue
    HAWTHORN 3122

 2 LP93562P

Describe how the land is 
used and developed now *
For example, vacant, three 
dwellings, medical centre with 
two practitioners, licensed  
restaurant with 80 seats, 
grazing.

Existing Conditions i

Provide a plan of the existing conditions. Photos are also helpful.

Single dwelling.

Applicant and Owner Details
Provide details of the applicant and the owner of the land.

Applicant *

The person who wants the 
permit.

Organisation (if applicable):
Postal Address: If it is a P.O. Box, enter the details here:

Title: First Name: Surname:

Postcode:State:Suburb/Locality:

St. No.:Unit No.: St. Name:

Name:

Contact person’s details* Same as applicant

Organisation (if applicable):

Where the preferred contact 
person for the application is 
different from the applicant, 
provide the details of that 
person.

Postcode:State:Suburb/Locality:

St. No.:Unit No.: St. Name:

Name:

Title: First Name: Surname:

Contact information for applicant OR contact person below

Business phone:

Mobile phone:

Email:

Fax:

Please provide at least one 
contact phone number *

Owner *

The person or organisation 
who owns the land

Where the owner is different 
from the applicant, provide 
the details of that person or 
organisation.

Organisation (if applicable):

Owner’s Signature (Optional): Date:    
day / month / year

Postcode:State:Suburb/Locality:

St. No.:Unit No.: St. Name:

Same as applicant
Name:

Title: First Name: Surname:

Postal Address: If it is a P.O. Box, enter the details here:

Postal Address: If it is a P.O. Box, enter the details here:

i

   Mr     Len             Browning
 Responsible Developers P/L
 4 12 Ardour Lane
 Wycheproof  Vic 3527

9123 4567 tcpl@bigpond.net.au
  0412 345 678 9123 4567   

Mr Andrew         Hodge
             Town Planning Consultants
 PO Box 111
         Parkdale Vic 3194

P

For what use, development  
or other matter do you  
require a permit? *

i

Provide additional information about the proposal, including: plans and elevations; any information required by the 
planning scheme, requested by Council or outlined in a Council planning permit checklist; and if required, a description 
of the likely effect of the proposal.

Construction of two, double-storey dwellings 
and construction of two new crossovers.

Example 1

Example 2

Example 3

Example 4
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PLANNING PERMIT APPLICATION:  USE AND DEVELOPMENT OF THE LAND FOR A 

CAMPING AND CARAVAN PARK (COMPRISING 4 

YURTS, 3 DOME TENTS 4 AIRSTREAM 

CARAVANS), AND ONE ASSOCIATED BUSINESS 

IDENTIFICATION SIGNAGE 

 

 “WOODSTOCK”  

 
AT:      153 CHARLIES ROAD, 

ELEVATED PLAINS VIC 3461 

 
PREPARED ON BEHALF OF:    CLIFFTOP AT HEPBURN PTY LTD 
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THE PROPOSAL 

 

Clement-Stone Town Planners act on behalf of the registered landowner in regard to the 

proposed development at 153 Charlies Road, Elevated Plains. We have been engaged to 

consider the proposed planning permit application for ‘the use and development of the land 

for a camping and caravan park (comprising 4 yurts, 3 dome tents and 4 airstream caravans), 

and one associated business identification signage’ and provide an assessment of the 

proposal against the relevant Planning Policy Framework and Local Planning Policy 

Framework.  

 

Planning Permit History 

 

The permit applicant previously filed a similar proposal with Hepburn Shire Council (PA 2703) 

for the use and development of the land for tourist accommodation (later amended at the 

Tribunal to “camping and caravan park”). That application was ultimately refused by the 

Council at a Council Meeting on 21 July 2020, against the recommendation of the planning 

officer.  

 

The permit applicant appealed Council’s decision at VCAT (Clifftop at Hepburn Pty Ltd v 

Hepburn SC [2021] VCAT 546) in which the Tribunal found the following: 

 

[6] I have found that the glamping facility nestled within the natural environs of 

this site would meet many of the objectives of the planning scheme. However, I have 

not been persuaded that the proposed use of in-ground bunkers as the shelter in 

place solution is appropriate given the nature of the land use proposed, particularly in 

the absence of a building that can serve as a marshalling post or an on-site manager. I 

have found that the risk from bushfire has not been reduced to an acceptable level. 

 

[19] Having inspected the review site and surrounds I find that… the land is not 

high agricultural quality... I am not persuaded by Council’s proposition that full soil 

sampling was necessary given the notable rocky outcrops observed on my 

inspection. 

 

[20] In this context, I find that the proposal is generally compatible with the 

policies for agriculture and the objectives of the Farming Zone…  

 

[112] While there are many aspects of this proposal that are favourable, this was a 

proceeding which turned on the question of the layered bushfire solution for this 

land use. I was not satisfied that the proposal in its current form would reduce the 

risk to human life to an acceptable level.  

 

This application seeks to address the confined failings identified within the Tribunal decision 

by providing an improved bushfire approach to ensure the proposal reduces the risk to 

human life to an acceptable level.  
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Amongst other changes, the design response provides for a purpose-built Shelter in Place 

Building (in lieu of underground bunkers) as part of a layered bushfire solution, reorientates 

Yurts 1 and 2 to avoid land use conflicts between the subject site and adjoining olive grove to 

the west, relocates Yurts 3 and 4 to maximise the retention of native canopies and minimised 

reflectivity of the Airstream caravans.  

 

The permit applicant has also obtained advice from a suitably qualified cultural heritage 

management consultant (Westvic Heritage) and representatives of the Dja Dja Wurrung who 

have confirmed that no items of Aboriginal cultural heritage significance have been discovered 

on the site. A copy of the CHMP forms part of these submissions.  

 

The project team consists of: 

 

- Clement-Stone Town Planners (planning) 

- Robin Larsen Design Pty Ltd (architect) 

- Terramatrix (bushfire) 

- Westvic Heritage Management (CHMP) 

- T.G. Sullivan & Associates Pty Ltd (land surveyor) 

- John Lawrey T/A EWS Environmental (LCA) 

 

This report will provide recommendations following our assessment regarding the 

performance of the use and development against the relevant Planning Scheme requirements.  
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THE SUBJECT SITE AND SURROUNDS  

 

The subject site is located towards the north of Charlies Road (unmade road), approximately 2 

kilometres from the Hepburn Springs township.  

 

The site is irregular in shape and has a total area of 7.99 hectares. The topography slopes 

significantly from the south-western corner of the land, and the land is heavily vegetated to 

the north and east.  

 

The northern part of the land is located within an area of Aboriginal Cultural Heritage 

Sensitivity. The balance of the land is 4.79 hectares.  

 

The subject site is located within the Farming Zone (FZ) within the Hepburn Shire Planning 

Scheme. A Bushfire Management Overlay (BMO) and Environmental Significance Overlay – 

Schedule 1 (ESO) currently affects the site.  

 

 
Figure 1 Zoning map (VicPlan, 2021) 

 

The purpose of the Farming Zone pursuant to Clause 35.07 is:  

 

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

▪ To provide for the use of land for agriculture.  

▪ To encourage the retention of productive agricultural land.  

▪ To ensure that non-agricultural uses, including dwellings, do not adversely affect the 

use of land for agriculture.  

▪ To encourage the retention of employment and population to support rural 

communities.  

▪ To encourage use and development of land based on comprehensive and sustainable 

land management practices and infrastructure provision.  

▪ To provide for the use and development of land for the specific purposes identified in 

a schedule to this zone. 
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Figure 2 Extract of BMO map (VicPlan, 2021) 

 

The purpose of the Bushfire Management Overlay pursuant to Clause 44.06 is: 

 

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

▪ To ensure that the development of land prioritises the protection of human life and 

strengthens community resilience to bushfire.  

▪ To identify areas where the bushfire hazard warrants bushfire protection measures to 

be implemented.  

▪ To ensure development is only permitted where the risk to life and property from 

bushfire can be reduced to an acceptable level. 

 

 
Figure 3 Extract of ESO map (VicPlan, 2021) 

 

The purpose of the Environmental Significance Overlay pursuant to Clause 42.01 is: 

 

▪ To implement the Municipal Planning Strategy and the Planning Policy Framework.  
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▪ To identify areas where the development of land may be affected by environmental 

constraints.  

▪ To ensure that development is compatible with identified environmental values. 

 

The site is currently devoid of built-form and is supplied with electricity but has no 

connections to water or sewerage.  

 

Existing rainwater tanks (manually filled) are located near the entry to the site. 

 

 
Figure 4 Extract of feature and level survey (T.G. Sullivan & Associates Pty Ltd, dated 27 January 2021)  
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Figure 5 Aerial map of subject site and immediate surrounds (Nearmap, 2021)  

 

 
Figure 6 Subject site looking north at Charlies Road frontage 
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Figure 7 Subject site looking north-west (approx. location of proposed Yurts) 

 

 
Figure 8 Subject site looking north-east (approx. location of proposed dome tents) 
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Figure 9 Subject site looking east (approx. location of proposed Airstream caravans) 

 

 
Figure 10 Looking north towards the subject site from Mannings Road  
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The site abuts the Wombat State Forest to the north and east (Public Conservation and 

Resource Zone – PCRZ).  

 

To the west is developed with a dwelling, worker accommodation and/or outbuilding and olive 

grove at 143 Charlies Road.  

 

Land to the south is used for grazing and is associated with the properties at 110 Mannings 

Road and 160 Mannings Road. 

 

While the subject site and surrounding land is generally located within the Farming Zone, 

there are a number of similar land uses (tourism and/or accommodation) within the proximity 

to the subject site as shown in the below figure: 

 

 
Figure 11 Extract of nearby tourism/accommodation uses (ref. Tab 69 of Tribunal Book prepared by Maddocks Lawyers 

circulated as part of P1209/2020) 
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THE PROPOSAL 

 

This application seeks to use and develop of the land for a camping and caravan park 

(“Woodstock Glamping”). The applicant is the operator of Clifftop at Hepburn, an award-

winning facility within the Hepburn township, and the proposal is to provide a new form of 

accommodation offering for the area. 

 

The proposal seeks to accommodate a maximum of 26 visitors (adults only, no 

children/infants permitted) and 4 staff (total 30 persons) on site at any one time, and will 

comprise of the following accommodation: 

 

- 4 x Yurts: 

o Max. 5 metre high at the centre apex with a 10 metre diameter 

o Each Yurt will contain 1 x bedroom, kitchen/dining, living area and bathroom 

o Each Yurt will also be provided with an entry deck 

 

- 3 x Dome tents: 

o Max. 5 metres in height at the centre apex with a 10 metre diameter 

o Each Dome tent will be provided with 1 x bedroom, kitchenette, living area and 

bathroom 

o Each Dome tent will also be provided with an entry deck 

 

- 4 x Airstream caravans: 

o Airstream caravans are 6.6 metres (length) x 2.2 metres (width) x 2.7 metres 

(height) 

o Each caravan will include 1 x bedroom, kitchen/dining space and bathroom 

o Each caravan will be located on a platform 

 

A designated car parking area (5 metres deep x 2.8 metres wide) located towards the Charlies 

Road frontage is proposed to accommodate 12 vehicles. A post and chain fence is proposed 

to delineate the extent of the car parking area. 

 

A communal outdoor deck (8.3 metres x 5 metres, elevated up to 3 metres above NGL) is 

proposed between the Dome tents and Airstream caravans for visitors to enjoy views onto the 

undulating landscape and nearby Wombat State Forest.  

 

A purpose-built Shelter in Place Building (12 metres length x 6 meters width x 3 metres high) 

is proposed to the south-west corner of the subject site, located between the carpark and 

Yurts. The building is to be constructed to a minimum of BAL-29 requirements with non-
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combustible external materials and have a total internal area of 72 square metres to 

accommodate a maximum of 30 persons (26 adult visitors and 4 staff).  

 

The site will be closed on Severe, Extreme and Code Red Fire Danger Rating (FDR) days. A 

Fire Warden will be on site from midnight to midnight when the FDR is Very High. A Fire 

Warden will also attend the site when there is a fire event within 20 km of the subject site.  

 

A full Bushfire Management Plan, Bushfire Management Statement (BMP/BMS) and Bushfire 

Emergency Management Plan (BEMP) prepared by Terramatrix forms part of this application.  

 

One business identification sign (2.7 metres x 0.53 metres) is proposed towards the rainwater 

tanks, and will comprise of steel lettering “Woodstock”.  

 

The three existing galvanised steel water tanks (each with 25,000 litre capacity) will support 

the proposed use. Two of the tanks are dedicated for firefighting purposes.  

 

On-site staff include 1x Site Manager, 1x Duty Manager, 1 x Fire Warden and 1 x admin 

support (daily operations will typically involve 1 x Site Manager only). Professional cleaners 

and grounds staff will attend the site for cleaning as required. 

 

 
Figure 12 Extract of proposed site plan 
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PLANNING PERMIT REQUIREMENT  

 

Pursuant to Clause 35.07-1 (Farming Zone), a permit is required to use land for a Camping 

and Caravan Park (Section 2 Use).  

 

Clause 35.07-4 states that a permit is required to construct or carry out works associated 

with a Section 2 Use. 

 

Clause 35.07-7 identifies the land within Category 4 for signage requirements, pursuant to 

Clause 52.05.  

 

Clause 42.01-2 (Environmental Significance Overlay – Schedule 1: Proclaimed Catchment 

Protection) states that a permit is required to: 

 

- Construct a building or construct or carry out works for buildings not connected to 

reticulated sewerage  

- Site cuts exceeding a depth of 1 metre  

 

Clause 44.06-2 (Bushfire Management Overlay) states that a permit is required to construct a 

building or construct or carry out works associated with all forms of accommodation. Clause 

53.02 (Bushfire Planning) applies to the site.  

 

Clause 52.05 (Signs) states that a permit is required to install one business identification sign 

on the site (total area not to exceed 3 sqm).   

 

As assessed against the relevant provisions, a planning permit is required for:  

 

 

 

 

 

 

  

 
‘’Use and development of the land for a Camping and Caravan Park (comprising 4 

Yurts, 3 Dome tents, 4 Airstream caravans) and one (1) associated business 
identification sign’ 
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RELEVANT PLANNING POLICIES 

In deciding an application, the Responsible Authority must consider the following planning policy 

frameworks and incorporated documentation as they are relevant within the Hepburn Shire Planning 

Scheme:  

 

Planning Policy Framework (PPF) 

- Clause 11.01-1S Settlement 

- Clause 11.01-1R Settlement – Central Highlands 

- Clause 12.05-2S Landscapes 

- Clause 12.05-2R Landscapes – Central Highlands 

- Clause 13.02-1S Bushfire planning 

- Clause 13.07-1S Land use compatibility 

- Clause 14.01-1S Protection of agricultural land 

- Clause 15.01-1S Urban design 

- Clause 15.01-6S Design for rural areas 

- Clause 15.03-2S Aboriginal cultural heritage 

- Clause 17.01-1S Diversified economy 

- Clause 17.01-1R Diversified economy – Central Highlands 

- Clause 17.04-1S Facilitating tourism 

 

Local Planning Policy Framework (LPPF) 

- Clause 21.03  Vision and strategic framework plan 

- Clause 21.07  Economic development 

- Clause 21.08  Rural land use and agriculture 

- Clause 21.09  Environment and heritage 

- Clause 22.01  Catchment and Land Protection 

- Clause 22.04  Rural land 

 

Zones 

- Clause 35.07  Farming Zone 

 

Overlays 

- Clause 42.01       Environmental Significance Overlay 

o 43.02      Schedule 1 to the ESO 

- Clause 44.06                  Bushfire Management Overlay 

 

Particular Provisions 

- Clause 52.05  Signs 

- Clause 52.06  Car Parking 

- Clause 52.12         Bushfire Protection: Exemptions 

- Clause 53.02  Bushfire Planning 

 

General Provisions 

- Clause 65  Decision guidelines 
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ASSESSMENT  

 

PLANNING POLICY FRAMEWORK (PPF) 

 

Clause 11.01-1S and Clause 11.01-1R seeks to promote the sustainable growth and 

development of Victoria and deliver choice and opportunity for all Victorians through a 

network of settlements via the following strategies, as relevant: 

 

- Develop sustainable communities through a settlement framework offering convenient 

access to jobs, services, infrastructure and community facilities. 

- Provide for growth in population and development of facilities and services across a 

regional or sub-regional network. 

- Deliver networks of high-quality integrated settlements that have a strong identity and 

sense of place, are prosperous and are sustainable by: 

o Balancing strategic objectives to achieve improved land use and development 

outcomes at a regional, catchment and local level.  

o Preserving and protecting features of rural land and natural resources and 

features to enhance their contribution to settlements and landscapes. 

- Provide local and sub-regional services at Avoca, Ballan, Beaufort, Clunes, Creswick, 

Daylesford and Smythesdale to support ongoing growth, particularly closer to 

Melbourne and Ballarat where towns will provide a key opportunity to target growth 

pressure. 

 

The proposal provides for an “eco-tourism” use and development in an area proximate to the 

Hepburn Springs Township. The use is consistent with existing similar uses (tourist 

accommodation and Bed and Breakfasts) within the area.  

 

Clause 12.05-2S and Clause 12.05-2R seeks to protect and enhance significant landscapes 

and open spaces that contribute to character, identity and sustainable environments via the 

following strategies, as relevant: 

 

- Ensure significant landscape areas such as forests, the bays and coastlines are 

protected.  

- Ensure development does not detract from the natural qualities of significant 

landscape areas. 

- Ensure important natural features are protected and enhanced. 

- Provide clear urban boundaries and maintain distinctive breaks and open rural 

landscapes between settlements. 

 

The proposal is appropriately sited, with minimal groundworks proposed (due to the 

temporary/moveable nature of the proposed accommodation units), and will not detract from 

the rural landscape features of the area. 

ATTACHMENT 10.2.2

MINUTES - ORDINARY MEETING OF COUNCIL - 17 MAY 2022 279



 
 

Page 17 of 33 
 

 

Clause 13.02-1S seeks to strengthen the resilience of settlements and communities to 

bushfire through risk-based planning that prioritises the protection of human life via the 

following strategies, as relevant: 

 

- Give priority to the protection of human life by:  

o Prioritising the protection of human life over all other policy considerations.  

o Directing population growth and development to low risk locations and 

ensuring the availability of, and safe access to, areas where human life can be 

better protected from the effects of bushfire.  

o Reducing the vulnerability of communities to bushfire through the 

consideration of bushfire risk in decision making at all stages of the planning 

process. 

 

The proposal has appropriately responded to the overarching Planning Scheme objectives of 

prioritising the protection of human life, and balancing those objectives over all other policy 

considerations.  

 

This proposal seeks to address the failings identified in Clifftop at Hepburn Pty Ltd v Hepburn 

SC [2021] VCAT 546 (“Clifftop”) via the provision of a purpose-built Shelter in Place (SIP) 

Building (constructed to minimum BAL-29 standards) in lieu of the underground private 

bushfire shelters previously proposed. A revised Bushfire Management Report (incorporating 

a Bushfire Management Statement and Plan) and a draft Bushfire Emergency Management 

Plan (BEMP) prepared by Terramatrix provides for an appropriate ‘layers of resilience’ 

approach, summarised as follows: 

 

- The provision of a purpose-built SIP Building addresses the Tribunal’s concerns in 

Clifftop of the potential difficulties/aversions of visitors and staff using an underground 

private bushfire shelter. The SIP Building also minimises concerns associated with the 

physical and mental capabilities of visitors and staff utilising the shelter in an 

emergency (at ground SIP building in lieu of accessing an underground bunker using 

a ladder). 

- No children/infants are permitted on the site, which further minimises potential 

difficulties of marshalling and sheltering in place in an emergency.  

- The SIP Building will be purpose-built, constructed to minimum BAL-29 requirements 

with additional features of non-combustible external materials, and equipped with the 

necessary supplies such as bottled water and long-life snack foods, first aid kit, fire 

protective clothing etc., as outlined within the draft BEMP. 
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- The SIP Building achieves the requisite area (2 sqm per person) and defendable space 

setbacks, as outlined within the BMS and BMP. The permit applicant has consulted 

with the Dja Dja Wurrung and WestVic Heritage (with a Cultural Heritage Management 

Plan currently being prepared) who have advised that the Cultural Heritage Sensitivity 

Area to the northern part of the site can be mown or slashed during the fire danger 

period for defendable space purposes.  

- The site will be closed on Severe, Extreme and Code Red Fire Danger Rating (FDR) 

days. 

- A trained Fire Warden will attend the site from midnight to midnight (24 hours) on 

Very High FDR days. A Fire Warden will also attend the site should a bushfire occur 

within 20km of the site, which was considered to be an acceptable by the Tribunal in 

Clifftop in terms of providing a greater on-site presence to ensure the approved 

responses can implemented in a practical way 

 

Clause 13.07-1S seeks to protect community amenity, human health and safety while 

facilitating appropriate commercial, industrial, infrastructure or other uses with potential 

adverse off-site impacts via the following strategies, as relevant: 

 

- Ensure that use or development of land is compatible with adjoining and nearby land 

uses. 

 

In Clifftop it was found by the Tribunal that the proposed use and development would not 

result in unreasonable off-site amenity impacts and/or land-use compatibility issues, 

summarised as follows: 

 

- The Tribunal adopted the view that the subject site is of low agricu ltural quality and 

unlikely to be used for farming and/or grazing activities. 

- The proposed accommodation units are not permanent structures, and the land can 

be reinstated for farming activities at any time.  

- There will be limited views onto the subject site from the public realm. Distant views 

from Mannings Road will not be unreasonable given the existing variety of man-made 

structures (including dwellings and larger galvanised iron rural outbuildings) already 

penetrating the rural landscape. In response to the Tribunal’s concerns regarding the 

reflectivity of the Airstream caravans, the caravans are now proposed in a low-

reflectivity material to ensure no unreasonable visual intrusion will be caused to the 

surrounding area.  

- The Tribunal also found there would be no unreasonable visual intrusion onto the 

adjoining property to the west. This is primarily due to the generous setbacks of the 
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yurts/domes from the western interface, and the seasonal nature of the adjoining use 

(Olive Grove) and workers accommodation.  

- The Tribunal also found that the provision of an outdoor communal deck (noting no 

use after 9pm) would not cause any undue impact to adjoining properties. The 

Tribunal also found that an Operational Management Plan, which can reasonably be 

addressed by way of condition on any permit that may issue, can effectively manage 

any concerns around patron management and noise.  

 

Clause 14.01-1S seeks to protect the state’s agricultural base by preserving productive 

farmland via the following strategies, as relevant: 

 

- Identify areas of productive agricultural land, including land for primary production and 

intensive agriculture.  

- Avoid permanent removal of productive agricultural land from the state's agricultural 

base without consideration of the economic importance of the land for the agricultural 

production and processing sectors.  

- Protect productive agricultural land from unplanned loss due to permanent changes in 

land use.  

- Prevent inappropriately dispersed urban activities in rural areas.  

- Protect strategically important agricultural and primary production land from 

incompatible uses. 

 

As outlined in Clifftop, the proposed ‘eco-tourism’ use and glamping facility nestled within the 

natural environs was deemed to meet many of the objectives within the Hepburn Shire 

Planning Scheme.  

 

In particular, the site was found to have low agricultural quality and unlikely to be used as 

supplementary land for other farmers such as additional grazing of any intensity.  

 

The Tribunal also agreed that the proposed use would not result in a permanent removal of 

the land from agricultural activity (given the moveable nature of the development).  

 

Clause 15.01-1S and Clause 15.01-6S seeks to create urban environments that are safe, 

healthy, functional and enjoyable and that contribute to a sense of place and cultural identity 

and to ensure development respects valued areas of rural character.  

 

The proposed yurts and domes will be generally muted in colour and nestle within the rural 

environs of the area. The Airstream caravans have been revised to ensure the external 

material is of low reflectivity to ensure no undue visual amenity impacts are caused to the 
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surrounding area. The accommodation units are generously setback from the site boundaries, 

and will have minimal visual impact when viewed from the public realm.  

 

Clause 15.03-2S seeks to ensure the protection and conservation of places of Aboriginal 

cultural heritage significance. 

 

The northern portion of the site is located within an area of Aboriginal Cultural Heritage 

Sensitivity.  

 

The permit applicant has retained WestVic Heritage to prepare a Cultural Heritage 

Management Plan (CHMP) for the site.  

 

Initial consultations and site inspection with the Dja Dja Wurrung have confirmed that no 

articles of heritage significance was located on the site. The Dja Dja Wurrung also confirmed 

that the Cultural Heritage Sensitivity area to the northern part of the site can be mown or 

slashed during the fire danger period for defendable space purposes. 

 

The CHMP is currently being finalised, and will be provided to Council in due course.  

 

Clause 17.01-1S and Clause 17.01-1R seeks to strengthen and diversify the economy.  

 

Further, Clause 17.04-1S seeks to encourage tourism development to maximise the 

economic, social and cultural benefits of developing the state as a competitive domestic and 

international tourist destination. 

 

The proposal will facilitate for an “eco-tourism” use that will attract visitors to the area and 

contribute to the strengthening of the local economy. The proposed use and development will 

sit comfortably within existing tourism accommodation uses and Bed & Breakfast type 

developments in the area.  

 

MUNICIPAL STRATEGIC STATEMENT (MSS) 

 

Clause 21.03 (Vision and Strategic Framework) contains key policy that provide Hepburn’s 

vision for future land use planning and development.   

 

Clause 21.03-1 outlines policy relating to the Hepburn Shire Corporate Plan 1999-2002, 

whereby the unique social, cultural, environmental and heritage characteristics of the Sh ire 

are to be maintained and enhanced. Advantages for the community from tourism are sought 

to be maximised.  
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Clause 21.03-2 provides a key objective of building a community based on the strength and 

character of the individual and valued lifestyle aspects of the towns, small communities, and 

rural areas of the Shire. 

 

Policy supports local tourism-recreation opportunities that add to the local economic base and 

ensure long term sustainability of natural resources. 

 

The subject site is not designated in an area of high agricultural productivity in the Strategic 

Framework Plan. As per Clifftop, the Tribunal agreed with the agricultural expert evidence of 

John Gallienne (John Gallienne & Co Pty Ltd) that: 

 

- The natural physical nature of the soil on this property is not compatible with modern 

commercial farming techniques in dryland cropping, horticulture and pasture grazing 

i.e. impact on agricultural machinery and harvesting equipment, application of nutrient 

and pest management treatments (Includes Certified Organic farming methods). 

- The property can be fairly placed within Class 5 (Very low).  

- There is a very small area near the south-west corner that could fit the Class 4 (Low) 

classification. As a further check on its classification an attempt was made to dig into 

the surface, this was unsuccessful because of the shallow stones and rocks level with 

the surface. The size of this area is approximately 0.9 hectare and any attempt to 

commence any form of commercial agricultural or horticultural production on the area 

would be futile. 

 

The Tribunal further remarked: 

 

[19] Having inspected the review site and surrounds I find that the evidence of Mr 

Gallienne that the land is not high agricultural quality “on the ground” is persuasive 

taking into account his assessment of the soil type, pasture and the slope of the land. 

I am not persuaded by Council’s proposition that full soil sampling was necessary 

given the notable rocky outcrops observed on my inspection. 

(Our emphasis) 

 

The proposed development associated with the “eco-tourism” use is supported by Council’s 

vision at Clause 21.03, and it is considered that the proposal protects, manages and enhances 

the rural and urban environment and amenity of the area by being nestled into the natural 

environs.  
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Clause 21.07 (Economic Development) outlines that tourism and urban-based service 

industries are significant contributors to the local economy and will continue to provide 

important local employment opportunities. A key issue for the Shire is the understanding of 

the requirements of the tourism industry, and the potential for land use conflict in rural and 

urban areas. 

 

The objectives of relevance to the proposal are as follows: 

 

- Objective 2 – To promote traditional and new rural enterprises that provide for local 

value-adding opportunities while recognising the need to support existing enterprises.  

- Objective 3 – To improve local prosperity and quality of local environments within the 

Shire as identified in the MSS and other strategic reports. 

 

The proposal responds to the above as follows:  

 

- The proposed “eco-tourism” use and development responds positively to the above 

objectives which recognises tourism in rural areas and is consistent with the 

surrounding tourism accommodation and Bed & Breakfast type uses within the 

Elevated Plains community.  

- The proposed use will attract visitors to the community and contribute to locally 

appropriate commercial and tourism development. 

- The siting and low-scale moveable form of the development (‘glamping’) will have 

minimal impact to the natural environs, and facilitates for a high-quality tourism 

development that adheres to the tourism values of the community. 

- As established in Clifftop, the proposal has been determined to have minimal off-site 

amenity impacts to adjoining properties and the public realm. 

 

Clause 21.08 (Rural Land Use & Agriculture) contains objectives and strategies to protect 

rural landscapes and high-quality agricultural land. The relevant objectives are as follows: 

 

- Objective 1 – To protect areas of high–very high quality agricultural land and areas 

with demonstrated potential for productive agricultural activity from non-

complementary land uses. 

- Objective 2 – To ensure that development in rural areas address important local 

environmental and landscape issues. 

 

Having regard to the relevant strategies, the proposal achieves the above objectives as 

follows: 
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- As determined in Clifftop, the subject site is not considered to be high-quality 

agricultural land.  

- The subject site is relatively small in size (by rural standards). 

- An ‘on the ground’ assessment indicates that there are limited examples of agricultural 

activity within proximity to the subject site. The majority of land uses are generally 

rural-lifestyle developments with low-scale hobby farm type activities commensurate 

with the predominantly residential uses. This is exemplified by the seasonal Olive 

Grove to the west of the subject site.  

- There are a number of existing tourism accommodation and Bed & Breakfast type 

developments within vicinity to the subject site, which provides context for the 

proposed use and development. 

- The ‘glamping’ type facility does not result in the permanent loss of agricultural land, 

and the land can be reverted to an agricultural use at any time. 

- Rural based tourism development is recognised and encouraged within the Planning 

Scheme.  

- As established in Clifftop, the proposed yurts, dome tents and airstream caravans will 

cause minimal visual intrusion to the surrounding rural landscape, and will not appear 

incongruous within the existing built-form in the area. 

 

Clause 21.09 (Environment and Heritage) he provides various objectives for long term 

management of areas of environmental and heritage significance. 

 

The objectives of relevance to the proposal are as follows: 

 

- Objective 1 – To protect the cultural heritage of Hepburn, while promoting appropriate 

development opportunities for areas and sites of cultural heritage significance and 

neighbourhoods of strong residential character.  

- Objective 2 – To protect surface and groundwater quality at a local and region level. 

- Objective 3 – To protect remnant vegetation and habitat from unplanned loss, while 

enhancing linkages between habitat areas. 

- Objective 4 – To manage development where significant landscapes and landscape 

features could be adversely affected.  

- Objective 5 – To manage development where bushfire behaviour is likely to pose a 

threat to life and property.  

- Objective 6 – To encourage water and energy efficiency in all development, including 

subdivision, construction of buildings and infrastructure. 

 

The proposal responds to the above as follows:  
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- The proposed use and development adequately protect the identified Cultural Heritage 

Sensitivity area to the northern portion of the site and will not detract from its 

significance. The permit applicant has consulted with WestVic Heritage and the Dja Dja 

Wurrung who confirmed that no culturally significant materials were found on the site. 

A CHMP is currently being prepared which will effectively manage ongoing access and 

maintenance of this portion of the site.  

- The proposal will ensure that surface and groundwater quality will not be impacted , 

and that sustainable onsite wastewater management is feasible with appropriate 

mitigation measures (ref. John Lawrey T/A EWS Environmental – Land Capability 

Assessment). The Tribunal in Clifftop was satisfied by the proposed wastewater 

treatment measures proposed.  

- The proposal has been sited to minimise the loss of any significant trees. Vegetation 

will only be cleared to provide defendable space as required by the BMO. In response 

to Clifftop, a greater setback of Yurts 3 and 4 have been provided to minimise 

encroachment onto native trees.  

- The proposal details the fire protection outcomes and guidelines that will assist in the 

protection of life, property and the environment from the threat of bushfire (ref. 

Terramatrix – Bushfire Management Plan and Statement). 

- The three existing galvanised steel water tanks (each with 25,000 litre capacity) will 

support the proposed use. Two of the tanks are dedicated for firefighting purposes.  

  

LOCAL PLANNING POLICY FRAMEWORK (LPPF)  

 

Clause 22.01 (Catchment and Land Protection) applies to all land in the Hepburn Planning 

Scheme and provides the following objectives as relevant to the proposal:  

 

- To ensure the sustainable use of natural resources including soil and water in water 

catchment areas 

- To promote the maintenance of significant habitat and habitat diversity. 

- To ensure that the use and development of land and water is undertaken with 

consideration of impacts on long term resource quality and quantity 

- To promote consistency with regional catchment strategies and other regional land 

and water management plans 

- To manage the accumulative effect of unsewered development in water supply 

catchments. 

 

The topographical conditions on the site allow for development that will not result in 

unreasonable amenity impacts onto the surrounding natural landscape.  
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The proposal effectively responds to the requirements of this clause with the capability of 

providing water sensitive urban design elements and drainage infrastructure protected from 

sedimentation and contamination.  

 

Clause 22.04 (Rural Land) applies to all land in the Farming, Rural Conservation and Rural 

Living Zones with the following objectives: 

 

- To promote the long-term sustainable use of high and very high quality agricultural 

land and the maintenance of clusters of agricultural activity in these areas.  

- To support local employment and value adding opportunities in rural areas.  

- To protect the natural and physical resources upon which agricultural industries rely.  

- To promote agricultural industries which are ecologically sustainable and incorporate 

best management practices.  

- To prevent the unsustainable use of agricultural land which results in the loss of the 

quantity and quality of natural resources and limits the realisation of its full productive 

potential.  

- To limit subdivision of land that will be incompatible with the utilisation of land for 

sustainable resource use.  

(Our emphasis) 

 

As determined in Clifftop, the Tribunal agreed with the agricultural expert evidence of John 

Gallienne (John Gallienne & Co Pty Ltd) and found: 

 

[19] Having inspected the review site and surrounds I find that the evidence of Mr 

Gallienne that the land is not high agricultural quality “on the ground” is persuasive 

taking into account his assessment of the soil type, pasture and the slope of the land. 

I am not persuaded by Council’s proposition that full soil sampling was necessary 

given the notable rocky outcrops observed on my inspection. 

(Our emphasis) 

 

The subject site is not considered to be high-quality agricultural land and is not currently 

being used for agricultural purposes. The surrounding land uses are also predominantly 

residential/hobby farm-type uses, with a number of existing tourist accommodation and Bed & 

Breakfasts in the area.  

 

Notwithstanding, the proposed ‘glamping’ facility is comprised of temporary/moveable 

structures and the land can be reinstated for agricultural purposes at any time. The proposed 

use and development will not result in a permanent loss or fragmentation of agricultural land.  

 

As established in Clifftop, the proposed use and development will not result in any 

unreasonable off-site amenity impacts in respect to visual intrusion, noise, wastewater 

management or traffic impacts to the surrounding area.  
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The proposal accords with the objectives and strategies of Clause 22.04 by facilitating an 

“eco-tourism” use to the area which value adds opportunities to the rural area.  

 

PLANNING SCHEME AMENDMENT C80hepb 

 

Planning Scheme Amendment c80hepb prepared by Hepburn Shire Council proposes to:  

 

• Translate the LPPF to PPF format 

• Implement the Hepburn Planning Scheme Review (February 2020) which includes 

amendments to zoning schedules and application of the Neighbourhood Residential 

Zone (NRZ) to all existing General Residential Zone (GRZ) land within the townships 

• Implement the recent reforms to the Victorian Planning Provisions (VPP) and the 

Ministerial Direction on the Form and Content of Planning Schemes into the Hepburn 

Shire Planning Scheme 

 

As relevant to the subject site, Amendment C80 proposes to rezone the subject site to 

Farming Zone Schedule 2 (FZ2). 

 

The amendment proceeded to an independent Panel Hearing from 23-27 November 2020.  

 

The recommendations of the Panel (Recommendation 9) in respect to the Farming Zone do 

not affect the proposal as no subdivision is proposed as part of this application. 

 

Notwithstanding, in Clifftop, the Tribunal found that the land is not considered to be high-

quality agricultural land (see above assessment). 

 

The proposal must be assessed against the Planning Scheme and policies as it currently 

exists. While the Planning Scheme Amendment has been through an independent review, it is 

noted Council resolved to not adopt the Panel’s recommendations in respect to the minimum 

lot sizes within the FZ.  

 

No decision has been made on the amendment by the Planning Minister at this time of 

lodgement of this application. 

 

ZONE 

 

Clause 35.07 Farming Zone 

 

Pursuant to Clause 35.07-1 (Farming Zone), a permit is required to use land for a Camping 

and Caravan Park (Section 2 Use).  
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Clause 35.07-4 states that a permit is required to construct or carry out works associated 

with a Section 2 Use. 

 

Clause 35.07-7 identifies the land within Category 4 for signage requirements, pursuant to 

Clause 52.05. 

 

The subject site has been established in Clifftop as not being high-quality agricultural land. 

The proposed use and development responds appropriately to the existing land uses within 

the area (tourist accommodation) and will not detract from the natural landscape or result in 

any adverse amenity impacts.  

 

In particular, the proposal responds well to the purpose of the FZ by facilitating tourism to the 

area which will support the local rural economy and provide for local employment 

opportunities. 

 

OVERLAYS 

 

Clause 42.01 Environmental Significance Overlay (Schedule 1) 

 

Clause 42.01-2 (Environmental Significance Overlay – Schedule 1: Proclaimed Catchment 

Protection) states that a permit is required to: 

 

- Construct a building or construct or carry out works for buildings not connected to 

reticulated sewerage  

- Site cuts exceeding a depth of 1 metre  

 

The proposal is accompanied by a Land Capability Assessment (LCA) prepared by John 

Lawrey T/A EWS Environmental which ensures that surface and groundwater quality will not 

be impacted, and that sustainable onsite wastewater management is feasible with appropriate 

mitigation measures. The Tribunal in Clifftop was satisfied by the proposed wastewater 

treatment measures proposed. 

 

Clause 44.06 Bushfire Management Overlay 

 

Clause 44.06-2 (Bushfire Management Overlay) states that a permit is required to construct a 

building or construct or carry out works associated with all forms of accommodation. Clause 

53.02 (Bushfire Planning) applies to the site.  

 

Pursuant to Clause 44.06-4, the following application requirements apply: 

 

“Unless a schedule to this overlay specifies different requirements, an application must be 

accompanied by: 
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▪ A bushfire hazard site assessment including a plan that describes the bushfire hazard 

within150 metres of the proposed development. The description of the hazard must be 

prepared in accordance with Sections 2.2.3 to 2.2.5 of AS3959:2009 Construction of 

buildings in bushfire prone areas (Standards Australia) excluding paragraph (a) of 

section 2.2.3.2. Photographs or other techniques may be used to assist in describing 

the bushfire hazard. 

▪ A bushfire hazard landscape assessment including a plan that describes the bushfire 

hazard of the general locality more than 150 metres from the site. Photographs or 

other techniques may be used to assist in describing the bushfire hazard. This 

requirement does not apply to a dwelling that includes all of the approved measures 

specified in Clause 53.02-3. 

▪ A bushfire management statement describing how the proposed development 

responds to the requirements in this clause and Clause 53.02. If the application 

proposes an alternative measure, the bushfire management statement must explain 

how the alternative measure meets the relevant objective. 

 

If in the opinion of the responsible authority any part of these requirements is not relevant 

to the 

assessment of an application, the responsible authority may waive, vary or reduce the 

requirement. 

 

This application is accompanied by a Bushfire Management Statement and Plan (BMP/BMS) 

by Terramatrix.  

 

This proposal seeks to address the failings identified in Clifftop at Hepburn Pty Ltd v Hepburn 

SC [2021] VCAT 546 (“Clifftop”) via the provision of a purpose-built Shelter in Place (SIP) 

Building (constructed to minimum BAL-29 standards) in lieu of the underground private 

bushfire shelters previously proposed.  

 

The proposal has appropriately responded to the overarching Planning Scheme objectives of 

prioritising the protection of human life, and balancing those objectives over all other policy 

considerations.  

 

The application is also accompanied by a draft Bushfire Emergency Management Plan (BEMP) 

prepared by Terramatrix provides for an appropriate ‘layers of resilience’ approach, 

summarised as follows: 

 

- The provision of a purpose-built SIP Building addresses the Tribunal’s concerns in 

Clifftop of the potential difficulties/aversions of visitors and staff using an underground 

private bushfire shelter. The SIP Building also minimises concerns associated with the 

physical and mental capabilities of visitors and staff utilising the shelter in an 
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emergency (at ground SIP building in lieu of accessing an underground bunker using 

a ladder). 

- No children/infants are permitted on the site, which further minimises potential 

difficulties of marshalling and sheltering in place in an emergency.  

- The SIP Building will be purpose-built, constructed to minimum BAL-29 requirements 

with additional features of non-combustible external materials, and equipped with the 

necessary supplies such as bottled water and long-life snack foods, first aid kit, fire 

protective clothing etc., as outlined within the draft BEMP. 

- The SIP Building achieves the requisite area (2 sqm per person) and defendable space 

setbacks, as outlined within the BMS and BMP. The permit applicant has consulted 

with the Dja Dja Wurrung and WestVic Heritage (with a Cultural Heritage Management 

Plan currently being prepared) who have advised that the Cultural Heritage Sensitivity 

Area to the northern part of the site can be mown or slashed during the fire danger 

period for defendable space purposes.  

- The site will be closed on Severe, Extreme and Code Red Fire Danger Rating (FDR) 

days. 

- A trained Fire Warden will attend the site from midnight to midnight (24 hours) on 

Very High FDR days. A Fire Warden will also attend the site should a bushfire occur 

within 20km of the site, which was considered to be an acceptable by the Tribunal in 

Clifftop in terms of providing a greater on-site presence to ensure the approved 

responses can implemented in a practical way. 

 

The proposed development responds well to the requirements of Clause 44.06, creating a 

cohesive plan for bushfire management on site, in addition to a well-designed design 

response which incorporates a number of effective techniques for bushfire management. 

 

PARTICULAR PROVISIONS 

 

Clause 52.05 Signs 

 

Clause 52.05 (Signs) states that a permit is required to install one business identification sign 

on the site (total area not to exceed 3 sqm). 

 

One business identification sign (2.7 metres x 0.53 metres) is proposed towards the rainwater 

tanks, and will comprise of steel lettering “Woodstock”.  

 

Clause 52.06 Car Parking 

 

Pursuant to Clause 52.06-5, car parking for a Camping and Caravan Park is provided to the 

satisfaction of the responsible authority.  
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A designated car parking area (5 metres deep x 2.8 metres wide) located towards the Charlies 

Road frontage is proposed to accommodate 12 vehicles. A post and chain fence is proposed 

to delineate the extent of the car parking area. 

 

In Clifftop, the Tribunal deemed parking and access to be acceptable – this was not disputed 

by the Council or parties.  

 

Further, the Tribunal agreed with the traffic expert evidence of Valentine Gnanakone (One Mile 

Grid) and found: 

 

[94]  The evidence of Mr Gnanakone is that the road is a public road and of 

suitable construction to accommodate the traffic associated with the proposed use. 

The proposal is a rural access road with a pavement width that varies along its length 

and some areas where passing is more difficult. Mr Gnanakone did not identify any 

specific traffic safety issues along the road.  

 

[95] I find that access to the review site is acceptable. I accept the evidence of Mr 

Gnanakone that even if there were double the movements than allowed for in the 

evidence, the number of movements for this standard of road is still low and within 

the safety standards. Due to the nature of the road, traffic should not be moving at 

high speeds and would not necessarily coincide with peak periods. While there will be 

an increase in traffic, including larger vehicles using the road that will be noticeable 

within this rural environment, I consider that the overall rural amenity will not be 

significantly affected. 

(Our emphasis) 

 

It is therefore submitted that the Permit Applicant should not be required to remake this 

section of Charlies Road, nor bear the cost of such task.  

 

Clause 52.12 Bushfire Protection: Exemption 

 

Clause 52.12-5 exempts any permit requirement for the removal, destruction or lopping of 

vegetation to enable the construction of a dwelling and to create its defendable space.  

 

Vegetation will only be removed where required for defendable space, in accordance with the 

accompanying BMS and BMP.  
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The permit applicant has also consulted with the Dja Dja Wurrung and WestVic Heritage (with 

a Cultural Heritage Management Plan currently being prepared) who have advised that the 

Cultural Heritage Sensitivity Area to the northern part of the site can be mown or slashed 

during the fire danger period for defendable space purposes. 

 

Clause 53.02 Bushfire Planning 

 

The purpose of Clause 53.02 provides; 

 

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

- To ensure that the development of land prioritises the protection of human life and 

strengthens community resilience to bushfire. 

- To ensure that the location, design and construction of development appropriately 

responds to the bushfire hazard. 

- To ensure development is only permitted where the risk to life, property and 

community infrastructure from bushfire can be reduced to an acceptable level.  

- To specify location, design and construction measures for a single dwelling that 

reduces the bushfire risk to life and property to an acceptable level. 

 

The proposed development measures well against the purpose and objectives of Clause 

53.02, providing for a development that effectively prioritises the protection and preservation 

of human life through design detail, location, siting and access. Defendable space, water 

tanks, safe vehicular access, and vegetation management are all committed to as per the 

BMS, BMP and draft BEMP prepared by Terramatrix.  

 

GENERAL PROVISIONS – CLAUSE 65 (DECISION GUIDELINES) 

 

Clause 65 Decision Guidelines 

 

The proposal complies with the decision guidelines of Clause 65 as follows: 

 

- The State Planning Policy Framework and Local Planning Policy Framework, including 

MSS and local policies have been complied with. 

- The Zone, Overlay, or provision objectives have been complied with and matters 

required to be considered have been appropriately addressed. 

- There will be no unreasonable impact upon the amenity of the area. 

- There will be no land degradation or impacts upon salinity or reduced water quality. 

- There will be no impact on the stormwater within and exiting the site. 

- There will be no loss of significant vegetation and landscaping can be undertaken. 
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PRINCIPLES OF REPEAT APPEALS 

 

While this planning permit application is not a ‘repeat appeal’ in the sense that the application 

is not being appealed before the Tribunal, the principles of repeat appeals can be applied to 

its assessment.  

 

The principles of repeat appeals are long established within the Planning and Environment List 

division of the Tribunal. Whilst it is a matter for the later decision maker to determine what 

weight should be given to the previous decision in a repeat appeal application 1  and 

consideration of the new application must be undertaken on its merits, weight should be 

given to the previous decision2.  

 

Considerations that may influence the assessment of a repeat appeal include significant 

changes in the application itself, changes in the circumstances of the land and its surrounds, 

changes in planning policy, and/or changes in the interpretation of the facts or law relevant to 

the Tribunal’s consideration3.  

 

It is submitted the revised proposal would align with the principles of a correcting repeat 

appeal on the basis of a genuine attempt to remedy the flaws identified in the previous 

decision.  

 

In Clifftop, the Tribunal determined that while there are many aspects of this proposal that are 

favourable, this was a proceeding which turned on the question of the layered bushfire 

solution for this land use. The revised proposal has sought to address this failing  by providing 

an improved layered bushfire management response that appropriately reduces the risk to 

human life to an acceptable level. 

 

CONCLUSION 

 

In the overall analysis the proposed development is worthy of support for the following 

reasons: 

 

- The proposed use and the development of land is in accordance with the Farming 

Zone 

- The Camping and Caravan use will provide a significant benefit to the community 

through the provision of short-stay tourism accommodation which will provide various 

economic benefits to the rural community of Elevated Plains and the wider Hepburn 

region  

 
1 Zumpano v Banyule City Council [2016] VSC 420 at [29]   
2 Sprut v Stonnington CC VCAT [2012] 1675   
3 Reichert v Banyule City Council P86/2205, unreported and cited with approval in subsequent Tribunal decisions   
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- The proposed use and development is consistent with existing uses in the area, and 

responds favourably to overarching policies encouraging and facilitating tourism  

- There are no adverse impacts to the natural environmental as a result of the use or 

development of the site  

- Human safety is prioritised above all other considerations as per the requirements of 

the Bushfire Management Overlay. The proposal provides an improved bushfire 

management response, which seeks to address the failings identified in Clifftop 

- The proposal will not result in unreasonable off-site amenity impacts – including the 

siting, visual amenity, noise, wastewater management, traffic management, and 

general operational considerations 

- All relevant provisions and design requirements have been considered and met, and 

the proposal satisfies Local and State policy outcomes 

 

We believe the proposal is reflective of the density, built form and siting objectives outlined 

within the Hepburn Shire Planning Scheme and subsequently recommend the Council support 

and approve the planning permit application. 

 

 

Angela Mok BEnvs (UrbDesign&Plan), MPIA, MVPELA 

Principal Planner 
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1 Introduction 

This Bushfire Development Report (BDR) has been prepared for Clifftop at Hepburn Pty Ltd, to 
show how the use and development of a camping and caravan park at 153 Charlies Road, 
Elevated Plains VIC 3461, responds to the Victorian planning and building controls that relate to 
bushfire, specifically the requirements of Clause 13.02 Bushfire, Clause 44.06 Bushfire 
Management Overlay (BMO) and associated Clause 53.02 Bushfire Planning in the Hepburn 
Planning Scheme. 
 
The site is in the Farming Zone and Schedule (FZ).  The development proposal is to construct 
Yurts, Domes, Caravans and associated infrastructure on the site.  Accordingly, this report follows 
the BMO pathway 2, to demonstrate how the use and development of the site responds to the 
relevant objectives of Clause 53.02-4 Bushfire Planning. 
 
This BDR v2.0 is based on the most recent development proposal for the site (Robyn Larsen 
Design, 2021) and incorporates changes made following a VCAT decision on a previous version of 
the proposal.  This includes providing a minimum BAL-29 building (enhanced to have non-
combustible materials on all external elements of the building) as a viable shelter-in-place 
location for all site occupants, to ensure life safety.  The Bushfire Emergency Management Plan 
(BEMP) that has been prepared for the site now includes closure and non-occupancy of the site 
on days with an actual or forecast Fire Danger Rating (FDR) of Severe, Extreme or Code Red and 
monitoring of conditions on other days of elevated fire danger, including having a trained fire 
warden onsite on days with a Very High FDR and/or when a bushfire occurs within 20km of the 
site. 
 
The site is within a declared Bushfire Prone Area (BPA) and is covered by the BMO.  In accordance 
with the application requirements of Clause 44.06 (Hepburn Planning Scheme, 2018a), this report 
includes:  

• A Bushfire hazard site assessment, including a plan that describes the bushfire hazard 
within 150m of the site in accordance with the site assessment methodology of AS 3959-
2018 Construction of buildings in bushfire-prone areas as appropriate; 

• A Bushfire hazard landscape assessment, including a plan that describes the bushfire 
hazard of the general locality more than 150m from the site; and 

• A Planning and Building Compliance section, detailing how the use and development 
responds to the bushfire risk and the objectives, strategies and requirements of Clauses 
13.02, 44.06 and 53.02.  This section includes a Bushfire Management Statement in 
accordance with the application requirements of Clause 44.06 BMO. 

 
This report also includes a Bushfire Management Plan (BMP) consistent with the CFA’s standard 
permit conditions and BMP guidance (CFA, 2017). 
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This report has been prepared consistent with guidance for assessing and responding to bushfire 
risk provided in the technical guide Planning Permit Applications – Bushfire Management Overlay 
(DELWP, 2017a) and Planning Advisory Note 68 Bushfire State Planning Policy Amendment VC140 
(DELWP, 2018a). 

1.1 Site summary 

Address: 153 Charlies Road, Elevated Plains VIC 3461  

Property size: 8.1ha 

Local Government Area: Hepburn Shire Council 

Zone/s Farming Zone and Schedule (FZ) 

Overlay/s Bushfire Management Overlay (BMO) 
Environmental Significance Overlay – Schedule 1 (ESO1) 

Directory reference: Vic Roads 59 D6 

Site assessment date: 20/01/2021 

Assessed by: Hamish Allan 

 

 
Figure 1 - Site location (site shown by red pin, 5km buffer of site in blue outline, 20km buffer in white 
outline; ©2021 Google, Image 2021 ©CNES/Airbus). BAL-LOW areas (i.e. land not designated as Bushfire 
Prone) are shown in light blue shading. 
 

ATTACHMENT 10.2.3

MINUTES - ORDINARY MEETING OF COUNCIL - 17 MAY 2022 302



 Bushfire Development Report for 153 Charlies Road   

 6 

2 Bushfire planning and building controls 

This section summarises the applicable planning and building controls that relate to bushfire. 

2.1 Clause 13 Environmental risks and amenity 

This clause in the Planning Policy Framework (PPF) has two key provisions pertinent to bushfire. 

2.1.1 Clause 13.01-1S Natural hazards and climate change 

The objective of this Clause is to minimise the impacts of natural hazards and adapt to the 
impacts of climate change through risk-based planning.  Specified strategies to achieve the 
objective are: 

• ‘Consider the risks associated with climate change in planning and management decision 
making processes. 

• Identify at risk areas using the best available data and climate change science. 
• Integrate strategic land use planning with emergency management decision making. 
• Direct population growth and development to low risk locations. 
• Develop adaptation response strategies for existing settlements in risk areas to 

accommodate change over time. 
• Ensure planning controls allow for risk mitigation or risk adaptation strategies to be 

implemented. 
• Site and design development to minimise risk to life, property, the natural environment 

and community infrastructure from natural hazards’ (Hepburn Planning Scheme, 2018b). 
 

Especially in southern and eastern Australia, since the 1950’s there has been an increase in the 
length of the fire weather season and a greater number of higher risk days associated with 
climate change (CSIRO/BOM, 2020).  The Australasian Fire and Emergency Service Authorities 
Council (AFAC) identify that a failure of building codes and land use planning to adequately adapt 
to climate change is a significant risk (AFAC, 2018). 
 
This clause in the PPF supports the adoption of a precautionary and conservative approach to 
assessing and responding to bushfire risk. 

2.1.2 Clause 13.02-1S Bushfire planning 

Clause 13.02-1S has the objective 'To strengthen the resilience of settlements and communities to 
bushfire through risk based planning that prioritises the protection of human life’ (Hepburn 
Planning Scheme, 2018c).  The policy must be applied to all planning and decision making under 
the Planning and Environment Act 1987, relating to land which is: 

• Within a designated BPA; 
• Subject to a BMO; or 
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• Proposed to be used or developed in a way that may create a bushfire hazard. 
 
Priority must be given to the protection of human life by: 

• ‘Prioritising the protection of human life over all other policy considerations. 
• Directing population growth and development to low risk locations and ensuring the 

availability of, and safe access to, areas where human life can be better protected from 
the effects of bushfire. 

• Reducing the vulnerability of communities to bushfire through consideration of bushfire 
risk in decision-making at all stages of the planning process’ (Hepburn Planning Scheme, 
2018c). 

 
Key strategies are stipulated that require strategic planning documents, planning scheme 
amendments and development plan approvals to properly assess bushfire risk and include 
appropriate bushfire protection measures.  This also applies to planning permit applications for: 

• Subdivisions of more than 10 lots; 
• Accommodation; 
• Child care centre; 
• Education centre; 
• Emergency services facility; 
• Hospital; 
• Indoor recreation facility; 
• Major sports and recreation facility; 
• Place of assembly; and 
• Any application for development that will result in people congregating in large numbers. 

 
Development should not be approved where ‘…a landowner or proponent has not satisfactorily 
demonstrated that the relevant policies have been addressed, performance measures satisfied or 
bushfire protection measures can be adequately implemented’ (Hepburn Planning Scheme, 
2018c).  
 
Analysis of how the use and development responds to the applicable strategies of Clause 13.02-
1S is provided in Section 5.1. 

2.2 Clause 21 Municipal Strategic Statement 

The Municipal Strategic Statement1 (MSS) in the Municipal overview at Clause 21.01-3 notes that 
Hepburn contains a range of spectacular bushland (and cultural) landscapes and that the 
potential for wildfire is a significant threat (Hepburn Planning Scheme, 2013). 

 
1 It is noted that the Local Planning Policy Framework including the MSS, will be translated into the PPF as the 
Municipal Planning Strategy, as provided for by VC148 (DELWP, 2018b) and Amendment C80hepb.  However, at the 
time of preparing this report the LPPF and MSS are components of the Hepburn Planning Scheme. 
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Clause 21.09 Environment and Heritage identifies that one of the key issues for the Shire is: 
‘Protecting people, assets and the environment from the threat of wild fire’.  Objective 5 of this 
Clause is ‘To manage development where bushfire behaviour is likely to pose a threat to life and 
property’ (Hepburn Planning Scheme, 2016). 

2.3 Clause 44.06 Bushfire Management Overlay (BMO) 

The purposes of the BMO, which applies to the whole site and most of the surrounding landscape 
(see Map 2 and Map 3), are: 

• ‘To implement the Municipal Planning Strategy and the Planning Policy Framework. 
• To ensure that the development of land prioritises the protection of human life and 

strengthens community resilience to bushfire. 
• To identify areas where the bushfire hazard warrants bushfire protection measures to be 

implemented. 
• To ensure development is only permitted where the risk to life and property from bushfire 

can be reduced to an acceptable level’ (Hepburn Planning Scheme, 2018a). 
 
The BMO largely applies to patches of treed vegetation greater than 4ha in size, where head fire 
intensity has been modelled to be 30,000kW/m or more.  It also extends over land 150m around 
those areas, based on research into house loss from bushfires which has found that 92% of house 
loss occurs within 150m of the bushfire hazard (DTPLI, 2013).   
 
Clause 53.02 Bushfire Planning applies to BMO applications and contains: 
• ‘Objectives:  An objective describes the outcome that must be achieved in a completed 

development. 
• Approved measures (AM):  An approved measure meets the objective. 
• Alternative measures (AltM):  An alternative measure may be considered where the 

responsible authority is satisfied that the objective can be met. The responsible authority may 
consider other unspecified alternative measures. 

• Decision guidelines:  The decision guidelines set out the matters that the responsible authority 
must consider before deciding on an application, including whether any proposed alternative 
measure is appropriate’ (Hepburn Planning Scheme, 2018d). 

 
Section 5.2 identifies how the development can respond to the BMO and the applicable 
objectives of Clause 53.02. 

2.4 Clause 71.02-3 Integrated Decision Making 

Clause 71.02-3 states that planning and responsible authorities should endeavour to integrate 
policies and balance conflicting objectives in favour of net community benefit and sustainable 
development.  However, in bushfire affected areas, the protection of human life must be 
prioritised over all other policy considerations (Hepburn Planning Scheme, 2018e). 
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2.5 Bushfire Prone Area (BPA) 

The site, and virtually all of the surrounding landscape for at least 20km, is in a BPA (see Figure 
1).  BPAs are those areas subject to or likely to be subject to bushfire, as determined by the 
Minister for Planning.  Those areas of highest bushfire risk within the BPA are designated as BMO 
areas.  
 
In a BPA, the Building Act 1993 and associated Building Regulations 2018, through application of 
the National Construction Code (NCC), require bushfire protection standards for class 1, 2 and 32 
buildings, ‘Specific Use Bushfire Protected Buildings’3 and associated class 10A buildings4 or 
decks.  The applicable performance requirement in the NCC is: 

'A building that is constructed in a designated bushfire prone area must, to the degree 
necessary, be designed and constructed to reduce the risk of ignition from a bushfire, 
appropriate to the — 
(a) potential for ignition caused by burning embers, radiant heat or flame generated 

by a bushfire; and 
(b) intensity of the bushfire attack on the building' (ABCB, 2020). 

 
Compliance with AS 3959-2018 Construction of buildings in bushfire prone areas (Standards 
Australia, 2020) is ‘deemed-to-satisfy’ the performance requirement5.   
 
The Victorian building regulations require that applicable buildings be constructed to a minimum 
Bushfire Attack Level (BAL)-12.5, or higher, as determined by a site assessment or planning 
scheme requirement.  A BAL is a means of measuring the severity of a building’s potential 
exposure to ember attack, radiant heat and direct flame contact.  There are six BALs defined in 
AS 3959-2018, which range from BAL-LOW, which has no bushfire construction requirements to 
BAL-FZ (Flame Zone) where flame contact with a building is expected. 
 
Larger developments and certain vulnerable uses (including accommodation) in a BPA are also 
required by Clause 13.02-1S Bushfire Planning to: 

• ‘Consider the risk of bushfire to people, property and community infrastructure. 
• Require the implementation of appropriate bushfire protection measures to address the 

identified bushfire risk. 
• Ensure new development can implement bushfire protection measures without 

unacceptable biodiversity impacts’ (Hepburn Planning Scheme, 2018c). 
 

2 Class 1, 2 and 3 buildings are defined in the Building Code of Australia (BCA), and are generally those used for 
residential accommodation, including houses and other dwellings, apartments, hotels and other buildings with a 
similar function or use. 
3 Specific Use Bushfire Protected Buildings are defined in the Victorian Building Regulations 2018, they generally 
comprise ‘vulnerable’ uses and include schools, kindergartens, childcare facilities, aged care facilities and hospitals. 
4 Class 10a buildings are defined in the BCA as non-habitable buildings including sheds, carports, and private garages. 
5 For Class 1 and associated Class 10a buildings, the NASH Standard for Steel Framed Construction in Bushfire Areas is 
also deemed to satisfy the performance requirement. 
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2.6 Other development controls 

2.6.1 Zoning 

The FZ does not have significant implications for bushfire safety and compliance.  It is noted that 
a lot used for a dwelling in the FZ must be connected to a reticulated potable water supply or 
have an alternative potable water supply with adequate storage for domestic use as well as for 
fire fighting purposes (Hepburn Planning Scheme, 2006). 

2.6.2 Overlays 

The ESO1 that applies in addition to the BMO, does not have any implications for bushfire risk, 
although it is noted that one of the decision guidelines of the ESO1 parent provision is:  

• ‘The need to remove, destroy or lop vegetation to create a defendable space to reduce 
the risk of bushfire to life and property’ (Hepburn Planning Scheme, 2018f). 
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3 Bushfire hazard site assessment 

3.1 Classified vegetation 

Vegetation within the 150m assessment zone around the site has been classified in accordance 
with the BMO/AS 3959 methodology.  Classified vegetation is vegetation that is deemed 
hazardous from a bushfire perspective. 
 
The classification system is not directly analogous to Ecological Vegetation Classes (EVCs) but 
uses a generalised description of vegetation based on the AUSLIG (Australian Natural Resources 
Atlas: No. 7 - Native Vegetation) classification system.  The classification is based on the mature 
state of the vegetation and the likely fire behaviour that it will generate. 

3.1.1 Forest  

Treed vegetation to the north, northwest and east of the development site, best accords with the 
Forest group of AS 3959-2018.  Forest vegetation comprises areas with trees to 30m high or taller 
at maturity, typically dominated by eucalypts, with 30–70% foliage cover (may include 
understorey ranging from rainforest species and tree ferns to sclerophyllous low trees or shrubs). 
Includes pine and eucalypt plantations (Standards Australia, 2020).  
 
At the time of the site assessment, vegetation north of the development site and within the 
property was largely low threat and non-classifiable, due to the managed, slashed understorey.  
The area shown as a fenced area of ‘Native Trees’ is also defined as an ‘area of cultural heritage 
sensitivity’ (CHS area) in the revised Proposed Site Plan, dated 22.06.21 (Robin Larson Design Pty 
Ltd, 2021) (see Map 1).  
 
A very precautionary and conservative approach has been adopted by classifying this CHS area as 
Forest. This is because discussions with the proponent, WestVic heritage consultants and Dja DJa 
Wurrung representatives, have confirmed that the CHS area can be slashed and/or mown during 
the fire danger period, and therefore, would be in a low threat state.  
 
Note that a Forest classification for other areas of remnant vegetation is also somewhat 
conservative, due to the total fuel loads and hazard posed by the vegetation being, in many 
places, more commensurate with the lesser hazard Woodland classification (see Figures 2 and 3).  
Notwithstanding, as a precaution, the Forest classification has been uniformly adopted for all 
areas of remnant treed vegetation.  

3.1.2 Grassland 

Open areas of vegetation to the south and west of the property where remnant tree canopy 
cover does not exceed 10%, has been classified as Grassland (see Map 1).  Grassland is defined as 
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all forms of vegetation (except Tussock Moorlands) including situations with shrubs and trees, if 
overstorey foliage cover is less than 10%.  Includes pasture and cropland (Standards Australia, 
2020). 
 
Grassland vegetation is considered hazardous and therefore classifiable, when it is not managed 
in a minimal fuel condition.  Minimal fuel condition means there is insufficient fuel available to 
significantly increase the severity of the bushfire attack (e.g. short-cropped grass, to a nominal 
height of 100 mm) (Standards Australia, 2020).  In the BMO, Grassland areas are assumed to be 
unmanaged and classifiable unless there is ‘reasonable assurance’ that they will be managed in 
perpetuity, in a low threat state, no more than 100mm high. 
 
Note that the horticultural/orchard area to the west of the site may be able to be considered low 
threat in accordance with the definitions for low threat vegetation in AS 3959-2018 (see Section 
3.2), however as a precaution it is assumed it will comprise hazardous Grassland. 

3.2 Excluded vegetation and non-vegetated areas 

Areas of low threat vegetation and non-vegetated areas can be excluded from classification in 
accordance with Section 2.2.3.2 of AS 3959-2018, if they meet one or more of the following 
criteria:  

i. ‘Vegetation of any type that is more than 100m6 from the site. 
ii. Single areas of vegetation less than 1 ha in area and not within 100m of other areas of 

vegetation being classified vegetation. 
iii. Multiple areas of vegetation less than 0.25 ha in area and not within 20 m of the site, or 

each other, or of other areas of vegetation being classified vegetation. 
iv. Strips of vegetation less than 20 m in width (measured perpendicular to the elevation 

exposed to the strip of vegetation) regardless of length and not within 20 m of the site or 
each other, or other areas of vegetation being classified vegetation. 

v. Non-vegetated areas, that is, areas permanently cleared of vegetation, including 
waterways, exposed beaches, roads, footpaths, buildings and rocky outcrops. 

vi. Vegetation regarded as low threat due to factors such as flammability, moisture content 
or fuel load. This includes grassland managed in a minimal fuel condition7, mangroves 
and other saline wetlands, maintained lawns, golf courses (such as playing areas and 
fairways), maintained public reserves and parklands, sporting fields, vineyards, orchards, 
banana plantations, market gardens (and other non-curing crops), cultivated gardens, 
commercial nurseries, nature strips and windbreaks' (Standards Australia, 2020).  

Non-vegetated areas will include the roads, car park area, and structures within the 150m site 
assessment zone. 

 
6 This distance extends to 150m in BMO areas. 
7 Minimal fuel condition means there is insufficient fuel available to significantly increase the severity of the bushfire 
attack, recognisable as short-cropped grass for example, to a nominal height of 100mm (Standards Australia, 2020). 
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3.3 Topography 

The BMO/AS 3959 methodology requires that the 'effective slope' be identified to determine the 
BAL and applicable defendable space or vegetation setback distances.  This is the slope of land 
under the classified vegetation that will most significantly influence the bushfire attack on a 
building.  Two broad types apply: 

• Flat and/or Upslope - land that is flat or on which a bushfire will be burning downhill in 
relation to the development.  Fires burning downhill (i.e. on an upslope) will generally be 
moving more slowly with a reduced intensity. 

• Downslope - land under the classified vegetation on which a bushfire will be burning 
uphill in relation to the development. As the rate of spread of a bushfire burning on a 
downslope (i.e. burning uphill towards a development) is significantly influenced by 
increases in slope, downslopes are grouped into five classes in 5˚ increments from 0˚ up 
to 20˚. 

 
The topography on and around the site within the 150m assessment zone is variable and 
undulating, with some steep slopes.  However, except for the area of cultural heritage sensitivity, 
most areas of Forest vegetation are flat or upslope in relation to the development.  Areas of 
Grassland to the south and west include downslopes exceeding 10˚ (see Map 1). 
  
For the purposes of determining BALs and defendable space, the applicable slope class is 
'Downslope >10˚ to 15˚’ under the Forest to the north, in the area of cultural heritage sensitivity 
(see Map 1).  To the south and west in response to the Grassland, the ‘Downslopes >10˚ to 15˚’ 
class applies. 
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Map 1 – Bushfire Hazard Site Assessment Plan. 
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Figure 2 - Vegetation to the north of the site. 
 

 
Figure 3 – Vegetation to the west of the site. 
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Figure 4 – Looking south beyond the southern site boundary. 
 

 
Figure 5 – Looking north across the site of the proposed Shelter-In-Place building. 
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Figure 6 – Looking north-northwest across the site of the proposed caravans and domes. 
 

 
Figure 7 – Grassland to the south-southeast of the site. 
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4 Bushfire Hazard Landscape Assessment 

4.1 Location description 

The site comprises 8.1 hectares of undeveloped Farming Zone land in the rural locality of 
Elevated Plains.  The property abuts the Hepburn Regional Park along its northern and eastern 
boundaries.  To the west, the site abuts a similar size property developed with a dwelling, 
accommodation, a dam and orchards.  To the south are farming properties comprising Grassland. 
 
The site is only approximately 5km or 10 mins away by road from the town centre of Hepburn 
and Hepburn Springs to the south.  Hepburn Springs is one of five ‘key urban areas’ in the Shire 
and provides ‘...district level retail, business, employment and cultural facilities with limited 
comparison shopping’ (Hepburn Planning Scheme, 2013).  The township is broadly a linear, 
northwest-southeast oriented residential settlement, which is largely surrounded by the Hepburn 
Regional Park. 
 
The larger township of Daylesford is located approximately 10km or 15 mins away by road to the 
south.  

4.2 Landscape risk 

Clause 13.02 of the Planning Policy Framework prioritises the protection of human life over all 
other policy considerations.  Clause 13.02 stipulates that developments must properly assess 
bushfire risk, including consideration of the hazard (and the resultant risk) beyond the site level 
(Hepburn Planning Scheme, 2018c).  BMO applications under Clause 53-02-4, must also have 
regard to the nature of the bushfire risk arising from the surrounding landscape (Hepburn 
Planning Scheme, 2020). 
 
To assist in defining the risk beyond the site scale, four 'broader landscape types' are described in 
the DELWP technical guide Planning Applications Bushfire Management Overlay.  They represent 
different landscape risk levels and are intended to streamline decision-making and support more 
consistent decisions based on the landscape risk (DELWP, 2017a). 
 
The four types range from low risk landscapes where there is little hazardous vegetation beyond 
150m of the site and extreme bushfire behaviour is not credible, to extreme risk landscapes with 
limited or no evacuation options and where fire behaviour could exceed BMO presumptions. 
 
Overall, it is considered that the surrounding landscape comprises a very high bushfire risk that 
best accords with Broader Landscape Type 3 (see Table 1). 
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Table 1 - Landscape risk typologies (from DELWP, 2017a). 

Broader Landscape 
Type 1  

Broader Landscape 
Type 2 

Broader Landscape 
Type 3 

Broader Landscape 
Type 4 

• There is little 
vegetation beyond 
150 metres of the site 
(except grasslands 
and low-threat 
vegetation). 

• Extreme bushfire 
behaviour is not 
possible. 

• The type and extent 
of vegetation is 
unlikely to result in 
neighbourhood- scale 
destruction of 
property. 

• Immediate access is 
available to a place 
that provides shelter 
from bushfire. 

• The type and extent 
of vegetation located 
more than 150 
metres from the site 
may result in 
neighbourhood-scale 
destruction as it 
interacts with the 
bushfire hazard on 
and close to a site. 

• Bushfire can only 
approach from one 
aspect and the site is 
located in a 
suburban, township 
or urban area 
managed in a 
minimum fuel 
condition. 

• Access is readily 
available to a place 
that provides shelter 
from bushfire. This 
will often be the 
surrounding 
developed area. 

• The type and extent 
of vegetation located 
more than 150 
metres from the site 
may result in 
neighbourhood-scale 
destruction as it 
interacts with the 
bushfire hazard on 
and close to a site. 

• Bushfire can 
approach from more 
than one aspect. 

• The site is located in 
an area that is not 
managed in a 
minimum fuel 
condition. 

• Access to an 
appropriate place 
that provides shelter 
from bushfire is not 
certain. 

• The broader 
landscape presents 
an extreme risk. 

• Fires have hours or 
days to grow and 
develop before 
impacting. 

• Evacuation options 
are limited or not 
available. 

I N C R E A S I N G  R I S K  

 
Daylesford and Hepburn are in relatively close proximity to the site, have designated 
Neighbourhood Safer Places (NSPs)/Places of Last Resort, and offer the nearest locations of 
relative safety.  However, there are limited routes to these destinations and travel would not be 
low risk due to the windy nature of the roads and exposure to hazardous vegetation.   
 
Virtually all of the land for at least 20km around the site is designated as a BPA (see Figure 1), 
with much of it, at least within 5km, designated as a higher hazard area as indicated by the BMO 
coverage (see Map 2 and Map 3).  The fire history for crown land surrounding the area, including 
recent fires in relatively close proximity to the site, reflects the very high fire risk. 
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Map 2 - Bushfire Hazard Landscape Assessment Plan. 
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Map 3 – Local and Neighbourhood Assessment. 
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5 Planning and building compliance 
This section identifies how the use and development of the site responds to and can comply with 
the applicable planning and building controls that relate to bushfire. 

5.1 Clause 13.02 Bushfire 

The following sections provide a response about how the development responds to the 
applicable objectives and strategies for bushfire safety in the PPF at Clause 13.02.  Clause 13.02 
has the objective 'To strengthen the resilience of settlements and communities to bushfire 
through risk based planning that prioritises the protection of human life’ (Hepburn Planning 
Scheme, 2018c).  The policy must be applied to all planning and decision making under the 
Planning and Environment Act 1987, relating to land which is: 

• Within a designated BPA; 
• Subject to a BMO; or 
• Proposed to be used or developed in a way that may create a bushfire hazard. 

 
Not all of the strategies in Clause 13.02 are relevant to the proposal as it does not comprise 
settlement growth or planning.  Strategies considered applicable are identified below and a 
development response provided. 

5.1.1 Protection of human life strategies 

Clause 13.02 requires that the priority be given to protection of human life. 
 

Prioritising the protection of human life over all other policy considerations 
 As identified in Section 4, the site is in a very high bushfire risk location.  Protection of 

human life can be prioritised by implementing the measures in Section 5.2 to comply with 
the BMO objectives, including providing a minimum BAL-29 standard ‘Shelter-In-Place 
(SIP) building’ (enhanced to have non-combustible materials on all external elements of 
the building) as a viable shelter-in-place location to ensure life safety.  The Bushfire 
Emergency Management Plan (BEMP) that has been prepared for the site includes 
closure and non-occupancy of the site on days with an actual or forecast Fire Danger 
Rating (FDR) of Severe, Extreme or Code Red and monitoring of conditions on other days 
of elevated fire danger (see Section 6), including having a trained fire warden onsite on 
days with a Very High FDR and/or when a bushfire occurs within 20km of the site. 

 
Directing population growth and development to low risk locations and ensuring the 
availability of, and safe access to, areas where human life can be better protected from the 
effects of bushfire. 
 
 

The use and development does not comprise settlement growth and will not result in 
population growth.  Whilst there will be increased numbers of people in a bushfire prone 
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area, including potentially on days of elevated fire danger, the risk is proposed to be 
mitigated through BMO compliance and appropriate emergency management planning.  
Hepburn Springs and Daylesford are in relatively close proximity to the site and offer 
places of relative safety.  The SIP building will provide an alternative location to protect 
human life. 
 

Reducing the vulnerability of communities to bushfire through consideration of bushfire risk 
in decision-making at all stages of the planning process 
 This report provides the basis for incorporating bushfire risk into decision making 

associated with planning for the development.  

5.1.2 Bushfire hazard identification and assessment strategies 

The bushfire hazard must be identified and an appropriate risk assessment be undertaken. 
 

Applying the best available science to identify vegetation, topographic and climatic 
conditions that create a bushfire hazard. 
 This report identifies the hazard in accordance with the commonly accepted 

methodologies of the BMO and AS 3959-2018 and, as appropriate, additional guidance 
provided in Planning Advisory Note 68 Bushfire State Planning Policy Amendment VC140 
(DELWP, 2018a). 
 
The type and extent of (hazardous) vegetation within, and up to 150m around the 
property, has been identified and classified into BMO/AS 3959-2018 vegetation groups.  
Classification was very conservative, based on the potential long-term state of the 
vegetation, EVC mapping, aerial imagery, site assessment, published guidance on 
vegetation assessment for bushfire purposes and experience with the fuel hazard posed 
by the vegetation types that occur within the region.   
 
GIS analysis of publicly available 10m contour data for the area was undertaken, 
supported by site assessment to determine effective slopes. 
 
In relation to climatic conditions and fire weather, the BMO/AS 3959-2018 default FFDI 
100/GFDI 130 benchmark used in the Victorian planning and building system, has been 
applied in accordance with the BMO methodology. 
 

Considering the best available information about bushfire hazard including the map of 
designated bushfire prone areas prepared under the Building Act 1993 or regulations made 
under that Act. 
 The extent of BPA coverage has been considered (see Figure 1).  This is based on the most 

recent BPA mapping, which was gazetted 6th July 2021. 
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Applying the Bushfire Management Overlay in planning schemes to areas where the extent 
of vegetation can create an extreme bushfire hazard. 
 As identified in Section 4, the entire site and much of the surrounding landscape for at 

least 5km is covered by the BMO (see Map 2).  This is considered appropriate and reflects 
statewide BMO mapping introduced into the Hepburn Planning Scheme by amendment 
GC13, which was gazetted on 3rd October 2017. 
 

Considering and assessing the bushfire hazard on the basis of:  
• Landscape conditions - meaning the conditions in the landscape within 20 kilometres 

and potentially up to 75 kilometres from a site;   
• Local conditions - meaning conditions in the area within approximately 1 kilometre 

from a site; 
• Neighbourhood conditions - meaning conditions in the area within 400 metres of a 

site; and 
• The site for the development. 

 The hazard has been assessed at a range of scales (see Sections 3 and 4).  
 
At the site and local scale, the assessment follows the AS 3959-2018 methodology applied 
in a BPA, of classifying vegetation and topography within 150m of a building, with 
consideration out to 400m around the site (see Map 1 and Map 3). 
 
At the landscape scale, a 20km, 5km and 1km radius of the site has been applied (see 
Figure 1, Map 2 and Map 3) in accordance with guidance about assessing risk in the 
technical guide Planning Permit Applications – Bushfire Management Overlay (DELWP, 
2017a) and Planning Advisory Note 68 (DEWLP, 2018). 
 

Consulting with emergency management agencies and the relevant fire authority early in the 
process to receive their recommendations and implement appropriate bushfire protection 
measures. 
 CFA received the planning referral and provided conditional consent for the development 

on 4th June 2020 (CFA, 2020a).  Subsequently, in an Amended Statement of Grounds, CFA 
made some further recommendations (CFA, 2020b), which this report considers and 
responds to (see Section 6).    
 

Ensuring that strategic planning documents, planning scheme amendments, planning permit 
applications and development plan approvals properly assess bushfire risk and include 
appropriate bushfire protection measures. 
 DELWP advisory and practice notes, Clause 13.02, and the building regulations invoked by 

the BPA coverage, including the bushfire hazard landscape assessment, specify the 
general requirements and standards for assessing the risk.  These have been used in this 
report as appropriate and bushfire protection measures have been identified 
commensurate with the risk. 
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Not approving development where a landowner or proponent has not satisfactorily 
demonstrated that the relevant policies have been addressed, performance measures 
satisfied or bushfire protection measures can be adequately implemented. 
 It is considered that the objectives and strategies of Clause 13.02 can be met and, if the 

bushfire protection measures to satisfy BMO objectives can be implemented as discussed 
in this report, then the risk can be deemed to be acceptably mitigated such that 
development can proceed. 

5.1.3 Use and development control in a Bushfire Prone Area 

Clause 13.02 requires that ‘In a bushfire prone area designated in accordance with regulations 
made under the Building Act 1993, bushfire risk should be considered when assessing planning 
applications for the following uses and development: 

• Subdivisions of more than 10 lots. 
• Accommodation. 
• Child care centre. 
• Education centre. 
• Emergency services facility. 
• Hospital. 
• Indoor recreation facility. 
• Major sports and recreation facility. 
• Place of assembly. 
• Any application for development that will result in people congregating in large numbers’ 

(Hepburn Planning Scheme, 2018c). 
 
It further states that: 
‘When assessing a planning permit application for the above uses and development: 

• Consider the risk of bushfire to people, property and community infrastructure. 
• Require the implementation of appropriate bushfire protection measures to address the 

identified bushfire risk. 
• Ensure new development can implement bushfire protection measures without 

unacceptable biodiversity impacts’ (Hepburn Planning Scheme, 2018c). 
 
This report identifies and considers the risk.  BMO compliance and a Bushfire Emergency 
Management Plan and procedures are proposed to mitigate the risk to an acceptable level. 

5.2 Clause 44.06 Bushfire Management Overlay 

This section comprises a Bushfire Management Statement in accordance with one of the 
application requirements of Clause 44.06 (Hepburn Planning Scheme, 2018a).  It identifies how 
the proposed use and development can respond to and satisfy the relevant objectives of 
associated Clause 53.02. 
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5.2.1 Landscape, siting and design objectives 

'Development is appropriate having regard to the nature of the bushfire risk arising from the 
surrounding landscape.   

Development is sited to minimise the risk from bushfire.   

Development is sited to provide safe access for vehicles, including emergency vehicles.   

Building design minimises vulnerability to bushfire attack' (Hepburn Planning Scheme, 2020). 

 
Compliance with these objectives at Clause 53.02-4.1 is able to be achieved via the following 
approved measures. 
 
AM 2.1 Landscape 

'The bushfire risk to the development from the landscape beyond the site can be mitigated to an 
acceptable level' (Hepburn Planning Scheme, 2020). 

 

As identified in Section 3, the landscape is one of very high bushfire risk.  However, this level of 
risk is typical of most ‘Type 3’ BMO landscapes where BMO compliance is usually deemed to 
provide acceptable risk mitigation.   
 
Accordingly, a combination of approved and alternative measures is proposed to meet the BMO 
objectives, including provision of a Shelter-In-Place (SIP) building with capacity for the total 
number of people that may be onsite at any one time.  The SIP building will be constructed to a 
minimum BAL-29 standard, with enhanced construction to improve resilience to bushfire attack 
including non-combustible materials on all external building elements.  Most of the site will also 
be managed as defendable space, a large, compliant water supply for fire fighting is provided, 
and access and egress is available for visitors and emergency services.  Additionally, an 
appropriate bushfire emergency management plan has been prepared. 
 
It is noted that the CFA initially provided conditional consent (CFA, 2020a); and, subject to further 
measures as outlined in their Amended Statement of Grounds (CFA, 2020b), did not object to the 
development proceeding. 
 
Approved measure 2.2 Siting 

'A building is sited to ensure the site best achieves the following: 

• The maximum separation distance between the building and the bushfire hazard.  
• The building is in close proximity to a public road.  
• Access can be provided to the building for emergency service vehicles' (Hepburn Planning 

Scheme, 2020).  
 

ATTACHMENT 10.2.3

MINUTES - ORDINARY MEETING OF COUNCIL - 17 MAY 2022 323



 Bushfire Development Report for 153 Charlies Road   

 27 

The proposed structures are well setback from the highest hazard vegetation (i.e. Forest to the 
north and east) by generally clustering accommodation units towards the central and southwest 
of the site, albeit with some separation from each other to provide privacy.  Defendable space 
setbacks for the Shelter-in-Place building exceed those required for BAL-12.5 construction in 
Table 2 to Clause 53.02-5 (see Map 4). 
 
The proposed development is close to the road and access and egress can comply with the 
requirements for emergency vehicles. 
 
Approved measure 2.3 Design 

'A building is designed to be responsive to the landscape risk and reduce the impact of bushfire on 
the building’ (Hepburn Planning Scheme, 2020).  

 
I understand there is no requirement for a building permit for the yurts, caravans and dome 
accommodation units (except to do with plumbing and electrical work) as the permit application 
is for tourist accommodation (camping and caravan park) and the units are temporary, moveable 
accommodation and not a class of building that requires a BAL construction standard8.  
Accordingly, bushfire design considerations are not applicable.  This is considered appropriate as 
the function and construction of these buildings is not to withstand bushfire attack or provide 
protection of human life from the impacts of a bushfire.   
 
The SIP building will, however, likely be a Class 1A building (dwelling) and will be designed to a 
minimum BAL-29 construction standard.  Note that all BALs are deemed to satisfy the National 
Construction Code performance requirement that buildings requiring a BAL be designed and 
constructed to reduce the risk of ignition from a bushfire, appropriate to the: 

(a) 'potential for ignition caused by burning embers, radiant heat or fame generated by a 
bushfire; and 

(b) intensity of the bushfire attack on the building’ (ABCB, 2020). 
 
Note that while the SIP building will be constructed to a minimum BAL-29 standard, it is proposed 
to have enhanced construction to improve resilience to bushfire attack by having non-
combustible materials on all external building elements. 

5.2.2 Defendable space and construction objective 

‘Defendable space and building construction mitigate the effect of flame contact, radiant heat 
and embers on buildings’ (Hepburn Planning Scheme, 2020). 

 
8 Note that ‘Movable dwellings’ are defined in the Residential Tenancies Act as dwellings that are designed to be 
movable, but the definition does not include a dwelling that cannot be situated at and removed from a place within 24 
hours. This includes, but is not limited to, caravans, unregistrable movable dwellings, annexes and tents (DELWP, 
2017a). 
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The applicable approved measure for this objective is AM 3.2: 

‘‘A building used for accommodation (other than a dwelling or dependent person’s unit), a child 
care centre, an education centre, a hospital, leisure and recreation or a place of assembly is: 

• Provided with defendable space in accordance with Table 3 and Table 6 to Clause 53.02-5 
wholly within the title boundaries of the land.  

• Constructed to a bushfire attack level of BAL-12.5 (Hepburn Planning Scheme, 2020). 
 
As identified above, the Yurts, Caravans and Dome accommodation units are not deemed a Class 
of building that does requires a BAL construction standard.  Accordingly, they will not be 
provided with defendable space in accordance with Table 3 to Clause 53.02-5 and cannot satisfy 
AM 3.2. 
 
Instead, an Unspecified Alternative Measure is proposed for responding to the BMO Defendable 
space and construction objective.  ‘An alternative measure may be considered where the 
responsible authority is satisfied that the objective can be met. The responsible authority may 
consider other unspecified alternative measures’ (Hepburn Planning Scheme 2020). 
 
Further, two Decision Guidelines of Clause 53.02-4 are considered especially applicable in 
relation to this objective:  

• ‘Whether the use of an alternative measure meets the relevant objective having regard to 
the bushfire hazard and the nature of any constraint that prevents the applicable 
approved measure from being implemented. 

• If one or more of the objectives in Clause 53.02-4 will not be achieved in the completed 
development, whether the development will, taking all relevant factors into account, 
reduce the bushfire risk to a level that warrants it proceeding’ (Hepburn Planning Scheme 
2020). 

 
The Unspecified Alternative Measure proposes that a minimum 25m of defendable space, 
compliant with the vegetation management specifications for defendable space in Table 6 to 
Clause 53.02-5, is provided around the accommodation buildings.  Note that 10m of defendable 
space and no BAL construction standard is in accordance with the BMO approach for ‘non-
habitable outbuildings’.  In reality the accommodation units will have substantially more 
defendable space as the defendable space will extend west and south to the property 
boundaries, north to the area of cultural heritage sensitivity and east to the forest edge within 
the site (see Map 4).  
 
The SIP building will be provided with a minimum area of defendable space that exceeds that 
required in Table 2 Column A and Table 6 to Clause 53.02-5, which is commensurate with a BAL-
12.5 construction standard.  Note also, that the design and construction of the SIP building will 
be to an enhanced BAL-29 standard.   
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The proposed minimum defendable space response is summarised in Table 2 and the actual 
extent is shown in the Bushfire Management Plan provided as Map 4. 
 
Table 2 – Construction and defendable space response for buildings. 

Vegetation  Slope Class 
Construction 

standard 
Defendable 

Space  

Accommodation buildings (Yurts, Domes and Caravans) 

Forest 
Downslope >10˚ – 15˚ n/a 

Min. 25m all 
around the 
buildings9 Grassland 

SIP Building (dwelling) 

Forest 

Downslope >10˚ – 15˚ 
Min. BAL-29 (enhanced with 
all external elements being of 
non-combustible materials) 

Min. 88m to 
north and east  

Grassland 
Min. 32m to 
south and west 

 
The proposal is consistent with AltM 3.6, which states: 
‘A building used for accommodation (other than a dwelling or dependent person’s unit), child care 
centre, education centre, hospital, leisure and recreation or place of assembly may provide 
defendable space in accordance with Table 2 Columns A, B or C and Table 6 to Clause 53.02-5 
where it can be demonstrated that: 

• An integrated approach to risk management has been adopted that considers: 
• The characteristics of the likely future occupants including their age, mobility and 

capacity to evacuate during a bushfire emergency. 
• The intended frequency and nature of occupation. 
• The effectiveness of proposed emergency management arrangements, including a 

mechanism to secure implementation. 
• Less defendable space and a higher construction standard is appropriate having regard to 

the bushfire hazard landscape assessment’ (Hepburn Planning Scheme, 2020). 
 
All defendable space can meet the vegetation management requirements stipulated in Table 6 at 
Clause 53.02-5, as detailed in Appendix A of this report.  The extent of the proposed defendable 
space areas is shown in the Bushfire Management Plan provided as Map 4 and is achieved wholly 
within the boundaries of the site. 

5.2.3 Water supply and access objectives 

‘A static water supply is provided to assist in protecting the property.  

 
9 In reality the accommodation units will have substantially more defendable space, as the defendable space will 
extend west and south to the property boundaries, north to the area of cultural heritage sensitivity and east to the 
forest edge within the site (see Map 4). 
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Vehicle access is designed and constructed to enhance safety in the event of a bushfire’ (Hepburn 
Planning Scheme, 2020). 

 
These objectives can be met via approved measure 4.1 which states that: 

‘A building used for accommodation (other than a dwelling or dependent person’s unit), child care 
centre, education centre, hospital, leisure and recreation or place of assembly is provided with: 

• A static water supply for fire fighting and property protection purposes of 10,000 litres per 
1,500 square metres of floor space up to 40,000 litres. 

• Vehicle access that is designed and constructed as specified in Table 5 to Clause 53.02-5. 
• An integrated approach to risk management that ensures the water supply and access 

arrangements will be effective based on the characteristics of the likely future occupants 
including their age, mobility and capacity to evacuate during a bushfire emergency. 

The water supply may be in the same tank as other water supplies’ (Hepburn Planning Scheme, 
2020). 

 
The total floor space of all buildings will not exceed 1,500m2.  Therefore, for BMO compliance, 
the development will need to be provided with a minimum 10,000L capacity static water supply 
for fire fighting, located in an above ground, non-combustible tank/s.  The supply is currently 
provided as three 25,000L steel tanks located near the property entrance.  I am instructed that 
two of these tanks are dedicated for fire fighting only and have CFA compliant fittings. 
 
I am instructed that the Residential Tenancies (Caravan Parks and Movable Dwellings Registration 
and Standards) Regulations 2020) apply, and therefore, a minimum 45,000L static water supply is 
required to satisfy the Caravan Park Fire Safety Guidelines (CFA & MFB, 2012).  The existing total 
50,000L fire fighting supply fulfils this requirement. 
 
Access to the water supply will be designed and constructed in accordance with the 
specifications provided in Table 5 to Clause 53.02-5, as detailed in Appendix C of this report. 
 
Map 4 following, comprises Page 1 of a 2 page Bushfire Management Plan (BMP), detailing the 
bushfire protection measures for the development, consistent with the CFA’s standard permit 
conditions and BMP guidance (CFA, 2017). 
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6 Emergency Management Arrangements  

A key bushfire protection measure is to implement a Bushfire Emergency Management Plan 
(BEMP) to ensure that on higher risk days, the site is closed and not occupied.  Given the very 
high bushfire risk at the site, the BEMP will also provide for life safety on other days of elevated 
fire danger when there may also be potential for a fire to develop, impact the site and threaten 
life safety.  
 
It is noted that under the Residential Tenancies (Caravan Parks and Movable Dwellings 
Registration and Standards) Regulations 2020, an emergency management plan must be 
developed, in accordance with AS 3745 and AS/NZS 4360.  The development also, therefore, 
needs to respond to the objectives of the CFA fire safety guidelines for caravan parks10, which 
are:   

• Provide and maintain access for firefighters; 
• Prevent fire spreading by separating structures; 
• Provide and maintain firefighting equipment; 
• Identify and manage fire hazards; 
• Comply with legislative requirements, and 
• Develop and Implement Emergency Management Plans (CFA & MFB, 2012). 

 
The site will be closed on days forecast, or declared, as having a Fire Danger Rating (FDR) of 
Severe, Extreme or Code Red.  On an FDR of Very High, a trained fire warden familiar with the 
site and the BEMP procedures, will be stationed onsite from 9am to midnight.  The fire warden 
will also attend the site if a bushfire occurs within 20km of the site (refer to the BEMP submitted 
a spart of the current application). 
 
The name, contact details, role and functions of the Fire Warden will be stipulated in the BEMP 
and include: 

• Familiarity with the BEMP and ability to use onsite fire protection equipment and 
procedures including use of the private bushfire shelter(s); 

• Monitoring of fire conditions in the landscape around the site via local radio and 
emergency management apps/websites, including ensuring availability of a mobile phone 
to communicate with emergency services if appropriate; 

• Initiating evacuation of the site should a fire develop in the wider landscape and it is 
considered safe to evacuate and move to a safer location(s) in a timely manner;   

• If it is not safe to evacuate and move to a safer location(s) in a timely manner, initiating a 
‘shelter-in-place response’ to gather and ensure site occupants move into the SIP 
building if a fire threatens to impact the site; and 

• Monitor conditions whilst ‘sheltering-in-place’ and managing egress from the site when 
deemed safe to do so.  

 
10 Note the guidelines are typically more about structural fire safety and not specifically bushfire. 
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Map 4 - Bushfire Management Plan (page 1 of 2). 
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BUSHFIRE MANAGEMENT PLAN FOR 153 CHARLIES ROAD, ELEVATED PLAINS (Page 2 of 2) 
  
Construction Standards  
The Shelter-In-Place (SIP) building must be designed and constructed to a minimum BAL-29 construction 
standard.  A BAL construction standard is not applicable to the accommodation units.   
 
Water Supply 
A minimum 45,000L of effective water supply for fire fighting purposes must be provided in accordance with 
the following requirements: 
• Be stored in an above ground water tank/s constructed of concrete or metal. 
• Have all fixed above-ground water pipes and fittings required for fire fighting purposes made of corrosive 

resistant metal. 
• Include a separate outlet for site occupant use. 
• Be readily identifiable with appropriate identification signage to the satisfaction of the CFA. 
• Be located within 60 metres of the outer edge of the Private Bushfire Shelter(s). 
• The outlet/s of the water tank/s must be within 4m of the accessway and unobstructed. 
• Incorporate a separate ball or gate valve (British Standard Pipe (BSP) 65mm) and coupling (64 mm CFA 3 

thread per inch male fitting). 
• Any pipework and fittings must be a minimum of 65 mm (excluding the CFA coupling). 
 
Vehicle Access 
Vehicle access to the Shelter-In-Place building and the water supply outlet(s) must be provided in accordance 
with the following requirements: 
• All-weather construction. 
• A load limit of at least 15 tonnes. 
• Provide a minimum trafficable width of 3.5 metres. 
• Be clear of encroachments for at least 0.5 metres on each side and at least 4 metres vertically. 
• Curves must have a minimum inner radius of 10 metres. 
• The average grade must be no more than 1 in 7 (14.4%) (8.1°) with a maximum grade of no more than 1 in 5 

(20%) (11.3°) for no more than 50 metres. 
• Dips must have no more than a 1 in 8 (12.5 per cent) (7.1 degrees) entry and exit angle. 
 
Defendable Space Management 
Defendable space must be provided around all buildings, extending west and south to the property boundaries, 
north to the fenced edge of the Area of Cultural Heritage Sensitivity, and east to the edge of the Forest along 
the drainage line near the eastern boundary of the site, as shown on Page 1 of this Bushfire Management Plan, 
and be managed in accordance with the following requirements:   
• Grass must be short cropped and maintained during the declared fire danger period. 
• All leaves and vegetation debris must be removed at regular intervals during the declared fire danger 

period. 
• Within 10 metres of a building, flammable objects must not be located close to the vulnerable parts of the 

building. 
• Plants greater than 10 centimetres in height must not be placed within 3m of a window or glass feature of 

the building. 
• Shrubs must not be located under the canopy of trees. 
• Individual and clumps of shrubs must not exceed 5m2 in area and must be separated by at least 5m. 
• Trees must not overhang or touch any elements of the building. 
• The canopy of trees must be separated by at least 5m. 
• There must be a clearance of at least 2 metres between the lowest tree branches and ground level. 
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7 Conclusion 

The proposed use and development of the site for tourist accommodation at 153 Charlies Road, 
Elevated Plains, was assessed for compliance with the Victorian planning and building controls 
that relate to bushfire, specifically the requirements of Clause 13.02 Bushfire, Clause 44.06 
Bushfire Management Overlay (BMO) and associated Clause 53.02 Bushfire Planning in the 
Hepburn Planning Scheme. 
 
The site is in a Bushfire Prone Area and is covered by the BMO.  At the site and neighbourhood 
scale, the development is exposed to Forest and Grassland vegetation in the 'Downslope >10˚ to 
15˚ ' slope class. 
 
The bushfire risk posed by the broader surrounding landscape is very high due to the often 
steeply undulating topography, extent of remnant vegetation mainly associated with the 
Hepburn Regional Park, and the limited access and egress options to safer locations. 
 
However, the proposed siting and layout of the development maximises the setback from 
hazardous vegetation as far as is practicable.  The development can meet the BMO objectives by 
a combination of approved and alternative measures, including the defendable space and 
construction objective via use of Alternative measure 3.6.   
 
The accommodation buildings are deemed by a building surveyor not to be a class of building 
that is required to meet the National Construction Code performance requirement for bushfire 
(i.e. are not required to meet a BAL construction standard), therefore an unspecified alternative 
measure proposes a minimum 25m of defendable space around all accommodation buildings; 
and defendable space that exceeds the Column A to Table 2 of Clause 53.02-5, around the 
proposed Shelter-In-Place building.  All vegetation within the defendable space can be managed 
in accordance with Table 6 to Clause 53.02-5.   
 
Water supply and access can meet BMO requirements, including providing a minimum static 
water supply of 10,000L dedicated solely for fire fighting, with compliant CFA access and fittings.  
As the Residential Tenancies (Caravan Parks and Movable Dwellings Registration and Standards) 
Regulations 2020 apply, the minimum static water capacity provided will be 45,000L, dedicated 
for fire fighting, with CFA compliant outlets. 
 
A Bushfire Emergency Management Plan (BEMP) will include closure and non-occupancy of the 
site on days with an actual or forecast Fire Danger Rating (FDR) of Severe, Extreme or Code Red 
and monitoring of conditions on other days of elevated fire danger, including on days with an 
FDR of Very High, ensuring a fire warden familiar with the site and the BEMP procedures, is 
stationed onsite from midnight to midnight.  The fire warden will also attend the site if a bushfire 
occurs within 20km of the site. 
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The bushfire protection measures detailed in this report can be deemed to provide acceptable 
safety, as they exceed those required for BMO compliance and prioritise life safety above all 
other considerations.  It is considered that the objective of Clause 13.02 Bushfire, which is to 
strengthen the resilience of settlements and communities to bushfire through risk-based 
planning that prioritises the protection of human life, will therefore, be satisfied. 
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8 Appendices 

8.1 Appendix A: Vegetation management requirements 

As per Table 6 to Clause 53.02-5: 
‘Defendable space is provided and is managed in accordance with the following requirements: 

• Grass must be short cropped and maintained during the declared fire danger period. 
• All leaves and vegetation debris must be removed at regular intervals during the declared 

fire danger period. 
• Within 10 metres of a building, flammable objects must not be located close to the 

vulnerable parts of the building. 
• Plants greater than 10 centimetres in height must not be placed within 3m of a window 

or glass feature of the building. 
• Shrubs must not be located under the canopy of trees. 
• Individual and clumps of shrubs must not exceed 5 sq. metres in area and must be 

separated by at least 5 metres. 
• Trees must not overhang or touch any elements of the building. 
• The canopy of trees must be separated by at least 5 metres. 
• There must be a clearance of at least 2 metres between the lowest tree branches and 

ground level 
Unless specified in a schedule or otherwise agreed in writing to the satisfaction of the relevant fire 
authority’ (Hepburn Planning Scheme, 2018b). 
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8.2 Appendix B: Water supply requirements 

Table 4 from Clause 53.02-5- Capacity, fittings and access (Hepburn Planning Scheme, 2018b) 

 
 
Fire Authority Requirements 
‘Unless otherwise agreed in writing by the relevant fire authority, the water supply must:  

• Be stored in an above ground water tank constructed of concrete or metal.   
• Have all fixed above ground water pipes and fittings required for firefighting purposes 

made of corrosive resistant metal.   
• Include a separate outlet for occupant use. 

 
Where a 10,000 litre water supply is required, fire authority fittings and access must be provided 
as follows:   

• Be readily identifiable from the building or appropriate identification signage to the 
satisfaction of the relevant fire authority.   

• Be located within 60 metres of the outer edge of the approved building.   
• The outlet/s of the water tank must be within 4 metres of the accessway and 

unobstructed.   
• Incorporate a separate ball or gate valve (British Standard Pipe (BSP 65 millimetre) and 

coupling (64 millimetre CFA 3 thread per inch male fitting).   
• Any pipework and fittings must be a minimum of 65 millimetres (excluding the CFA 

coupling)’ (Hepburn Planning Scheme, 2018b). 
 
The water supply may be provided in the same water tank as other water supplies, provided they 
are separated with different outlets.  See figure below illustrating signage and an example of 
outlets where fire fighting water will be in the same tank as water for other use. 

 

PARTICULAR PROVISIONS - CLAUSE 52.47  PAGE 10 OF 12 

Table 4 Water supply requirements 

Capacity, fittings and access 

Lot sizes 
(square meters) 

Hydrant 
available 

Capacity 
(litres) 

Fire authority fittings 
and access required 

Less than 500 Not applicable 2,500 No 

500-1,000 Yes 5,000 No 

500-1,000 No 10,000 Yes 

1,001 and above Not applicable 10,000 Yes 

Note 1: A hydrant is available if it is located within 120 metres of the rear of the building 

Fire Authority requirements 

Unless otherwise agreed in writing by the relavant fire authority, the water supply must: 

� Be stored in an above ground water tank constructed of concrete or metal. 

� Have all fixed above ground water pipes and fittings required for firefighting 

purposes  made of corrosive resistant metal.  

� Include a seperate outlet for occupant use. 

Where a 10,000 litre water supply is required, fire authority fittings and access must be 

provided as follows: 

� Be readily identifiable from the building or appropriate identification signage to 

the satisfaction of the relevant fire authority. 

� Be located within 60 metres of the outer edge of the approved building. 

� The outlet/s of the water tank must be within 4 metres of the accessway and 

unobstructed. 

� Incorporate a separate ball or gate valve (British Standard Pipe (BSP 65 

millimetre) and coupling (64 millimetre CFA 3 thread per inch male fitting). 

� Any pipework and fittings must be a minimum of 65 millimetres (excluding the 

CFA coupling). 

Table 5 Vehicle access design and construction  
Vehicle access (or part thereof) of a length specified in Column A implements the design 

and construction  requirements specified in Column B.  

Column A Column B 

Length of access is less than 
30 metres 

There are no design and construction requirements if 
fire authority access to the water supply is not required 
under AM4.1.  

Length of access is less than 
30 metres 

Where fire authority access to the water supply is 
required under AM4.1 fire authority vehicles should be 

able to get within 4 metres of the water supply outlet. 

Length of access is greater 
than 30 metres 

The following design and construction requirements 
apply: 

� All-weather construction. 

� A load limit of at least 15 tonnes.   

� Provide a minimum trafficable width of 3.5 metres. 

� Be clear of encroachments for at least 0.5 metres 
on each side and at least 4 metres vertically. 

� Curves must have a minimum inner radius of 10 
metres. 

� The average grade must be no more than 1 in 7 
(14.4%) (8.1°) with a maximum grade of no more 
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(DELWP, 2017a) 
 
CFA Fittings (CFA, 2014) 
'If specified within Table 4 to Clause 53.02-5(if fire brigade access to your water supply is 
required), CFA’s standard BMO permit conditions require the pipe work, fittings and tank outlet to 
be a minimum size of 64 mm. 
 
65 mm BSP (British Standard Pipe) is the most common size available. A 65 mm fitting is 
equivalent to the old 21/2 inch. A 65 mm BSP (21/2 inch) fitting exceeds CFA’s requirements and 
will therefore comply with CFA’s standard permit conditions for the BMO. 
 
The diagram below shows some common tank fittings available at most plumbing suppliers which 
meet the connection requirements. It includes a 65 mm tank outlet, two 65 mm ball or gate valves 
with a 65 mm male to 64 mm CFA 3 threads per inch male coupling. This is a special fitting which 
allows the CFA fire truck to connect to the water supply. An additional ball or gate valve will 
provide access to the water supply for the resident of the dwelling'. 
 

 

Practice Note 65  |  Preparing and Assessing a Planning Application Under the Bushfire Provisions in Planning Schemes 76

Water tank requirements
The water supply should be stored in an 
above ground water tank constructed of 
concrete, steel or corrugated iron.

 The water supply should be identified.

The water supply may be provided in the 
same water tank as other water supplies 
provided they are separated with different 
outlets.

Access
Where the length of access is greater than 30 metres the following design and construction 
requirements apply:

Ŕ� Curves must have a minimum inner 
radius of 10 metres. 

Ŕ� The average grade must be no more than 
1 in 7 (14.4%) (8.1°) with a maximum of no 
more than 1 in 5 (20%) (11.3°) for no more 
than 50 metres. 

Ŕ� Dips must have no more than a 1 in 8 
(12.5%) (7.1°) entry and exit angle. 

Ŕ� A load limit of at least 15 tonnes and be of 
all-weather construction. 

Ŕ� Provide a minimum trafficable width of 
3.5 metres.

Ŕ� Be clear of encroachments for at least 0.5 
metres on each side and at least 4 metres 
vertically.

Ŕ� A cleared area of 0.5 metres is required 
to allow for the opening of vehicle doors 
along driveways.

With Dips and gradients Encroachments
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8.3 Appendix C: Access requirements 

Driveways less than 30m long have no specific requirements unless access to the water supply 
outlet is required, in which case the following apply as appropriate. 
 
Access between 30m and 100m in length 
Where the length of access is greater than 30 metres the following design and construction 
requirements apply (the length of access should be measured from a public road to either the 
building or the water supply outlet, whichever is longer (Hepburn Planning Scheme, 2018b)):  

• Curves must have a minimum inner radius of 10 metres.  
• The average grade must be no more than 1 in 7 (14.4%) (8.1°) with a maximum of no 

more than 1 in 5 (20%) (11.3°) for no more than 50 metres.  
• Dips must have no more than a 1 in 8 (12.5%) (7.1°) entry and exit angle.  
• A load limit of at least 15 tonnes and be of all-weather construction.  
• Provide a minimum trafficable width of 3.5 metres.  
• Be clear of encroachments for at least 0.5 metres on each side and at least 4 metres 

vertically.  
• A cleared area of 0.5 metres is required to allow for the opening of vehicle doors along 

driveways.  
• Dips must have no more than a 1 in 8 (12.5 per cent) (7.1 degrees) entry and exit angle. 

  

 
 (DELWP, 2017a) 

Department of Environment, Land, Water and Planning

 Technical Guide |  Planning Permit Applications – Bushfire Management Overlay 79

Access
Where the length of access is greater than 30 metres the following design and construction 
requirements apply:

•  Curves must have a minimum inner radius of 10 metres.

• The average grade must be no more than 1 in 7 (14.4%) (8.1°) with a maximum of no more 
than 1 in 5 (20%) (11.3°) for no more than 50 metres.

• Dips must have no more than a 1 in 8 (12.5%) (7.1°) entry and exit angle.

• A load limit of at least 15 tonnes and be of all-weather construction.

• Provide a minimum trafficable width of 3.5 metres.

• Be clear of encroachments for at least 0.5 metres on each side and at least 4 metres 
vertically.

• A cleared area of 0.5 metres is required to allow for the opening of vehicle doors along 
driveways.

• Dips must have no more than a 1 in 8 (12.5 per cent) (7.1 degrees) entry and exit angle. 

Width Dips and gradients

Encroachments

ATTACHMENT 10.2.3

MINUTES - ORDINARY MEETING OF COUNCIL - 17 MAY 2022 336



 Bushfire Development Report for 153 Charlies Road   

 40 

Access between 100m and 200m in length 
In addition to the 30m-100m requirements above, a turning area for fire fighting vehicles must 
be provided close to the building by one of the following:  

• a turning circle with a minimum radius of 8 metres   
• a driveway encircling the dwelling   
• other vehicle turning heads such as a T or Y head which meet the specification of 

Austroad Design for an 8.8 metre service vehicle. 
 

 
(DELWP, 2017a) 
 
Access greater than 200m in length 
In addition to the requirements above, passing bays are required at least every 200 metres that 
are:  

• a minimum of 20 metres long   
• with a minimum trafficable width of 6 metres.   

 

 
(DELWP, 2017a)  
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1 Introduction 
This Bushfire Emergency Management Plan (BEMP) has been prepared by Terramatrix for 
Clifftop at Hepburn Pty Ltd, to address bushfire risk associated with the use of 153 Charlies 
Road, Hepburn as a tourist accommodation facility.  The use of the site involves occupation of 
caravans, yurts and accommodation domes by up to 26 guests.  The site will be closed and 
unoccupied on a day with a Fire Danger Rating (FDR) of SEVERE, EXTREME or CODE RED.  A site 
manager acting as a Fire Warden will be onsite to manage guests on a day with a VERY HIGH 
FDR, and/or when there is a bushfire within 20km of the site. 
 
This BEMP provides guidance to the Fire Warden and guests ABOUT how to monitor conditions 
and respond in the event of bushfire. In summary, in the event of an elevated FDR, bushfire 
warning or observation, the BEMP procedures are: 

• In case of a Severe, Extreme or Code Red FDR for the Central District (forecast up to 
four days in advance), site is closed and guests must vacate the site by 9:00 am on the 
day to which the forecast applies and no one is to be onsite. 

• In the event of a Very High FDR for the Central District, or when a bushfire occurs 
within 20km of the site, a Fire Warden must be onsite from midnight to midnight on 
the day to which the forecast applies, to monitor conditions and if necessary, evacuate 
the site or shelter-in-place. 

• If a bushfire occurs anywhere within 10kms AND beyond 5km of the site, or an ‘Advice 
Warning’ is issued, advise all site occupants to either leave the site OR stay on the site 
and monitor emergency apps, radio, and visual observation of local conditions. 

• If a bushfire occurs anywhere within 5kms AND beyond 3km of the site, the site 
should be evacuated immediately: 

o If the fire is to the north of the site people are to be directed to the south either 
to the Daylesford NSP or a residential/township area beyond Daylesford; 

o If the fire is to the south of the site people are to be directed to the north either 
to the Guildford or Glenlyon NSPs, or a residential/township area beyond. 

• If a bushfire occurs anywhere within 3km of the site (see Map 1) OR a ‘Watch 
and Act’ or ‘Emergency Warning’ alert for Elevated Plains, Hepburn or Hepburn 
Springs is issued, alert all site occupants by use of the onsite siren, check all the 
accommodation units and assemble all people at the Emergency Assembly Area/SIP 
Building. Do not evacuate the site at this point. 

o Bushfire information sources should be monitored, and local conditions observed; 

o  If directed by emergency services OR flames are observed OR smoke 
obscures vision or makes breathing difficult, Shelter-In-Place procedure to be 
initiated. 
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FIRE WARDEN CONTACT DETAILS 

  

Others to be nominated  

 

  

N.B. This plan is a PRELIMINARY DRAFT only, which should not be used for operational 
purposes. 

Once planning approval has been obtained and the development has been implemented, 
this plan will need to be finalised to the satisfaction of the CFA, in consultation with the site 
occupants, appropriate staff members and other stakeholders. 

This will ensure the plan is informed by expert advice and supported by the emergency 
services. 

 

ATTACHMENT 10.2.5

MINUTES - ORDINARY MEETING OF COUNCIL - 17 MAY 2022 358



153 Charlies Road – Bushfire Emergency Management Plan 

 6 

2 Preparation 
Preparation for bushfire involves readiness of both the property and people. Preparations 
must be made prior to and during the declared Fire Danger Period for the Central District. 
 

2.1 Accommodation and shelters 
The accommodation will comprise: 

• Four caravans; 
• Three accommodation domes; 
• Four yurts; 

 
The total guest capacity is 26 people, with up to 4 staff (i.e. total max. onsite at any time of 
30).  The Fire Warden must be onsite between midnight and midnight on days of Very High 
FDR, or when a bushfire occurs within 20km of the site. 
 
The site is provided with a Shelter-In-Place (SIP) building with capacity to shelter all occupants 
based on a minimum usable floor area of 2m2 per person.  The SIP building is constructed to a 
minimum BAL-29 construction standard, however, as additional protection all external building 
elements will be of non-combustible materials. 
 
NOTE: None of the caravans, yurts or domes are designed or constructed to provide 
protection from bushfire – Therefore, they must not be used as shelter from bushfire and it is 
not anticipated that they will be defended in the event of bushfire. 
 

2.2 Vegetation management 
 
In order to minimise the risk of ignition or spread of fire within the site, the following 
vegetation management will be carried out prior to and during the declared Fire Danger Period 
for the Central District. 
 
Defendable space must be provided in all directions around the Shelter-In-Place (SIP) building 
and accommodation units.  The defendable space must extend west and south to the property 
boundaries, north to the area of cultural heritage sensitivity and east to the forest edge within 
the site (see Map 3).  The defendable space area must be managed in accordance with the 
following requirements:   

• Grass must be short cropped and maintained during the declared fire danger period. 
• All leaves and vegetation debris must be removed at regular intervals during the 

declared fire danger period. 
• Within 10 metres of a building, flammable objects must not be located close to the 

vulnerable parts of the building. 
• Plants greater than 10 centimetres in height must not be placed within 3m of a 

window or glass feature of the building. 

ATTACHMENT 10.2.5

MINUTES - ORDINARY MEETING OF COUNCIL - 17 MAY 2022 359



153 Charlies Road – Bushfire Emergency Management Plan 

 7 

• Shrubs must not be located under the canopy of trees. 
• Individual and clumps of shrubs must not exceed 5m2 in area and must be separated 

by at least 5m. 
• Trees must not overhang or touch any elements of the building. 
• The canopy of trees must be separated by at least 5m. 
• There must be a clearance of at least 2 metres between the lowest tree branches and 

ground level. 
 

2.3 Access and egress 
In order to facilitate the egress of people from the accommodation units to the Emergency 
Assembly Area/SIP building, the following must apply: 

• Pathways must be maintained from all Accommodation units with signs to the SIP 
building; 

• Low wattage shielded night lighting must remain on outside the SIP building and 
illuminate the pathways from all accommodation units to the Emergency Assembly 
Area/SIP building on days of High and Very High Fire Danger. 

 
In order to facilitate the safe movement of people and vehicles in the event of bushfire: 

• The main entranceway, roads and pathways must be free of obstruction at all times 
that guests are on the property; 

• The main evacuation route must be clear and direct and must be provided with 
signage on the front gate that indicate evacuation direction along Charlies Road. 

 

2.4 Fire response facilities and equipment 
The site, SIP building and accommodation units must incorporate bushfire protection 
features and equipment, including: 

• An Emergency Assembly Area with a low wattage shielded nightlight (to be turned on 
on days of High and Very High Fire Danger) and appropriate signage must be provided 
in the vicinity of the car park and the SIP building; 

• A siren capable of being heard at all accommodation units; 
• Wi-fi capability for guest connectivity and emergency communication; 
• Each accommodation unit must be provided with a copy of this plan and any other 

relevant information regarding bushfire including a plan (see Map 2) showing 
evacuation routes to safer places to Daylesford NSP to the south or Guildford or 
Glenlyon NSPs to the north; 

• Each accommodation unit must be provided with a 9 litre Class A fire extinguisher; 
• A ‘Site Evacuated and Closed due to Bushfire’ sign to be placed on or near the front 

gate showing outwards, when site has been closed or evacuated due to bushfire. 
• A ‘Sheltering-In-Place due to Bushfire’ sign to be placed on or near the front gate 

showing outwards, when people are in the SIP building. 
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The SIP building must be equipped with: 

• Bottled water and long-life snack foods; 
• Woollen Blankets (1 per person); 
• First Aid kit with burn treatment materials; 
• Torches with spare batteries; 
• Radio with spare batteries; 
• Several pairs of large overalls, smoke masks and gloves; 
• Toilet; 
• 9 litre Class A fire extinguisher; 
• A copy of this plan; and 
• Contact details for emergency services and Daylesford Hospital. 

 

2.5 Property 
Actions to be taken around the site prior to and during the declared Fire Danger Period for the 
Central District: 

Maintenance of accommodation units and SIP building 

Ensure that all fire equipment (see Section 2.4) is provided and maintained in accordance with 
manufacturers requirements. 

Store any fuels, chemicals or other flammable materials well away from the Emergency Assembly 
Area/SIP building and accommodation units. 

Ensure LPG tanks vent away from buildings. 

Ensure any woodpiles are stored at least 10m away from the buildings. 

Avoid storing flammable items such as bins and garden furniture against buildings. 

Ensure that all external low wattage shielded night lighting is functional. 

Ensure siren is tested regularly during the declared Fire Danger Period for the Central District. 

Ensure that signage is in place and in good condition. 
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Regular actions to be taken throughout the site: 

Maintenance 

Maintain defendable space within the site as per Section 2.2 and Map 3 of this Plan. 

 

2.6 Fire Warden and Guests 
A trained Fire Warden must be onsite from midnight to midnight on days of Very High FDR, 
and when a bushfire occurs within 20km of the site.  Guests must be informed of rules 
regarding vehicle use within the site, smoking and fires (see Section 2.7), and actions to take in 
the event of bushfire (see Section 6). 

Actions 

Fire Warden to be onsite from midnight to midnight on days of FDR ‘Very High’ or when a bushfire is 
within 20km of the site.  Fire Warden to have cotton overalls, leather gloves, eye protection, smoke 
mask and work boots. 

Fire Warden to have VicEmergency App on a mobile telephone, with a 20km watch zone around the 
site, and ensure that there is mobile telephone reception available. Other sources of bushfire 
information such as radio to be monitored. 

Fire Warden must be familiar with, and trained about the content and procedures of this Bushfire 
Emergency Management Plan including familiarity with:  

• Bushfire information sources and monitoring them regularly (see Section 5). 
• The type and meaning of bushfire warnings (see Figure 1 and Figure 2). 
• Applicable trigger points and appropriate routes for departure (see Section 7). 
• Procedures and actions to move to and shelter within the SIP building  

All guests must be informed of the planned response to warnings and actions to take in the event of a 
bushfire.  

All guests must be prepared to leave at short notice (see Section 8). 

All guests must be informed of the appropriate directions to take and destination(s) in the event of 
bushfire (see Section 8). 

All guests must be informed of the appropriate actions in the event a shelter-in-place response is 
required (see Section 9). 
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2.7 Site fire rules 

• Vehicles must not be driven on unmown grass; 
• Fires can only be lit in fireplaces within accommodation units; 
• Smoking must only occur on the front deck of the accommodation units; 
• No outside fires may be lit anywhere on the site at any time; and 
• Total Fire Ban restrictions must be observed. 

Note: TFB restrictions ban fires in the open including BBQs (with some exceptions, including 
with written permission for some organisations – see CFA website). No burning off, scaring gun 
use, driving vehicles on vegetation (with some exceptions– see CFA website), chainsaw or 
small machinery use, hot-works, incinerator use, or machinery use (with some exceptions– see 
CFA website). 

3 Website, booking and social media 
Inform guests and potential guests of bushfire procedures and current Fire Danger Rating 
forecasts that may impact upon their plans. 

3.1 Website or social media 
If the accommodation facility has a website or social media presence the following information 
should be provided to clients at the time of booking and updated as required: 

• Booking conditions with regard to bushfire and forecast Fire Danger Ratings; 
• Possibility of cancellation due to Severe, Extreme or Code Red Fire Danger Rating; 
• Any forecast of Severe, Extreme or Code Red Fire Danger Rating (forecast up to four 

days ahead). 
 

3.2 Booking conditions and induction process 
As part of the booking conditions, an induction process must occur to familiarise and inform 
guests about bushfire procedures and that bookings will be cancelled on short notice upon: 

• A forecast of Severe, Extreme or Code Red Fire Danger Rating; 
• An existing Watch and Act or Emergency Warning for the region; and 
• A bushfire within 5km of the site. 

 
And: 

• That they may have to leave the site for a safer place upon notice of bushfire;  
• That they may have to evacuate the site if it is threatened by bushfire; 
• That they may have to shelter-in-place in the event of bushfire. 

 
Guests will be required as a condition of booking that they have: 

• the physical and mental capacity to be able to shelter-in-place for up to one hour. 
• vehicle/transport to enable self-evacuation of their party/group from the site.  

ATTACHMENT 10.2.5

MINUTES - ORDINARY MEETING OF COUNCIL - 17 MAY 2022 363



153 Charlies Road – Bushfire Emergency Management Plan 

 11 

4 Emergency contacts 
N.B. Annually, prior to each fire danger period, these contacts and information sources should 
be checked and updated as appropriate. 

In all emergencies 

(Police, Fire, Ambulance) 

000  

(install Emergency+ App on mobile phone to 
facilitate provision of location information to 
000 operator) 

In an emergency provide:  

Type of emergency e.g. Fire, Medical, Other 

Your address 153 Charlies Road, Elevated Plains VIC 3461 

Nearest cross street Intersection of Charlies Road and Hepburn-Newstead Road, 
1.15km north of Twentieth Street in Hepburn 

Map reference VicRoads 59 D6 

(Charlies Road turnoff: Latitude/Longitude-37.29135˚ 
144.12429˚) 

‘What three words’ location unhelpful.dismissed.letting 

Number of People The number of people onsite and/or in your group, and any 
specific medical/health concerns. 

 

Name of organisation Office/contact Phone number 

Victoria Police Emergency  000 

Ambulance Victoria Emergency  000 

Country Fire Authority (CFA) Emergency  000 

State Emergency Service (SES) State Emergency contact 132 500 

Local CFA Daylesford: 26 Bridport St. 
Daylesford 

Hepburn: 149 Hepburn Road, 
Hepburn 

000 

Hepburn Shire Council 

Cnr. Duke and Albert streets, 
Daylesford 

Switchboard  

8:30AM – 5:00PM: 

(03) 5348 2306  

After hours: 
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0419 583 573 

Daylesford District Hospital 13 Hospital Street, Daylesford (03) 5321 6500 

Springs Medical (General Practitioner) 10 Hospital Street, Daylesford (03) 5348 2227 

Nurse on call Registered Nurse 1300 60 60 24 
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5 Bushfire information sources  

Source Information/Details 

Onsite situational 
awareness 

External visual inspections and monitoring 

Emergency 
Management 

Victoria 
(VicEmergency) 

All emergencies 
website for 

emergency warnings 
for fire, flood, storms, 

power outages, 
hazardous material 
incidents and traffic 

incidents 

www.emergency.vic.gov.au 

 

Hotline: 1800 226 226 

VicEmergency 
communications 

Landline or mobile 
telephone 

Possible call may be received to landline or text 
to mobiles warning of bushfire emergency 

VicEmergency 
App (with 20km 

watch zone) 

Vic Emergency app for 
bushfire warnings and 
other emergencies on 
mobile telephone or 

tablet 

Must be installed on mobile phones 

Emergency 
broadcaster Radio 

ABC Local 91.1 FM, 107.9FM, 594 AM and 774 
AM, Radio KLFM 96.5 FM and 106.3 FM 

TV  Sky News 

CFA website Online CFA.vic.gov.au 

CFA Facebook 
page 

Online https://www.facebook.com/cfavic/ 

SES Facebook 
page 

Online https://www.facebook.com/vicses/ 

VicEmergency 
Facebook page 

Online https://www.facebook.com/vicemergency/ 

Twitter 
Online or mobile 
telephone apps 

www.twitter.com 

Bureau of 
Meteorology 

Online or mobile 
telephone apps 

www.bom.gov.au 

Department of 
Environment, 

Land, Water and 
Planning. 

Central enquiries 136 186 

 
The Fire Warden must monitor one or more information source whilst onsite from midnight to 
midnight on days of Very High FDR and TFB.  
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6 Response to bushfire 
The Fire Warden must be aware of the forecast Fire Danger Rating by monitoring bushfire 
information sources regularly, particularly in hot weather.  Figure 1 below provides details of 
Fire Danger Ratings. 

• In case of a Severe, Extreme or Code Red FDR for the Central District (forecast up to 
four days in advance), guests must vacate the site by 9:00 am on the day to which the 
forecast applies and no one is to be onsite. 

• In the event of a Very High FDR for the Central District or a bushfire within 20kms of 
the site, the Fire Warden must be onsite from midnight to midnight on the day to 
which the forecast applies, to monitor conditions and if necessary, evacuate the site or 
shelter-in-place. 

• If a bushfire occurs anywhere within 10kms AND beyond 5km of the site, or an ‘Advice 
Warning’ is issued advise all site occupants to either leave the site OR stay on the site 
and monitor emergency apps, radio, and visual observation of local conditions. 

• If a bushfire occurs anywhere within 5kms AND beyond 3km of the site, the site 
should be evacuated immediately: 

o If the fire is to the north of the site people are to be directed to the south either 
to the Daylesford NSP or a residential/township area beyond Daylesford; 

o If the fire is to the south of the site people are to be directed to the north either 
to the Guildford or Glenlyon NSPs, or a residential/township area beyond. 

• If a bushfire occurs anywhere within 3km of the site (see Map 1) OR a ‘Watch 
and Act’ or ‘Emergency Warning’ alert for Elevated Plains, Hepburn or Hepburn 
Springs is issued, alert all site occupants by use of the onsite siren, check all the 
accommodation units and assemble all people at the Emergency Assembly Area/SIP 
Building. Do not evacuate the site at this point. 

o Bushfire information sources should be monitored, and local conditions observed; 

o  If directed by emergency services OR flames are observed OR smoke obscures 
vision or makes breathing difficult, Shelter-In-Place procedure to be initiated. 

 
The Fire Warden must install the VicEmergency App on a mobile telephone with a 20km watch 
zone around the site. The App can be set to avoid notification of incidents other than bushfire. 
 
It should be noted that the issuing of official warnings cannot be relied on (see Figure 2).  
Emergency incidents can start quickly and threaten within minutes.  If informal warning is 
received or danger observed, it should be acted upon without waiting for an official warning.  
A bushfire can occur on lower threat days and conditions can change rapidly – awareness of 
fire activity is required regardless of the Fire Danger Rating. 
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Figure 1 – Fire Danger Ratings. 
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Additional messages that may be issued are: 

 
Figure 2 – Official warnings. 
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7 Decision to act 
The decision to act is made more straightforward by having trigger points at which you 
respond to the presence of bushfire.  It is better to leave as early as possible – do not wait until 
a bushfire is close or a warning is issued.  The trigger points to act or leave are: 

Trigger point Action 

Forecast of SEVERE, EXTREME or CODE RED 
Fire Danger Rating (up to four days in advance). 

Site closed. Plan ahead for guests to depart the 
site by 9:00 am on the day to which the forecast 
applies. 

Forecast of VERY HIGH Fire Danger Rating for 
the Central District or a fire within 20km of the 
site. 

Fire Warden to be onsite from midnight to 
midnight and constantly monitoring conditions 
and be prepared to respond to bushfire. 

VicEmergency App indicates bushfire in the 
landscape to 20km 

Fire Warden to monitor fire activity and apply 
other triggers as necessary. 

If a fire occurs between 5km and 10km of the 
site OR an ADVICE WARNING is issued to 
Elevated Plains, Hepburn, Hepburn Springs, or 
Daylesford. 

Advise all site occupants to either leave the site 
OR stay on the site and monitor emergency 
apps, radio, and visual observation of local 
conditions. 

If a fire occurs north of the site AND is within 
5km of the site AND is beyond 3km of the site 
(see Map 1).  

Evacuate the site immediately, proceeding to 
the SOUTH either to the Daylesford NSP or a 
residential/township area beyond Daylesford. 

If a fire occurs south of the site AND is within 
5km of the site AND is beyond 3km of the site 
(see Map 1). 

Evacuate the site immediately, proceeding to 
the NORTH either to the Guildford or Glenlyon 
NSPs, or a residential/township area beyond. 

WATCH AND ACT or EMERGENCY WARNING 
notification for alert for Elevated Plains, 
Hepburn or Hepburn Springs OR if a fire occurs 
anywhere within 3km of the site (see Map 1). 

Alert all people by use of onsite siren and check 
of all accommodation units. All people to 
immediately gather at Assembly Area/SIP 
building (see Error! Reference source not 
found.).  Monitor conditions and initiate shelter-
in-place if required (see Section 9). Do not 
evacuate the site at this point. 

If directed by emergency services AND/OR 
flames are observed in proximity to the site 
AND/OR smoke obscures vision or makes 
breathing difficult. 

All people to SIP. 
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Map 1 – Bushfire awareness trigger zones. 

ATTACHMENT 10.2.5

MINUTES - ORDINARY MEETING OF COUNCIL - 17 MAY 2022 371



153 Charlies Road – Bushfire Emergency Management Plan 

 19 

8 Leaving 

8.1 Preparation for leaving 
If there is a bushfire within 5 to 10km, preparations to leave should be made. All guests 
should: 

• Be advised of the best direction (north or south on Hepburn-Newstead Road) to go in 
response to the location of the bushfire if they choose to leave early; 

• Wear appropriate clothing and footwear 
• Make their own preparations to leave e.g. pack vehicles; and 
• Be advised of the potential for hazards on the road e.g. emergency service vehicles, 

smoke, fallen trees/debris. 
 
N.B. Leaving early is the safest option.  You should not wait and see what happens during a 
bushfire – Leaving late means you will be on the road when conditions are at their worst. 
Driving during a bushfire is extremely dangerous and can be fatal. 

Action 

Fire Warden to assemble all guests at the Emergency Assembly Area and inform them of bushfire 
situation and need to evacuate. 

The Fire Warden must ensure that all guests on the property are leaving the property for the safest 
location. 

The Fire Warden must ensure that all guests know the intended destination and the best route 
there as determined in response to the location of the bushfire. 

Follow the route shown on Map 2 to the lower threat areas at the appropriate NSP. 

 

8.2 Destination for leaving 
In advance of a forecast Fire Danger Rating of Severe, Extreme or Code Red, all guests must 
leave the site prior to 9:00 AM on the day to which the forecast applies. 

In the event that the site has to be evacuated, all people must be directed away from the 
bushfire. 

 
If bushfire is to the north of the site: 
People should be directed to the Daylesford Neighbourhood Safer Place (NSP) approximately 
15-20 minutes away or a residential/township area beyond Daylesford. 

 
If bushfire is to the south of the site: 
People should be directed to the either to the Guildford NSP approximately 22-25 minutes 
away, or Glenlyon NSP approximately 38-40 minutes away, or a residential/township area 
beyond. 
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8.3 Routes for leaving 
Evacuation from the site should be only be undertaken if safe to do so (i.e. well in advance of 
the possibility of any fire impacting the site or the evacuation route) or initiated following 
instructions from and with the guidance of the Fire Warden.  Refer to Map 2. 

 
If bushfire is to the north of the site: 

Head west along Charlies Road and turn LEFT toward Hepburn Springs and Daylesford to the 
SOUTH. 

 
If bushfire is to the south of the site: 

Head west along Charlies Road and turn RIGHT toward Guildford to the NORTH. 

 
Alternative evacuation route: Head west along Charlies Road and turn RIGHT toward 
Guildford to the NORTH – divert to Glenlyon at as desired or advised – note some of this route 
comprises unsealed road. 

 

8.4 Actions upon leaving 
 

Action 

Turn off all gas supplies 

Place the ‘Site Evacuated and Closed due to Bushfire’ sign on or near the front gate showing 
outwards to advise emergency services that the site is not occupied 

Leave gate in the open position. 
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Map 2 – Bushfire evacuation route map. 
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9 Shelter-in place 
If there is a WATCH AND ACT or EMERGENCY WARNING notification for alert for Elevated 
Plains, Hepburn or Hepburn Springs OR if a fire occurs anywhere within 3km of the site (see 
Map 1), alert all people by use of onsite siren and check of all accommodation units.  

All people to immediately gather at Emergency Assembly Area/SIP building (see Error! 
Reference source not found.).  

Monitor bushfire information sources (see Section 5). 

If directed by emergency services AND/OR flames are observed in proximity to the site 
AND/OR smoke obscures vision or makes breathing difficult, shelter-in-place until the bushfire 
threat has passed. 

ACTION 

Combustible or flammable objects (e.g. fibre doormats, cars, outdoor furniture, shade sails, 
ornamental plants, packaging or rubbish etc.) should be well away from the SIP building. 

Turn off gas appliances at the accommodation units. 

Fire Warden to place ‘Sheltering-In-Place due to Bushfire’ sign near front gate showing outwards 
and leave gate open. 

Stay informed via the VicEmergency website or App. 

Fire Warden to monitor outside conditions. 

Fire Warden to monitor wellbeing of people and provide reassurance. 

Once the fire front has passed, the Fire Warden should patrol outside for embers 
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Map 3 - Bushfire Emergency Management Plan - SITE PLAN 
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Land Capability Assessment (LCA) 
Onsite Wastewater Management System (OWMS) 

 
 
 

153 Charlies Road, Elevated Plains,  
CPN: 20885    SPI: 7-2/PP5313  
 

Prepared for:  Clifftop at Hepburn Pty Ltd  
 
 
 

 

 

 

 

 

 

 

Date: 30 August 2021 

 
Reference: 210115_B 
 

 
Prepared by: EWS Environmental 

  

 

Proposed Tourist Accommodation 
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1. Introduction and Background 
 

         

        Clifftop at Hepburn Pty Ltd wishes to update its proposed relocation of some 
accommodation units and address its general environmental duty. 

 
         The wastewater system is to be split so that only sewage waste is discharged 

to the existing septic / sand filter system. EPA Code Clause 2.2, states drip 
irrigation is not best practice for commercial system.  

         

 

1.1 Consultant 

EWS Environmental has been engaged to revise a wastewater management plan, to support a 

revised application for a Council permit.  

 

The field investigations have previously been undertaken with reports prepared by a suitably 

experienced consultants. EWS Environmental who has appropriate professional experience 

and indemnity insurance for this type of work, has revised these plans to be consistent with 

recent Environment Protection Regulations 2021 effective from 1 July 2021. 

 

1.2 Report Summary 

 

This report provides information about the site and soil conditions. It also provides an 

assessment for the site including a conceptual design for a suitable onsite wastewater 

management system and recommendations for monitoring and management requirements.  

 

A number of options were considered for both the treatment system and land application area 

(LAA).  

 

This assessment and proposed installation is consistent with State Government policies and 

refers to adopted or incorporated matters. In this report ‘Domestic wastewater’ and ‘sewage’ 

are interchangeable for the purposes. 

 
Inlet  Proposed treatment     Pressure pump Land dispersal 

 
Facility wastewater (only)   Pressure pipe in sewer grade pipe. 
 

 
                  3m setbacks 

 
 

      Dual pump system (Electronic control for discharge) 
. 

Approved (1500 litres/day) 3000 litre Pump well    Subsurface Drip Irraigation  

 

Both summer and winter loadings have a similar area requirement of 1200m2.  
Schematic diagram of wastewater treatment system  
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1.3 Site Overview 
 

Location 

Address: 153 Charlies Road, Elevated Plains   Map Ref: VicRoads   59 D6   

 

Land features 

Slope of land dispersal area: ~ 10%    Distance to surface water > 150 m:  Flooding: > 1 in 100 years  

Climate: Rainfall  747 mm      Evaporation ‘A’ 1167 mm                  Land area: >80,000m2   

 

Soil characteristics 

Soil texture: Light CLAY    Structure:  Moderate  Permeability (Ksat )  0.06-0.12 m/day. Category: 5b  

 

Wastewater system sizing (AS/NZS 1547:2012) 

Number of accommodation units: 11  Number of persons: 26     Water supply: Tank water supply . 

Maximum flow onto land:  = 3000 litre/day,            Design Irrigation rate(DLR) 3 litres/m2.day 

EPA approved secondary treatment  and a dispersal area (LAA) including reserve : 1200(m2)  
 

Management  

Annual irrigation (dispersal area) servicing: YES Desludging primary tank:  every  3 years 

Quarterly servicing of treatment plant and inspection of effluent dispersal areas. 
 

 

The treatment and dispersal options considered for this site and available for use currently are: 

 

A. Pressure compensating drip irrigation systems (SSDI); or 

B. Wick trench or evapo-transpiration trench/bed systems 

 

 

 
 
 

A more comprehensive check list of factors to consider when selecting an onsite treatment system 

can be found in EPA Code of practice-onsite wastewater management, Pub. 891.4 

 

Following the wastewater treatment process the effluent must be distributed onto land in a safe 

manner for the environment and public health. 
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1.3 Site Details 
 

Location  

Address:  153 Charlies Road, Elevated Plains  

Map Reference:     VicRoads 59 D6    

  

Land area:     > 80,000  m2 

Number of patrons:    26  -  3 days per week 

Land Features  

Drainage: towards:   Waterway shown in Figure 2. 

Slope of land:    <10%     

Distance to surface water:   > 60 m 

Flooding: > 1 in 100 years 

Climate: Rainfall:    762 mm 

Evapo-transpiration ‘A’    1371 mm    

Soil Characteristics  

Soil texture (limiting layer):  Light CLAY 

Structure:   Category:   5b   

Permeability (Ksat )   <0.06 m/day. 

Wastewater system sizing (AS/NZS 1547) 

Water supply:    Tank. 

Number of persons:   26 patrons x 3 days  

Daily contribution:   125 ( Litres/day) 

Maximum flow:   3000 litres, Mean monthly 2000 litrres/ay 

Design Loading rate (DLR): 3   litres/m2.day 

Dispersal area (LAA):   1200 (m2)  including reserve area 

Management  

Quarterly servicing:  YES 

Pump-outs sludge tank: 3 yearly 

Quarterly servicing of wastewater system to include primary  tank and pump system as well 
as inspection of effluent dispersal areas (LAA). 
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The nature of the site and the environmental constraints identified requires appropriate 

treatment by either advanced septic tank or treatment system. The treatment options listed 

below are deemed capable of achieving the desired level of performance.  

 

The property owner has the responsibility for the final selection of the treatment system details  

of which will be included in Application to Install Onsite Wastewater Management System. 

 

The pros & cons depend on site constraints and site characteristics listed in Table 5: 

 

 
 

 
 

 
 

 
 
 

Table 5: Advantages and Disadvantages of systems 
 

Recommended options  
 

 

  

OPTION 1 OPTION 2 

Advantages Disadvantages Advantages 

 

Disadvantages 

 Suitable for large 
properties 

 Robust operation 

 Minimal maintenance 

 Short operation life 

 Not suitable for some 
soil types 

 Greater setback 
distances 

 Larger footprint for 
dispersal 

 Suitable for small 
properties 

 Efficient pump 
distribution and 
minimum odour 

 Minimal setback 
distances 

 Best practice –20/30 
standard, for better 
water quality 

 

 Higher installation and 
energy costs 

 More frequent 
servicing 

  

  

 

✓ 
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2. Description of development 

 
Site Address:    153 Charlies Road, Elevated Plains 

  

Owner/Developer:   Clifftop at Hepburn Pty Ltd 

Postal Address:  153 Charlies Road, Elevated Plains 

Council Area:   Hepburn Shire Council 

 

Allotment Size:   > 80,000 m2 

 

Domestic Water Supply:   Onsite roof water collection assumed  

Forecast Wastewater 
Load:   

Maximum =  3000 L/day, Table 2, EPA Code . 

Mean monthly  flow  = 2000 Litres/day 

Availability of Sewer:   The area is unsewered and highly unlikely to be sewered  

within the next 10 years, due to low development density 

in the area and the considerable distance from existing  

sewerage services. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Property report  
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Figure 1: Proposed development (revised) plan  

 
 

 
 

 
 

 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 

 
Proposed Tourist Accommodation 

 
The proposed tourist accommodation (camping and caravan park)  at 153 Charlies Road, 

Elevated Plains is for occasional accommodation essentially at weekends with occasional 

weekday patronage. Any weekday accommodation is usually about 60-80% of the 

maximum and is small compared to the total weekend patronage.  

 

The proposed patronage (occupancy) based on the applicant experience is expected 

to be no more than: 

 22 persons, in peak periods at weekends; 

 60 -85% during weekday period, and  

 Less than 60% in the tourist low season (winter).  

 

 The area is unsewered and unlikely to be in the foreseeable future due area population 

density. 

 
 

 
  

 
PROPOSED RELOCATION OF UNITS 

EXISTING FACILITITES 

KITCHEN 1 
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Waterways –topographic map !:30,000    Aerial photo view of site 

 
        Map reference:  VR 59 D6 

Figure 2: Topography and Waterways   

 

 

 

PROPOSED LAA  
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3. Site and Soil assessment       
  

 
         

      EWS Environmental undertook site investigations on the 16 January 2021. 

 

 

3.1  Site Key Features 

Any site constraints and/or need for mitigation measures are summarized in Table 1, addressing 

the key features of the site in relation to effluent management for the proposed site. 

 

NOTE: 

 The site is not in a special water supply catchment area. 

 The site experiences negligible stormwater run-on. 

 There is no evidence of a shallow watertable or other significant constraints, and 

 The risk of effluent transport offsite is very low. 

 

Figure 3 provides a site analysis plan describing the location of the proposed envelopes and other 

development works, wastewater management system components and physical site features. 
 

 
LEGEND                                

 

Declared Waterway 

 

 Setback distance 

 

Slope of land  

 

Soil test hole (1) 

 

 

 

 

SENSITIVITY ANALYSIS 

 

Groundwater: (TDS) > 1000 mg/L 
 

Area: ~ 8 hectare 
 

Surface waters: > 100m 
 

Mean site slope:  < 5 % 
 

Soil texture:  Light CLAY 
 

Ind. K sat  =   <0.06   m/day 
 

Soil depth: > 600mm 

 

Distance to waterway: > 60 m 

 

Groundwater bores: >20 m 

 

SITE  DETAILS 

 

 

 

 

 

Site visit: 16/01/ 2021 

 

Figure 3: Site analysis plan  

 
PROPOSED  LAA 

PROPOSED SEATING AREA EXTENSION 

 

WATERWAY 

CELLAR DOOR VENUE 

PROPOSED PRESSURE PIPELINE 

EXISTING WINERY 

~300m 
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3.2 Development and Site Photographs 

 

 

 

 

 

 

 

 

 

 

 

Driveway Entrance 

 

 

 

  Soil profile   Aerial view of Helens Hill Cellar Door 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Slope LAA 

 

 

 

Topsoil depth 300mm plus  South  view of proposed LAA about 20 metres from boundaryr  

Location:  153 Charlies Road, Elevated Plains, Date:  16/01/2021          
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Table 1: Site Assessment 

 

Feature Description Constraint Measures 

Buffer 

Distances 

All relevant buffer distances in Table 5 of the Code 
(2016) are achievable. 

Minor NN* 

Climate Mean annual rainfall 762 mm. Mean annual pan’A’ 

evaporation is 1371 mm. 

Minor NN 

Drainage No visible signs of surface dampness, spring 

activity or hydrophilic vegetation in the proposed 
effluent management area.  

Moderate Adopt low 

DLR 

Erosion & 

Landslip 

No evidence of sheet or rill erosion; the erosion 
hazard is low. No evidence of landslip and landslip 
potential is low. 

Minor NN 

Exposure & 

Aspect 

Slope aspect and wind exposure influence on LAA. Moderate NN 

Flooding The proposed effluent management area is located 
above the 1:100 year flood level. 

Minor NN 

Groundwater No signs of shallow groundwater tables to 1.5 m 
depth. No potential groundwater bores within 20 m 

of the proposed effluent area. 
Groundwater total dissolved solids (TDS) more 
than 1000 mg/L. 

Minor NN 

Imported Fill No imported fill material observed on the site. Nil NN 

Land Available  

for LAA 

Considering all the constraints, the site has ample 

suitable land for application of effluent.  

Nil NN 

Landform Natural drainage with no spreading over linear 
plannar slope with no significant drainage lines 
intersect site. 

Moderate Locate with 
appropriate 
setbacks  

Rock Outcrops No evidence of surface rocks or outcrops. Nil NN 

Run-on & 

Runoff 

Minor stormwater run-on and run-off hazard. Nil NN 

Slope The proposed effluent management area has a 
slope of less than 5 percent. 

Nil NN 

Surface Waters No waterways traverse the site requiring minimum 
setback to treatment /effluent area. 

Nil NN 

Vegetation Grass vegetation is adequate to control erosion 

and  for water and nutrient uptake from the 

wastewater. 

See Appendix 

A1. 

NN 

 

*NN: mitigation measures not needed  
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3.3  Soil Key Features 

 

       

        The site’s soils have been assessed for their suitability for onsite waste-water 
management by a soil survey and field analysis as outlined below... 

 

 
Site assessment criteria 

This assessment has been undertaken in accordance with the EPA’s Code of Practice - Onsite 

Wastewater Management, July 2016 and AS/NZS 1547: Onsite Domestic Wastewater 

Management.  

 

Soil assessment and design for on-site wastewater management was taken from AS/NZS 1547, 

where appropriate. 

 

Constant Head Test 
 
 
 

 
 
 
 
 
 

 

 
 
 
 
 
 
 

 
 
 
 
 
 

 

Textural Soil Test  

 
  

Step 1 -Pre-soaking of test holes Step 2 – Measure rate of infiltration 

Step 1 – Prepare soil bolus and assess soil category and structure  

Step 2– Determine indicative permeability from Table 9, EPA Code of Practice, 2016 
891.4:2016structure  

Step 3 – Prepare soil bolus and assess soil category and structure  
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Site investigations  

 
 

A key feature of the investigations is a soil permeability assessment in the landscape  

element  or soil type area for effluent attenuation within the boundaries of the premises.  

 

 

EPA’s Code of Practice, Publication 891.4 (2016) permits two methods to determine the soil 

permeability. One based on visual and tactile estimation of indicative permeability, the other is 

the “constant-head” test from AS/NZS 1547 ‘Site and Soil Evaluation’ procedures. 

 

The physical soil analysis assessment includes soil texture, structure and a shrink /swell 

potential test, as a substitute for actual water based measurement of soil permeability. 

 

The “constant –head” test, allows water to runs out of an unlined test hole in to the ground 

which is replenished at the same rate from a reservoir, so that the head of water in the hole 

remains the same. The loss of water from the reservoir is measured over time and a 

mathematical model is used to calculate the co-efficient of permeability, known as, Ksat from the 

measurement. 

 

Soil permeability has been determined from the critical properties of texture, structure and 

shrink/swell potential using the method specified in AS/NZS 1547:2012 that prescribes 

conservative design loading rates. 

 

The structure and texture of the soil was such that a constant head test would not influence the 

final classification of and design loading rate shown below. 

 
 

Table 2: Indicative soil permeability  

 

Classification Properties Cat K sat  
(m/d) 

WICK SS Drip  LPED 

Gravel & 

sands 
Very little to no coherence; cannot be 

moulded; single grains stick to fingers 
1 > 3.0 25 5         NA         

Sandy 

LOAM 
Forms a cast but will not roll into 

coherent ball; sand grains can be seen 

and felt; gives a ribbon 15-25 mm long.  

2 1.4 - 3.0 30 5 4 

LOAMS Forms a cast but not spongy, very 

smooth and silky; will form a very thin 

ribbon 25 mm long and dries rapidly.  

3 0.5 – 1.5 30 4 3.5 

Clay  

LOAM 
Can be rolled into ball with a spongy feel; 

slightly plastic; smooth to manipulate; 

forms a ribbon 40-50 mm long. 

4 0.12 – 0.5 20 3.5 3 

Light CLAY Smooth plastic ball that can be rolled, 

slight resistance to shearing between 

thumb and fore finger; ribbon 50–70mm.  

5 0.06–0.12 10 3 2.5 

Medium to heavy 

CLAY 
Smooth plastic ball, handles like 

plasticine, can be moulded into rods 
without fracture; some resistance to 

ribboning, forms a ribbon 75mm or more. 

6 < 0.06 5 2 NA 

 
Reference: EPA Publication 891.4:2016, Table 9     
 
See attachment ‘A’ for all soil test results and field records. 

  

Design Loading/Irrigation Rates 
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Table 3: Soil Assessment  

 

Feature Assessment Constraint Comment   

Soil Depth Topsoil: < 300  mm   

Subsoil: > 300 mm. Total soil depth greater 
than 1.5 m, no hardpans occur. 

Minor 
Mitigation: 
NN 

 

Soil Texture & 
Structure 

Subsoil:   Category 5b 
Structure: Weak-moderate 

Major 
Mitigation:  

Sub-surface  
dispersal preferred 

as per AS/NZS/NZS 1547:2012 NN  

Soil 
Permeability  

Limiting soil layer:   
(Ksat )    0.06 m/day saturated 

conductivity (AS/NZS1547:2012); 

Minor 
Mitigation: 

NN 

More than 600mm of 
unsaturated soil beneath 

base  

Design Loading 

Rates 

Design Loading Rate (DLR) for  

Subsoil   3  mm/day, saturated 
conductivity (Ksat ) (AS/NZS1547:2012); 

Minor 

Mitigation: 
NN 

Appendix R- AS/NZS 1547 

Modified 
Emerson 
Aggregate 
(AS/NZS 1547) 

Topsoil: minor slaking - no dispersion. 
 
Minor – No change, Moderate – Slakes with 
minor fret, Major - Dispersion clouding solution   

Minor 
Mitigation: 
NN 

  

 Subsoil: slaking with minor dispersion NN Aggregate did not cloud 
solution 

Rock Fragments Coarse fragments less than 2%  
(200 mm depth). No fragments throughout 
remainder of profile. 
Minor 0 -10%, Mod. 10 -20%, Major >20% 7   

Minor 
Mitigation: 
NN 

 

Watertable 
Depth 

Groundwater not encountered, 
 

Minor 
NN 

 

pH Topsoil pH is slightly acidic; subsoils 
slightly higher. Soil conditions not affecting 
plant growth. 

Minor 
Mitigation: 
NN 

pH = 6 
 

Electrical  
Conductivity 

EC is a measures of soil salinity    

Minor>800, Mod.800-2000, Major>2000 

 Minor Minor  < 100                   

Cation Exchange 
Capacity (CEC) 

Present soil conditions do not appear to be 
restricting plant growth. 
Minor>15, Mod.5 -15, Major <5 meq+/100g 

Minor 
Mitigation: 

NN 

 

Sodicity (ESP) Exchangeable Sodium concentrations is low 
with no long-term soil sodicity monitoring 
required. Present soil conditions not 
restricting plant growth. 

Minor 
Mitigation: 
NN 

 

SAR Sodium absorption ratio not a constraint. 
Minor < 3, Moderate < 8 & ESP > 8%, Major >3  

Minor 
Mitigation: 

NN 

 

Phosphorus 
adsorption 
capacity 

Phosphorus adsorption capacity not 
specifically tested but is expected to be 
moderate to high due to the extent of clay 

present shallow subsoil depths. 

Minor 
Mitigation: 
NN 

    

NN: mitigation measures not needed  
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     3.4  Risk management Assessment 

 

Table 3: Risk Assessment of Site Characteristics  

Characteristic 
Level of Constraint 

Level of 
Constraint  

Nil or Minor Moderate Major 

Aspect (affects 
solar radiation 
received) 

North / North-East / 
North-West 

East / West / South-
East / South-West 

South 
Minor   (Full sun)                   

Climate (difference 
between rainfall & 
evaporation) 

Excess evaporation 
over rainfall in the 
wettest months 

Rainfall 
approximates to 
evaporation 

Excess of rainfall 
over evaporation in 
the wettest months 

Minor                     

Erosion  
( potential for 
erosion) 

Nil or minor Moderate Severe 
Minor                     

Exposure to sun 
and wind 

Full sun and/or high 
wind or minimal 
shading 

Dappled light 
Limited patches of 
light and little wind 
to heavily shaded  

Minor                     

Imported Fill 
No fill or minimal fill, 
or fill is good quality 
topsoil 

Moderate coverage 
and fill is good 
quality 

Extensive poor 
quality fill and 
variable quality fill 

Minor                     

Flood frequency  
(ARI)  

Less than 1 in 100 
years 

Between 100 and 20 
years 

More than 1 in 20 
years 

Minor                     

Groundwater bores 
No bores onsite or 
on neighbouring 
properties 

Setback distance from 
bore complies with 
EPA Code 891.4 

Does not comply 
with requirements in 
EPA Code  891.4  

Minor                

Land area 
available for LAA 

Exceeds LAA and 
buffer distance 
requirements 

Meets LAA , reserve 
and buffer distance 
requirements 

Insufficient area for 
LAA 

Minor                     

  Landslip  
(or landslip 
potential)  

Nil Minor to moderate High or Severe 
Minor                     

Rock outcrops  
(% of surface) 

<10% 10-20% >20% 
Minor                     

Slope Form 
(water shedding 
ability) 

Convex or divergent 
side-slopes 

Straight side-slopes 
Concave / convergent 
side-slopes 

Minor                     

Slope gradient (%) 
(a) trenches/ beds 

<6% 6-15% >15% 
Minor                     

(b) subsurface drip <10% 10-30% >30% Minor    <5%                   

Soil Drainage  
(qualitative)  

No visible signs  of 
dampness, even in 
wet season 

Some signs or 
likelihood of 
dampness 

Wet soil, moisture-
loving plants, water 
ponding on surface  

Minor                     

Soil Drainage  
(Field Handbook, p151)  

Rapidly 
drained.  

Well 
drained.  

Moderately 
well drained.  

Imperfectly 
drained.  

Poorly/Very 
poorly drained.  

Moderately well 
drained 

Stormwater run-on 
Low likelihood of 

stormwater run-on 
 

High likelihood of 

inundation by run-on 

Minor                  

Surface waters - 
setback distance  

Complies with EPA 
Code 891.4  

 
Does not comply with 
EPA Code of practice 

Minor                     

Vegetation coverage 
over the site 

Plentiful growth & 
nutrient uptake 

Limited variety 
of vegetation 

Sparse vegetation or no 
vegetation 

Minor              
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3.4   Risk management Assessment 

 

 
Table 3: Risk Assessment of Site Characteristics 

 

Characteristic 
Level of Constraint Assessed  

Constraint  
Nil or Minor Moderate Major 

Electrical Conductivity <0.8 0.8 - 2 >2 Minor               

Emerson Agg. Test  
(Modified AS/NZS 1547) 

No change to 
aggregate 

Aggregates slake Aggregates 
disperse clouding 
solution 

Minor                     

Gleying 
(Munsell Soil Colour Chart)  

Nil Evidence of greenish 
grey / black or 
bluish grey / black 
soil  

Predominant 
greenish grey / 
black, bluish 
grey / black 
colours  

Minor                     

Mottling 
(Munsell Soil Colour Chart) 

Generally uniform 
brownish or 
reddish colour 
mottles 

Imperfectly drained 
soils have grey 
and/or yellow brown 
mottles  

Poorly drained 
soils 
predominant 
yellow brown or 
reddish  

Minor                     

pH 
(range for plants) 

5.5 - 8 is optimum 
range for plants 

4.5 - 5.5 suitable for 
acid-loving plants 

<4.5, >8 Minor    6        

Rock Fragments 
(size & volume %) 

0 – 10% 10 – 20 % >20% Minor                     

Sodicity 4 

(ESP %) 

<6% 6 – 8% >8% Minor                     

Soil Depth to Rock  
or impermeable layer  

>1.5 m 1.5 – 1 m <1 m Minor                                         

Soil Structure 
(pedality) 

Highly or moderately 
structured 

Weakly-structured Structureless, 
massive or 
hardpan 

Moderate 

Soil Texture, 
(indicative permeability) 

Cat. 2b, 3a, 3b, 4a Cat. 4b, 4c, 5a Cat. 1, 2a, 5b, 
5c, 6 

Moderate 

Water table depth below 
base of the LAA 

>2 m  2 – 1.5 m <1.5 m  Moderate 

 

 

Legend: 

 
Nil or Minor: If all constraints are minor, conventional/standard designs are generally satisfactory. 
 
Moderate: For each moderate constraint an appropriate design modification over and above that of a standard design, 
should be outlined. 
 
Major: Any major constraint might prove an impediment to successful on-site wastewater management, or 
alternatively will require in-depth investigation and incorporation of sophisticated mitigation measures in the design to 
permit compliant onsite wastewater management. 
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4. Wastewater Management Systems    
 

        The following sections provide an overview of a suitable onsite wastewater 
management system, with sizing and design considerations and justification for its 
selection. Further detailed design for the system may be undertaken at the time of 
the application to Council.   

 

Although the preferred treatment and dispersal system is for pressure distribution by subsurface 

irrigation, large remote sites may be better served with a more simple robust system. 

 

Any on-site wastewater application (eg. septic tank or secondary treatment system) requires a 

Certificate of Conformity and EPA approval. 

 

Refer to the EPA website for the list of approved options that are available 

http://www.epa.vic.gov.au/en/your-environment/water/onsite-wastewater .  
 

Any of the treatment system options listed at the above website is deemed capable of achieving 

the desired level of performance. The property owner has the responsibility for the final 

selection of the treatment system which will be included with an Application to Install a Septic 

System. 

 

The following sections provide an overview of a suitable onsite wastewater management 

system, with sizing and design considerations and justification for its selection. Detailed design 

for the system should be undertaken at the time of the application submitted to Council. 

 

The pros & cons depend on site and waste characteristics listed below: 

 

Table 5:  PROS and CONS of options for treatment of wastewater. 

 

TREATMENT METHOD  PROS CONS 

Option A –  

Primary settling to reduce 
grease and solids 

 

 

30% pollutant removal 

☑ Minimal maintenance; 

☑ Less expensive operating costs 

although technically problematic. 

☑ Robust operation. 

☒ Design service life of 15 years; 

☒ Must be connected to sewer 

immediately it become available; 

☒ Not suitable for type 1 or 2 soils; 

☒ Sensitive to terrain slope & setbacks 

to waterway; 

☒ Requires a lot > 2000 m2. 

Option B –  

Secondary system such as 
aerated systems 

 

 

90% pollutant removal 

☑ Design service life of 30 years; 

☑ Default “best practice” system 

☑ Suitable for type 1 & 2 soils; 

☑ Copes with higher organic and 

nutrient loads; 

☑ Suitable for lots < 2000m2; 

☒ Higher maintenance costs; 

☒ Higher energy costs; 

☒ Slightly higher installation cost; 
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4.2 Effluent Management System 

 

 

A range of possible land application systems have been considered, such as absorption 
trenches, evapo-transpiration / absorption (ETA) beds and subsurface irrigation.  
 

 

Sizing the Irrigation System 

To determine the irrigation area, water balance modelling has been undertaken using the 

method and modelling tool in the Victorian Land Capability Assessment Framework (2014) 

and EPA Codes.  

 

Requirements for commercial systems 
 

Code of Practice Onsite Wastewater Management,  EPA  Publication 891.4:2016  
 
The following clauses are regulatory requirements or approved measures relevant to a commercial system 
and/or any domestic system discharging more than 2000 litres per day. 
 
Clause 1.5 - Where a commercial premises that is used primarily at the weekend generates a peak load of 
more than 5,000 litres on an intermittent basis, the wastewater may be stored in large balance tanks and 
piped to the onsite treatment system at a rate not exceeding 5,000 L/day. 
 
Clause 3.3.3 - The wastewater system designer must calculate the hydraulic and organic loadings from 
commercial premises in accordance with EPA Publication 500: Code of Practice, Small Wastewater Treatment 
Plants, June 1997. 
 
All treatment systems installed on commercial premises should have a flow meter fitted to the discharge pipe 
to measure the daily volume of effluent in litres. Clause 3.3  and 3.3.3. 
 
Clause 3.5.1 – Two complete treatment systems (i.e. two separate EPA approved systems) such as  primary 
wet composting system and a secondary treatment system, may also be coupled together to commercial 
wastewater with high BOD to a 20/30 standard. 
 
Clause 3.7.2.1. – Where secondary treated effluent from commercial premises will be irrigated, 
consideration should be given to the retention of surge flows in a holding tank and timer dosing the effluent 
to evenly spread the dispersal over 24 hours. This will reduce the possibility of effluent surfacing during peak 
usage. Holding tanks/ electronic timer dosing of effluent irrigation field [EPA Code 891.3, C3.7.2.1]. 

 
Code of Practice Small Wastewater Treatment Plants,  EPA  Publication 500, 1997  
The following sections are regulatory approved measures relevant to commercial systems and/or any 
small commercial treatment plant discharging more than 2000 litres per day. 
 

 Design capacity of treatment plant to be consistent with daily and peak hourly criteria provided in 
Section 2.2 –. 
 

 Site requirements for setbacks and onsite safety to be consistent with requirements in Section 3.2 & 
3.3  – 
 

 Maintenance and inspection schedule to be consistent with checklists in Section 4 and 5 –   
 

 Pump wells and pumps to be consistent with guidance provided in Section 8  –   
 

 Performance monitoring and reporting to be consistent with guidance provided in Section 11 –   
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4.3 Sizing the effluent dispersal system 

 

   

    To determine the necessary size of the irrigation area water balance modelling has 
been considered using the method and water balance tool from the Victorian Land 

Capability Assessment Framework (2014) and the EPA Code (2016).   
 

Calculation of minimum daily wastewater flow 

 

EPA Code (891.4) clause 3.4.1, requires potential future flow rate to be based number of people who 

may be intending to live in the accommodation facility. Assessors should include any additional 

water fittings and fixtures that could be incorporated for the purposes of the calculations. 
 

Floor plans of Caravans, Domes and Yurts for 2 persons per unit 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Caravans 

 

 

 

 

 

 

Domes 

 

 

 

 

 

Yurts 
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Anticipated wastewater flows 

The client has provided a guide to expected occupancy rates of 90% at weekends and 60 -85% on 

weekdays.  

 

From EPA Code (500) Table 2 and AS/NZS 1547 for causal camping sites a figure of 75 to 125 litres per 

person is provided as a guide. For the Yurts and Domes with baths a higher hydraulic figure of 150 

litres/day has been adopted.  

 

 For caravan at 2 persons per van and 125 Litre/person, daily flow is 4 x 2 x 125 = 1000 L/day, 

 Yurts and Domes at 2 x 150 Litre/day, daily flow is 7 x 2 x 150 x 90% =1890 L/day.  

 Total  1000 + 1890  =2890 say 3000 litre/day. 

 

For summer peak organic loading (BOD) at 90% is 26 persons times 40 gBOD/person = 1040 gBOD/day. 

Winter limiting hydraulic loading period at 60% is 26 persons x 0.6 x 125 L/day = 1950 say 2000 litre/day. 

Peak hourly flow rate for 26 persons (from EPA 500, Figure 4 is seven (7) times average hourly rate. 

At 3000 Litres/day divided by 24 hours times peak factor of 7 gives a peak hourly rate of 875 litre/hour.  

 

Plant buffer setback distance for type 3 treatment systems is   3 X   26  = 15 metre. 

 

Water Balance 

 

The MAV nominated area method is used to calculate the area required to balance all inputs and 

outputs to the water balance. The water balance can be expressed by the following equation: 

 

Precipitation + Effluent Applied = Evapo-transpiration + Percolation 

 

Data used in the water balance includes: 

 

 Mean monthly rainfall and mean monthly pan evaporation; 

 Average daily effluent load in litres per day (from Table 4 of the Code); 

 Design application rate (DIR or DLR) in millimetres /day (from Table 9 of the EPA Code); 

 Crop factor – 0.6 to 0.8; and 

 Retained rainfall – 75 % with cut-off drain.  

 

Nitrogen balance 
 

State environmental policy requires effluent management to prevent the transport of nutrients to 

surface waters or negative impacts on the groundwater’s beneficial uses and vegetation. 

  

For sustainable long-term nutrient management, when nitrogen is the limiting factor the annual 

uptake of nitrogen by vegetation is the main mechanism used to account for nutrient attenuation. 

 

The parameters are summarised below, with calculations provided in Appendix B.  

  
 Calculate the mean annual generation of the nutrient is use to establish total nitrogen loading.  

 Adopt uptake of grasses @ 200 kgTN /ha.year, Ref:EPA Guidelines for Wastewater Irrigation, No.168. 

 Allow 20% loss through denitrification, volatilisation, microbial attack and other processes,  
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The pros & cons depending on terrain, rainfall and soil conditions are listed below: 
 

Table 7:  PROS and CONS of options for effluent dispersal. 

 

DISPERSAL METHOD  PROS CONS 

Option A –  

Pressure compensating drip 
irrigation 

 

☑ Suitable for shallow soil sites 

☑ Not restricted due to rainfall 

☑ Less soil depth required to others 

☒ Higher maintenance and capital 

replacement costs 

☒ More expensive system ops with 

technical matters problematic 

☒ Maximum slope of 30% 

☒ Generally requires more space. 

Option B –  

Mounds 
☑ Raise level of effluent discharge 

☑ Soil depth less important 

☑ Minimal maintenance 

☑ Suitable ground saturated sites 

☑ Minimises polluted run-off risk 

 

☒ Sensitive to terrain slope & setback 

to waterways 

☒ Max. 15% slope situations 

☒ May increase wetness at edge 

☒ Toe seepage may occur. 

Option C –  

LPED systems 
☑ Lower energy requirement 

☑ Complementary loading of system 

for balance flow 

☑ Minimal maintenance 

☑ Trench spacing up to 2m apart 

 

☒ Sensitive to terrain slope & setback 

to waterways 

☒ Minimum 250mm topsoil 

☒ Not suitable type 1 & 2 soils 

Option D –  

Wick trenches 
☑ Lower energy requirement 

☑ Compact system 

☑ Complementary trench loading 

☑ Balancing high & low flow days 

☑  Minimal maintenance 

 

☒ Sensitive to terrain slope & setback 

to waterways 

☒ Experienced installer required 

☒ Not suitable high rainfall areas 

☒ Significant capital cost 

 

Option E –  

ETA evapo-transpiration 
trenches & beds 

☑ Compact system 

☑ Complementary trench loading 

☑ Balancing high & low flow days 

☑  Minimal maintenance 

 

☒ Sensitive to terrain slope & setback 

to waterways 

☒ Experienced installer required 

☒ Benching required steep slopes 

☒ Significant capital cost 

 

 

 
         Option most likely to offer the best long-term solution; details are included in Appendices. 

  ✓ 

✓ 
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4.4 Buffer (Setback) Distances 
 
Setback distances from effluent land application areas and treatment systems are required to help prevent 

human contact, maintain public amenity and protect sensitive environments. The relevant buffer distances 
for this site are taken from Table 5 of the Code. 
 
 50 metre from groundwater bores in sandy soils, 

20 metre in clayey soils; 
 
 100 metre from waterways (potable supply) and 

30 m for non-potable waterways; 
 
 6 metre if area up-gradient and 3 metre if area down-

gradient of property boundaries, swimming pools and 

buildings (conservative values for primary effluent). 
 

If setback distances are outside default values, ground water 
modelling may determined that all nutrients, pathogens and 
other pollutant will not be transport beyond premises boundary. 
 
When all pollutants are attenuated within the premises 
boundaries there will be no cumulative impacts on surface 
waters or groundwater. 

 
All buffer distances are achievable for this application.   
 

4.5 Stormwater Measures 

 
Stormwater run-on is not expected to be a concern for the proposed irrigation area, due to the landform of 
the site and its relatively gentle slopes. However, upslope diversion berms or drains may be constructed if 
this is deemed to be necessary during installation of the system, or in the future.  
 
Stormwater run-on poses a risk during significant rainstorm events. The construction and maintenance of 
a surface diversion drains will mitigate the limitations of site drainage.  
 

 
 
4.6 Reserve Area 
 
A reserve area for effluent dispersal onto land for future or unforeseen contingencies is mandatory: 

 in special water supply catchment areas;  
 where designated on plans of subdivision, and  

 when councils require a reserve area based on local experience. 
 

A 1 m spacing of irrigation driplines may provide the reserve area, see EPA Code 891.4, Clause 3.10.2.  

 

.  
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5. Monitoring, Operation and Maintenance 
 

Maintenance should be carried out in accordance with the EPA system approval and the 
Certificate of Conformity of the selected secondary treatment system and Council’s 

permit conditions. The treatment system will only function adequately if appropriately 
and regularly maintained.  
 

To ensure the treatment system functions adequately, residents must: 
 

 Have a suitably qualified maintenance contractor service 
the wastewater system at the frequency required by 
Council under the approval to use; 

 Use household cleaning products suitable for septic tanks; 

 Keep as much fat and oil out of the system as possible;  

 Don’t put sanitary or hygiene products into the system,  

 Do Not flush so called flushable wipes into the system,  

 Ensure the septic tank is de-sludged / pump-out at least  
3 years; and 

 Conserve water, use 3 STAR or better WELS rated fixtures and appliances. 

 
To ensure the land application area (LAA) functions adequately, residents should: 

 Regularly harvest (mow) vegetation within the LAA and 
remove this to maximise uptake of water and nutrients;  

 Monitor and maintain the subsurface irrigation system 
following the manufacturer’s recommendations;  

 No structures/ paths erected over the Land application 
area; 

 Avoid vehicle and livestock access to the LAA, to prevent 

compaction and damage;  

 Ensure that the LAA is kept uniformly graded by filling any 
depressions with good quality topsoil (not clay) and 

 Regularly clean any in-line filter or screen; 

 Check water usage (water meter / winter water bills) to 
ensure discharge does not exceeding design. 

Table for recording actions undertaken  

 

  

Year/month 
Water 

leaks 
Service 

agent 
Monitor  

effluent 
Pump-out  

(3 yearly) 
Effluent  

ponding 
Keep  

records 
Comments & Remarks 

Date septic last pumped……... 

Frequency  Regularly As required Annually Every 3 years Every year As required  

        

        

        

        

Note: 
 A permit condition of the Council approval will require the regular servicing of the wastewater treatment system in 

accordance with manufacturer’s instructions.  
 The system should be inspected annually and report prepared by a qualified person. 

 The owner should require service contractor to record and electronically log all servicing with “Septic Track” or  
similar management system.  

DO NOT FLUSH WIPES INTO A SEPTIC - 
DISCARD WIPES WITH HOUSEHOLD REFUSE 
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6. Service & Performance Report 
 

Operation & maintenance of an on-site wastewater management system (OWMS) 

(Environment Protection Regulations 2021)  * (Reg. xx)  
Key regulatory elements to be included in maintenance and performance reports. 

OWNER/OCCUPIER name (EP Act 2018, Sec. 25)……………………………………………………………………………… 

On-site wastewater management systems (OWMS) must be managed to ensure good 

working, appropriate maintenance and inform council of any failures (Reg.  ). 

ADDRESS OF OWMS: …………………………………………………………………………………………………………………………………… 

Permit to INSTAL No.(Reg 25)……………………  (valid for up to 5 years)          

Certificate to USE No. ……………… MUNICIPALITY:…………………………   CONTACT:…………………………………… 

 

An accredited service technician to carry out the servicing and inspection of the on-site 

wastewater management system at least four (4) times per year. Results from the 

maintenance inspection and condition of key components to be kept for 5 years.  

 

TYPE OF WASTEWATER SYSTEM:  

 

OPERATIONAL COMPONENTS OF OWMS SERVICED AS PER OPERATING MANAUL. . 

No odours detected:  …………………   Noise level < 40dBA: …………. Remarks:………………………………… 

 

Laundry detergent used:   Liquid or powered: ………………………  Brand name: ………………………… 

 

WATER QUALITY (Field tests): Odour free  …  Turbidity >100mm  ….   DO  ….. mg/L.   

 

LAST NATA LABORTORY ANALYSIS RESULTS: BOD     mg/L, TSS    mg/L, DATE: ………… 

 

IRRIGATION SYSTEM, Reg. 159(3): …………………     WARNING SIGNS IN PLACE:  ……….…      

 

IRRIGATION MAINTENANCE: Screens cleaned            Driplines flushed:          

Owner TOy clean screens and flush driplines between services to manufacturers 

instructions: 

 

LAND APPLICATION AREA: No leakage or ponding       ……..……. 

 

SLUDGE (BIOSOLIDS) DATE LAST PUMPED: ………………GYPSUM spread annual if required:…… 
 

RECORD AND ADVISE DUTY HOLDER AS APPROPROIATE OF MATTERS REQUIRING 

ATTENTION: ……………….……………………………………………………………………………………………………………………… 

 

Agreed report back Reported by.…………………………………………………………………………………………………………… 

 

DATE: ………/…………/………  TIME: ……………… am/pm   ACTION BY:  ……………………..……… 

 

OWMS INCIDENT REPORT, Reg.162(2):  ……………………………………..…………………………………………….…… 

 

NAME:…………………………………….……            PHONE or EMAIL: ………………………………… 

Accredited Service Technician         Accreditation (Reg.     )  …………………………………. 

 

This record of service or sludge pump outs must be must be kept for 5 years. Reg.162(1). 

©  EWS Environmental 2021  
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7. Conclusions 
 

         

        As a result of the investigations it is concluded that sustainable onsite wastewater 

management is feasible with appropriate mitigation measures, as outlined, for the 

proposed tourist accommodation at 153 Charlies Road, Elevated Plains.  

 
 
 

As a result of this design response it is concluded that sustainable onsite wastewater 

management is feasible with appropriate mitigation measures, as outlined below: 

 

A number of options for effluent dispersal have been considered  and the preferred or best 

practice option is subsurface drip irrigation requiring a land area of at least 1200 m2 , that is  

more than practicable for a site of more than 80,000 m2.  

 

Specifically, it is recommended (for 11 accommodation units and 26 persons) that you: 

 

    Provide a gravity sewer reticulation where possible to a central treatment location as 

shown in Figure 3. Site Plan; 

 

    Provide one 3000 litre capacity pump well and suitable pump(s) to convey sewage  to 

the reticulated sewer from the Caravan sites in the south east part of the premises; 

 

    Install 10,000 litre septic tank and  balance tank with controlled pump rates of 1500 

litre/day, prior to the treatment plants; 

 

    Install two (2) 1500 litre/day treatment plants for  secondary effluent quality (ie. 20/30 

standard of a type approved by EPA and having a current Certificate of Conformity; 

 

    Provide one  thousand two hundred square metres (1200 m2) to AS/ZS 1546 Appendix M 

which includes a reserves for future contingencies; 

  

    Provide a water meter to measure the volume of effluent discharge to the irrigation area; 

 

    Install water saving fixtures and appliances (WELS 3 or 4 star rating) to reduce the effluent load; 

 

    Provide  low phosphorus and low sodium (liquid) detergents to improve effluent quality 

and maintain soil properties for growing plants; and 

 

    Manage the operation and maintenance of the treatment and disposal system in 

accordance with manufacturer’s recommendations, the EPA approval conditions, EPA 

Code of Practice (891.4), EPA Publication 500 and the recommendations of this report. 
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The proposed treatment plant will comprise of two EPA approved systems of 1500 Litre/capacity 

operating in parallel to provide the required capacity of 3000 litre/day. 

 

Rossy’s Plumber ‘s specifications for Taylex ABS plants 

 

Extracts from  

Manufactures warranty on effluent quality 

 

 

 

 

 

 

 

 

 

 

Taylex’s Certificate of Conformance for proposed plants 

Construction of the drip irrigation areas should be strictly to 

supplier’s instructions and requirements of Appendix M, 

AS/NZS 1547.  

 

The proposed dual Taylex ABS plants of 1500 litre/day capacity together with additional septic  

and balance tanks satisfies the requirements of EPA Codes of Practice for Wastewater. 

 

The proposed pump stations with dual alternating pumps and electronic controls satisfy 

specifications in the EPA Codes of Practice for Wastewater.  

 

The proposed Taylex specifications for the treatment of wastewater as described above meet 

industry standards and requirements of EPA’s Codes of practice for wastewater treatment plants. 
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NORTH (Zone 55)  
 
LCA - SUMMARY  
Soil category, 5b 

Light CLAY 

 
LOT AREA ~80,000m2 

  

LEGEND  &  KEY 

    Insp. Opening 

      In line filter screen 

           Air release valve 

SEW  Sewers   

Slope of Land   ~ 10% 

 

 test locations 

 TREATMENT PLANT 

Primary tank, Balance tank & 

2No. Aeration Plants/spatial 9pt 

 NZS1547, Cl.3.5.4, 

  

  

 

COD   Cut-off drain  

 

MAX. FLOW:  

No. of persons: 26 

No. of units : 11 
Max.Daily  flow: 3000  L/day 

BOD Load: 900gBOD/d 

 

MAP REF 

VR 59 D-6 

Nearest cross road: 

Hepburn Springs  Road 

 

 
 

Drg No:  W210115   153 Charlies Road, Elevated Plains    W a s t e w a t e r  
Scale: As shown Municipal Council: Hepburn     
Date: 2.02.21 Installation Date:  
Revised: 30.08.21 Date approved: ……………………  

Figure 3 –Site Plan     DIMENSIONS IN METRES      -    DO NOT SCALE               REFERENCE:   210121:  

 

 

 
Hepburn Springs 

Forest Road 

ENTRANCE 

WATER 
TANKs 

EPA APPROVED SYSTEM 
CERTIFICATE OF CONFORMITY  

600 m2 SUBSURACE  
DRIP IRRIGATION PLUS 
600m2 RESERVE AREA 

PROPOSED PUMP WELL 
3000 LITRE CAPACITY  

>60m 

~226m 

SCALE (metres) 0            25          50        75             100 metres 

    
Approx. Scale:   This plan is a sketch and all data shown is general only 

PROPOSED 10 kL SEPTIC AND BALANCE  
TANKS AND 2No. 1500 LITRE/DAY 
TREATMENT PLANT(S) 

LAA 

600 
m2 

LAA  
600 

m2 
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9.  Acronyms & Definitions  

AS/NZS  -   Australian & New Zealand Standards 

EPA   – Environment Protection Authority, Victoria 

GED  -   General Environmental Duty 

LCA   – Land capability assessment 

LAA     - Land application area 

LPED – Low pressure effluent distribution,     LPOD – Legal Point of Discharge (Stormwater) 

Reserve area - a duplicate land disposal area reserved for use when the original land disposal area needs 
to be rested for future unforeseen contingencies. 

Reticulated water -water supply obtained from mains supply, including any bore, stream or dam. 

Secondary treatment  - biological and/or physical treatment after primary treatment of sewage. 

Sewage -  any waste containing human excreta or domestic wastewater. 

Unsewered area – land where no sewer pipes are adjacent to the allotment boundaries. 

Waterway – as defined by the Water Act 1989 
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Appendix  A:   Soil Bore Log 
 

 

EWS ENVIRONMENTAL, PO Box 4, Box Hill, 3128 

Email: ews@bigpond.com  Telephone: 9849 0150 

  Client:  Clifftop at Hepburn Pty Ltd Test pit No.  TP 1 – TP2 

  Site:  153 Charlies Road, Elevated Plains,  Assessor:   JR Lawrey 

  Date:  16/01/ 2021  Excavation:   Spade & auger 

  Notes:  Refer to site plan Fig. 4 for borehole positions   

 # 1 BORE HOLE  - PROFILE DESCRIPTION  

Depth (m)  Log  Horizon Texture Structure Colour Mottles Fragments Moisture  Comments 

0.10  A1 Clay 
LOAM 

   nil dry Organic 

0.20    Weak      

0.30     Dark 
brown 

   Category 

0.60      nil  dry 5b 

0.90  B1 Light 
CLAY  

Mod. Pale 
brown 

 <10%   

1.50          

 

# 2 BORE HOLE  - PROFILE DESCRIPTION  

Depth (m)  Log  Horizon Texture Structure Colour Mottles Fragments Moisture  Comments 

0.10  A1 Clay 
LOAM 

   nil dry Organic 

0.20    Weak      

0.30     Dark 
brown 

   Category 

0.60      nil  dry 5b 

0.90  B1 Light 
CLAY  

Mod. Orange 
brown 

 <10%   

1.50          

 

# 3 BORE HOLE  - PROFILE DESCRIPTION  

Depth (m)  Log  Horizon Texture Structure Colour Mottles Fragments Moisture  Comments 

0.10          

0.20          

0.30          

0.60          

0.90          

1.50          
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Appendix A1 -      Field Soil Test & Notes 

Test {pH} Ref: CSIRO soil test kit Test {EC} Electrical conductivity  Test:{EAT} Emerson Aggregate. 

 

 

 

 

 

 

 

 

 

 
   Soil fertility:           
  Is Gypsum application required? NO Application rate:  kg/m

2
 

  Is Lime /dolomite required?     NO  Application rate:  g/m
2
 

 

   Colour:      Slope:    MF 

  Dark, Light, Yellow, Reddish, Yellowish ❍ <10%     0 

  Black,  Grey,  Brown,  Yellow, Red ❍ 10-20%  20% 

❍ > 20%  50% 

    
    Drainage:      Slope form: 

    Rapid, Well drained, Moderate,Imperfect,Poor ❍ Convergent( 

        ❍ Plannar              

    Vegetation:        ❍ Divergent   ) 

    Plentiful,Virgin,Sparse,Cultivated, Natural,  ❍ Waxing      

  No wet plants, Tall, Low,  Isolated clumps    ❍ Linear     ⬂    

        ❍ Waning          

    
 
    Soil Permeability (AS/NZS 1547)            Emerson Aggregate Test (AS/NZS 1547)   
 

 

 

 

 

 

 

 

 Field tests conducted by:  J R Lawrey  MIEAust No. 142295           Date: 17 /01/2021 

 

[EAT] Modified  

(AS/NZS 1547:E7   

 

1.❍   No change  

 

2. ❍   

Aggregate  

slakes 

 

3.❍   

Aggregate  

disperses  
 

4.❍   

Worked ball 

disperses  

   

 

   

  pH test  

❍ 5.5 to 8 

 ❍ > 5.5 

 ❍ <4.5 or >8 

pH    

 

{EC}=dS/m  

Electrical 

conductivity  

❍ < 0.8 

 ❍ 0.8 to 2 

 ❍ > 2 

              

                  S/cm 

   

 

6] 
 

 A 

horizon 

       

 B 

horizon 

       

  

6 
✓ 

0.035 

 

 

        

Modified test AS/NZS 1547 

Result: Non-dispersive 

Risk:    Minor 

17/01/ 2021 

 
Boer hole No. 1   
 
H = 2 cm, Radius = 11 cm,  

Pre-soaked 45 minutes.  

Q = 120 cm
3
/min therefore,     

 K sat = 0.08 m/day 

Structure is moderate,  

Indicative Ksat 0.06,     
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Appendix A-2:  Irrigation loading rates 
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 Appendix B-1:   Water balance calculations  
 

Site Address 
 

153 Charlies Road, Elevated Plains,  
 

Dispersal: SSDI  
 

Ref: 210115_B 
 

Date: 30/08/ 2021 

Input data Rainfall BoM Stn:  762   mm Evaporation:  1371  mm Monthly Flow: 1000   L/day Irrigation Rate: 3 mm/d 
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LCA – Ref. No. 2101153  

 

 

 

Environment Protection Act 2017 
 

Environment Protection Regulations 2021 
 

CERTIFICATE OF LOADING – DESIGN   AS/NZS  1547: 2012 – Section 7. 4. 2 - Job No. 210115_B 
 

 
To 
Environmental Health Officer – Hepburn  Shire Council 
Building Surveyor  - Relevant Building Surveyor 

 
From 
EWS Environmental    Email: ews@bigpond.com 
Phone (03) 9849 0150,  Mobile  0407 056 837 
 
Property details:  153 Charlies Road, Elevated Plains,  

CPN: 20885    SPI: 7-2/PP5313 
 
Compliance 
I have undertaken a land capability assessment (LCA) and prepared the design and certify  
that the part of the design described as:  
 
Septic tank system 

 
complies with the following provisions: 
 EPA Code of Practice – Onsite Wastewater Management, No. 891.4, July 2016;  
 AS/NZS 1547:2012 - On-site domestic wastewater management, Standards Australia; 
 
Capacity of system 
Sustainable wastewater maximum daily operating capacity for the premises is 1500 litres/day. 

 
Design criteria dispersal 
Minimum land irrigation area to be reserved for management of effluent is 1200 square metres. 
 
Wastewater treatment 
An approved wastewater treatment and effluent dispersal must maintained onsite at all times. 

 
Water  efficiency 
The design is based on all fittings and fixtures having  a 3 star WELS rating or better. 
 
Consequences of overloading, lack of operation, maintenance and monitoring 
Over or under loading for extended periods (more than a month) will have an adverse impact 
on the performance of the treatment system. Occupiers of premises must: 

 

 Report unusually high water usage, and/or discharges of inappropriate chemicals; 
 Monitor for odours, ponding of effluent or audio/visual alarm activation;  
 Keep a record of pump-outs, servicing periods, display emergency numbers, and 
 Cause primary septic tank chamber to be pumped out at least once every 3 years. 

 

John Lawrey Senior Environmental Consultant Reg. No.  142295 

EWS Environmental MIEAust. Dip CE. CPEng (Ret) Date: 30 August 2021 

 
Accreditation: On-site Wastewater Management Certificate CET-NZ, 2001  

Professional  DUAL Australia Pty Ltd on behalf of certain underwriters at Lloyds. 

Indemnity: Policy  No. SOB/26785/000/21/L, Period:  01/07/21 to 01/07/22. 

 

© EWS Environmental.  2021 
No part of this document to be reproduced or copied in any form, by any means without written permission. No 
responsibility will be taken for this report if it is altered in any way, or not reproduced in full. Further, no 
responsibility is accepted to any third party that may use or rely on whole or any part of the contents of the 
report.  This document is COPYRIGHT, all rights reserved.  
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Hepburn Shire Council 
PO Box 21 
Daylesford 3460 
shire@hepburn.vic.gov.au 
 
24th October 2021 
 
Dear Planners at Hepburn Shire Council, 
 

RE: Objection to Permit Application No. PA 3335- 153 Charlies Rd, Elevated Plains. 
 
I write to notify the council and express my objections to the proposed development at the 
end of Charlies Road situated at 153 Charlies Rd, Elevated Plains. 
 
Having been a landowner and resident of Charlies Rd for over a decade. I have enjoyed the 
rural lifestyle, sense of community and connection to nature offered by this idyllic location.  
 
While understanding the economic and community benefits of the tourism industry to 
Daylesford and surrounding areas; the scale of the development proposed on Charlies Rd, a 
cul-de-sac, raises some significant concerns for the safety of both visitors and existing 
residents. These concerns have been raised previously relating to another planning 
application at the same address. The most recent application, PA-3335, has not materially 
changed my concerns relating to the development proposed. 
 
The development proposed will personally impact my safety by increasing the likelihood of 
a bushfire emergency and vehicular collision or incident on Charlies Rd. 
 
These concerns are interconnected and are as follows: 
 

• Increase bushfire risk  
o The influx of uninitiated visitors, unfamiliar with the dangers of fire, and the 

appropriate skills to manage a fire, significantly increase the likelihood of 
another fire starting in Elevated Plains. As has been seen in the last few years, 
this would place greater Hepburn, as well as local residents, in direct line of 
the fire front. 

o Should a fire occur, access is marred by a steep gravel road terminating in a 
cul-de-sac, placing visitors and CFA volunteers in extremely dangerous 
circumstances. 

o Charlies Rd is steep, has blind crests, poorly maintained edges and is 
inadequate for the majority of its length to accommodate two-way traffic. 
Ingress, and more importantly egress, during a fire emergency has the 

ATTACHMENT 10.2.7

MINUTES - ORDINARY MEETING OF COUNCIL - 17 MAY 2022 416



ATTACHMENT 10.2.7

MINUTES - ORDINARY MEETING OF COUNCIL - 17 MAY 2022 417



ATTACHMENT 10.2.7

MINUTES - ORDINARY MEETING OF COUNCIL - 17 MAY 2022 418



 2 

 

 
Feb 2, 2019: 8.57pm     Feb 2 2019  8.50 
In a short space of time, a northerly wind and dry conditions fanned this fire from two benign looking 
sites on February 1 2019, to one where there were 24/7 up to 50 fire trucks, water bombing planes, 
residents evacuated for 3 days, Hepburn town evacuations and fears it would take Hepburn and 
Daylesford. 

 
Those of us living in Daylesford/Hepburn Springs are intensely aware of the fire risk posed in our 
area and the appropriateness of the extra planning/building construction protections triggered by a 
Bushfire Management Overlay [BMO]. 
 
According to the DEWLP, a BMO designates areas with “the potential for extreme bushfire 
behaviour, such as a crown bushfire and extreme ember attack and radiant heat.” 
Ref: DEWLP 2017 Technical-Guide-Planning-Permit-Applications-Bushfire-Management-Overlay 
 
The site is bordered to the North by bushland and so, is extremely high risk in terms of the specific 
site.  
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The slope to the north of the applicant’s site and the revised structures indicate the proximity of forest 
to the North as a fire risk [above photo]. 
 
I wish to address the following objections in regard to the application. 
 
1. BUSHFIRE RISK 
The major threshold question is the protection of human life; both for tourists who would be staying 
in structures that give no protection from fires and for immediate neighbors and the towns of Hepburn 
Springs and Daylesford - should a fire, lit by glampers at this site, get out of control on a strong North 
wind day. In an intensive multi-site development without 24-hour managers on site, what or who is to 
prevent glampers lighting fires even when it is against the rules? Nothing in the application rules out 
group bookings and campfires are almost a certainty.  
 
Only the safety of clients is considered, not the community. For the days when the site is 
unsupervised, there are no controls over the behaviour of guests after hours who are not familiar with 
the fire risks associated with camping in dry bushland (camping is synonymous with campfires). 
 
Visitors to Daylesford, likely from Melbourne, are unfamiliar with the shire and its fire risk, this also 
poses an elevated risk to properties to the North and South and residents of Powells Lane and Charlies 
Lane. 
Recommendation 12.14 of the 2020 Bushfire Royal Commission states: 

12.14 Seasonal populations can make evacuations more challenging. Seasonal populations 
include tourists, seasonal workers, and other temporary visitors to an area. Visitors can be 
unfamiliar with local conditions and locations, limiting their awareness of the need to act, what 
to do and where to go. 

 
The narrow winding and steep nature of Charlie’s Lane is a safety issue in the event of a fire for an 
intensive development allowing for guests in multiple cars. Guests fleeing the site would be at risk 
evacuating on the narrow Charlies’ lane and when trying to pass incoming emergency vehicles. 
Recommendation 12.23 of the 2020 Bushfire Royal Commission states: 

12.23 We also heard that a number of communities only had a single road that could be used as 
an evacuation route. In the event of an evacuation, those evacuating would be in danger if 
traffic could not freely move when threatened by fire. 

 
Given the plans and the proposed intensity of the site and number of occupants, it is doubtful the 
proposal responds to State policy concerning “strengthening the resilience of settlements and 
communities to bushfire through risk-based planning that prioritises the protection of human life”. 
 
The proposed fire plan is grossly inadequate. The fire warden will be on site from midnight to 
midnight only on days of forecast Very High Fire Danger and will attend the site when there is a fire 
within 20km of the site. There is no guarantee the warden will be able to reach the site if a fire starts 
inside the 20km radius. This means that the site will be unsupervised out of normal working hours for 
much of the summer and into autumn. It should also be noted that bushfires can occur on days of 
lower fire rating.  
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The development proposes accommodation structures that in themselves give no shelter/protection 
from ember attack and much less, flame attack protection. Provision of a “purpose-built Shelter in 
Place Building (in lieu of underground bunkers)” does not give adequate shelter from a fire. 
 
The proposal therefore does not address the key issue of protection of guests from foreseeable risk 
from fire, especially whilst sleeping in structures that are not built according to the BAL, BMO or 
ACC standards.  
 
If approved, who bears the risk? Would insurers accept this? 
 
2. WHAT CONSTITUTES A BUILDING? 
 
Page 25 of the Clement-Stone proposal states: ‘the proposed glamping facility is comprised of 
temporary/moveable structures”. However, the yurts and domes are to be constructed upon platforms, 
with decks and connected to hard-wired mains electricity and water reticulated throughout the 
development. In many planning departments, hard wiring designates a permanent structure. This 
raises the question of whether such structures fit with a definition of structures allowed under a 
“caravan park” planning application, rather than buildings that are subject to stringent BMO standards 
in bushfire prone areas. If, as should prevail, they are deemed to be buildings or structures subject to 
the Australian building code, then the building materials etc. need to accord with both bushfire 
prevention building regulations and sustainable building construction standards.  
 
Thus, it is hard not to see these structures as “buildings,” (rather than temporary structures not subject 
to the building code) as they are not immediately demountable or transportable, because they are 
intended to be hard-wired and plumbed into place, with wood-fire heaters with flues and surrounded 
by or constructed upon permanent structures like platforms, concrete pads or decks. 
 
The overwhelming threshold question is: if any of the proposed structures are deemed to be buildings 
or equivalent, this potentially raises questions of the need for bushfire-relevant building materials 
standards to be applied.  
 
3. WATER SUPPLY & SUSTAINAILITY CLAIMS OF THE APPLICATION 
The sustainability assessment of the development [water, energy, etc] is questionable.  
This property is not connected to town water. It therefore would rely on water gathered from roofs of 
buildings for a water supply that could support a tourism development. Because on-site water 
collection is not possible from the yurts and domes etc, water will need to be trucked in and this is 
problematic, given the gradient of blind crests on Charlies Lane and represents very poor performance 
on sustainability assessment. Moreover, the prospect of increased regular heavy traffic for residents 
on Charlies Lane impacts on their amenity and road safety. 
 
4. THE IMPACT ON NEIGHBOURHOOD AMENITY 
If there is no on-site manager at night, how can the owner ensure protection of neighboring amenity 
and noise control and during fire season, and the exercise of a duty of care to visitors to the site? 
 
The visual impact of this intense development will destroy the rural amenity of our neighborhood. My 
neighbors adjoining the proposed development will be particularly impacted in terms of noise and 
visual impact. But also, anyone travelling along Mannings road and looking North, will be struck by 
the intensity of development at the site and the loss of rural ambience and poor net community 
benefit. 
 
The development is inconsistent with 17.02-2S Out-of-centre development, which has the objective to 
manage out-of-centre development by ensuring that out-of-centre proposals are considered only 
where the proposed use or development is of net benefit to the community. 
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Hepburn Shire Council 

Shire@hepburn.vic.gov.au  

22 October 2021  

 

Re:  Permit application No PA3335 – 153 Charlies Road, Elevated Plains 

 

We write to object to the application PA 3335.  We do not believe that this new proposal addresses the 
main reasons for rejection by VCAT (VCAT P1209) Clifftop vs Hepburn Shire, furthermore this site 
remains totally inappropriate for the type of development proposed.   

Our main objection remains the elevated fire risk during the bushfire season that is likely to endanger 
both guests and local residents.    

Secondary concerns include the many issues with increased traffic on Charlies Road, and the overall 
impact to neighborhood character and community wellbeing.  

1.  Risk of bush fire on site 

One of the key reasons that the previous application was rejected by VCAT was due to fact that “the risk 
from bushfire has not been reduced to an acceptable level”.  We do not believe the applicant’s 
suggestion to build a Shelter in Place structure with a BAL rating is enough to address the significant 
increased fire risk such a development could pose both to guests and to local residents.  

The proposal does not include any on-site supervision after 6pm when guests are most likely to have 
camp fires.  It is unlikely that guests will be appraised of potentially risky behavior in bushfire season and 
without supervision, know the appropriate and safe action to take in the event of a bush fire incident.  

Neither does the proposal address the issues with restricted access for fire trucks or offer an alternate 
access or escape route other than via Charlies Road.    

Additionally, the suggested layout of the site seems to fall short of required CFA guidelines in terms of 
distance from accommodation to the Shelter in Place and proximity of water for firefighting.    

Altogether this creates and unacceptable fire danger for guests and residents.   

2. Impact on traffic safety and volume  

Charlies Road is already problematic in terms of traffic safety given the steep gradients on the road (20% 
at some points), blind crests and narrow sections where it is near impossible for larger vehicles to pass 
easily. The current T section at the entrance of Charlies Rd is a well-known hazard with extreme caution 
being needed when taking a right-hand turn exiting on to the Hepburn-Newstead Road.  

Visitors unfamiliar with the road and/or arriving or leaving after dark will find it difficult to navigate 
these hazards, let alone in the event of a fire hazard.  This can present dangerous conditions both for 
visitors, residents and the local wildlife that frequently traverse the road and require extra caution when 
driving.   
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The proposal radically underestimates the increase in the number of vehicles using the road as it does 
not take into account the many service, delivery and staff vehicles required to maintain such a large 
development on a daily and weekly basis.    

The current condition of the road already requires annual maintenance with the repair of seasonal pot 
holes and regrading being necessary. The increase of traffic is likely to exacerbate the situation causing 
further loss of amenity and increased cost to Council.  

3. Impact to community 

The negative impact to the rural setting of this community cannot be underestimated.  Charlies Road is a 
low-density rural community.  The erection of these permanent structures would double occupancy at 
capacity, dramatically increasing noise pollution, dust from traffic, impact on wild life and visual amenity 
on site.   The impact of increased stress caused to residents during bush fire season cannot be 
measured.  

The development is contrary to the spirit of the Planning Scheme in terms of land use compatibility, 
protecting neighborhood character, and the overall impact on the amenity of the area.  

Permit application No PA3335 does not adequately address any of these issues and this site remains a 
totally inappropriate location for such a development.   

Yours sincerely,  
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will change the zone and cause other holdings like ours to be lost to commercial
encroachment.

5. The proposed visitors to the site will have only the east and north sides of the property to
explore, unless they trespass on private land. It must be assumed that they will venture
out into the forest. This part of the state reserve is not developed for tourism and
contains many dangers including mines and steep gullies. While experienced bushwalkers
occasionally venture into one small area, even they are wary of the main section of the
woodland. Putting hundreds or thousands (per annum) of novices into that bushland is
inviting disaster. Further, it will take only one stay cigarette to set the whole area alight.

 
Please reject this application and direct the developer to the many other safe areas of the Shire
where such glamping can be safe and welcome.
 
 
Yours sincerely,
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22/10/2021

Statutory Planning

Hepburn Shire Council

PO Box 21

Daylesford VIC  3260

Dear Sir/Madam;

Planning Application PA 3335
Use and development of the land for a Camping and Caravan Park and
associated Business Signage
153 Charlies Road, ELEVATED PLAINS VIC 3461

I refer to the Notice of Application for a Planning Permit in relation to the above
proposal to use and development land at 153 Charlies Road, Elevated Plains for a
Camping and Caravan Park and associated Business Signage.

I wish to strongly object to the proposal.

Background

I reside at 178 Mannings Road, Elevated Plains on a property that is known as The
Longhouse. The property is our principal place of residence, and doubles as a cookery
school with accommodation for up to four (4) people only located at one end of the
dwelling.

Our property is also a working farm; we keep farm animals and operate a small orchard
and vegetable plots used in association with the agribusiness, all under one roof. We
live here and the business we operate is very modest and does not comprise our
primary source of income.

Our aim is to tread lightly on the landscape, combining our passions for animal
husbandry, gardening and self-sufficiency.

Our property is located on the outskirts of the Daylesford township in an area of gentle
transition from urban to rural. Our property is located approximately 780m from and
uphill to the application site.
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We are members of a close-knit local community with aims to keep Daylesford and the
surrounding region the beautiful and special place it is, ideals that we believe will be
compromised by approval of the current proposal for a caravan and camping park on
the site in Charlies Road.

Grounds of Objection

Use of the land for Accommodation is contrary to the primary purposes of the
Farming Zone.

I consider that the use is contrary to the following purposes of the Farming Zone:

 To provide for the use of land for agriculture.

 To encourage the retention of productive agricultural land.

 To ensure that non-agricultural uses, including dwellings, do not adversely
affect the use of land for agriculture.

The subject site is located approximately 2km from Daylesford where it encroaches
well into the Farming Zone and established pasture land.  Whilst I acknowledge that
the overall soil quality and terrain of the land may not be suitable for a wide variety of
agricultural pursuits, it has been used for pastoral activities in the past and I see no
reason as to why that could not continue.

The construction of a communal outdoor deck (8.3m x 5.0m and elevated up to 3.0m
above NGL), a shelter-in-place building (12m x 6.0m x 3.0m h), the construction of a
car park and vehicle access, plus plumbing and electricity connection to the ‘glamping’
stye accommodation fitted with individual bathroom and kitchen facilities will provide
the operation with a degree of permanency not usually associated with traditional
camping.

The development would also occupy a large portion of the site in the only cleared area,
rendering use of the balance of the site for agriculture unlikely.

Such blatant use of the land for overtly tourism activities would be better located within
or on the periphery of the township or in a Rural Activity Zone where such uses are
envisaged than a Farming Zone.
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The proposal would set an unwelcome precedent.

I believe that the introduction of new non-rural buildings, structures and land uses into
the rural area should be strictly limited.  I also believe that approval of this proposal
would set an unwelcome precedent and offer expectation or opportunity for future
expansion of the proposed camping and caravan operation.

I understand that the people behind this application have other tourist accommodation
in the Daylesford area.  I have genuine concern that this aggressive intrusion of tourism
into the rural area will increase over time as other land holdings become available and
the economic returns may be considered to be a better investment than traditional
agricultural or pastoral pursuits by these operators.

Incremental tourist development such as this has the potential to significantly reduce
land available for agriculture and to erode the natural beauty of the area which is one
of the attractions for visitors in the first place.

In constrast, our own business is modest in scale (including accommodation for up to
four (4) people only), agriculturally based, and largely contained under the one building
which is also our place of residence. Our building has been carefully designed to adopt
the appearance of a long shed structure, not dissimilar to farming buildings traditionally
found in rural areas.  The  visual impact on the environment is minor and the impact of
the footprint on the overall landscape is minimal. Our property is also located on the
outskirts of town limiting encroachment into the rural area.

This is in stark contrast to the Camping and Caravan Park proposal currently before
Council.

The proposal will create amenity problems with respect to noise and behaviour.

I am concerned that up to 30 people will be able to visit the site around the clock without
any control with regard to check in or check out times or staggering of trips to and from
the site.  This raises noise concerns as well as light pollution from headlights during
evening hours.

Further, without a permanent on-site manager to supervise behaviour on the site, noise
from partying and socialising may continue unabated well into the night, every night.  I
believe that the raised platform proposed to be constructed for visitors will only serve
to encourage noise, drinking, and potentially bad or antisocial behaviour.
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Visitors may bring dogs onto the site which will bark, particularly at other dogs or
people, as well as create potential hazard for native fauna inhabiting the area.  This
needs to be tightly controlled in any operation like this in a farming area or area of high
environmental quality such as this.

The proposal will be visually prominent.

The proposed camping site is spaced out and located towards the crest of a hill where
it will have a potential visual impact on the surrounding environment.  Further, the tents,
yurts and caravans will be in metallic or light colours (off-white) which will  contrast with
the natural browns and greens of the rural and natural landscape.

Additional traffic using Charlies Road.

Whilst the road may have capacity to carry additional traffic in terms of simple traffic
volume calculations, this does not take into account the increase in dust that will be
created as a result of the additional vehicle movements nor to degradation of the gravel
road surface.

The proposal represents a very real bushfire safety risk.

The relevant clauses of the Hepburn Planning Scheme are:

 Cl 13.02-1S Bushfire Planning

 Cl 21.9 Environment and Heritage

 Cl 44.06 Bushfire management Overlay

The property is located in an area of high bushfire danger as confirmed by the
designation of the Bushfire Management Overlay in the Hepburn Planning Scheme.
The actual camping and caravan site is also located close to vegetation that has been
deemed to be hazardous from a bushfire perspective.

Whilst I appreciate that a bushfire management plan has been prepared, Terramatrix,
the authors of the report acknowledge that the bushfire risk posed by the broader
surrounding landscape is very high due to the often steeply undulating topography,
extent of remnant vegetation mainly associated with the Hepburn Regional Park, and
the limited access and egress options to safer locations.

Whilst the report concludes that adequate measures will be put in place to safeguard
human life, I remain concerned that the site poses a very real fire risk to visitors in the
event of bushfire.
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Fires can and often do arise or spread very suddenly, increasing in intensity and
ferocity on days that have not been declared Total Fire Ban days when we understand
the site would be closed.  The propensity is  for unsuspecting visitors to the site without
local knowledge or an appropriate level of appreciation for bushfire risk to become
trapped with only one way in and out of the property – a dead end winding and steeply
undulating gravel road.

I do not believe that the risk to human life is justified under these circumstances.

Overall, I do not believe that the site is appropriate for this activity in terms of the
significant and real bushfire hazard and risk to human life.

Conclusion

Thank you for affording me the opportunity to view the planning application and to
provide comment.

It is clear to me that based on the above, the use and development of the subject site
for a Caravan and Camping Park is inappropriate and represents poor and ill-
considered planning outcome.

The proposal is not considered to be consistent with the planning controls for the area
and presents a very real and significant risk to human life in terms of the bushfire threat.

For these reasons, I respectfully request that the application be refused by council and
that no permit issue.

Please contact me assist further in relation to this matter.

Yours sincerely,
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From:

Subject: Object on to PA 3335
Date: Thursday, 11 November 2021 2:19:37 PM

Objection to PA 3335

153 Charlie Road, Elevated Plains

Use and development of land for a camping and caravan park and associated business identification signage

 

Elevated Plains.

VIC 3461.

Aspects of the proposal suggest that it is a desirable proposition. A cluster of temporary dwellings that sit lightly on the land, with safe access and egress,

attracting lifestyle-oriented occupants who contribute to the local economy. Sadly, I feel that this proposal is not what it purports to be. It is neither a cluster of

temporary dwellings nor does it have safe access and egress. The access to the development site is little more than a goat track. A death trap for vehicles,

especially larger service vehicles. This track has been graced with the name of Charlies Road, but really it is a track, not a road. Narrow. Dirt. Winding with very

steep sections and numerous blind crests.The applicant, who must surely be familiar with the track, had a collision with an oncoming car at one of the blind crests

on the track. The applicant has a vested interest in demonstrating the safety of the track and is familiar with its vagaries. If he has a collision on the track, what is

the likelihood that those who have never driven on it are going to navigate it safely? It is not a question of whether or not there will be an accident but more a

matter of how many accidents there will be and how severe they will be. Lives may be lost. 

Which leads on to the matter of the unsuitability of the track for emergency vehicles. In the event of an accident or a fire, emergency vehicles will have trouble

navigating the track. They will find it difficult or near impossible to pass oncoming vehicles on the track. And they will find it not merely difficult but impossible to

turn around on the track in the event that the track is blocked by accident, fire or an oncoming vehicle. Lives may be lost.

The application is for the construction of four yurts, three dome tents and four Airstream Caravans. All are stated to be temporary dwellings. The application

asserts that their yurts are temporary structures.  A traditional yurt is certainly a temporary structure. A traditional yurt (the word “yurt” being from the Turkic

languages) or ger (the word “ger” being from the Mongolian language) is a portable, round tent covered with skins or felt and is used as a dwelling by several

distinct nomadic groups in the steppes of Central Asia. It is designed to be easily and relatively quickly disassembled and transported - generally using  horses - to

another location where it would be easily and relatively quickly reassembled. The "yurts" in this proposal would be better termed yurt derivations, as they are not

round felt homes that are easy to mount, dismount and transport. Quite to the contrary. With electricity, plumbing, waste treatment systems and other substantial

modifications, they are anything but temporary. If we want to get pedantic, it could be argued that everything is temporary. Historically, whole towns and cities have

been wiped from the face of the Earth by warfare, natural disaster, redevelopment or by attrition, but a town or city is not considered to be a temporary entity in the

general sense of the term. The “yurts”, or, more accurately, yurt derivations, in this application structure have electricity, plumbing, waste treatment systems, wood-

burning heaters, kitchens, bathrooms etc. To pass them off as temporary structures is playing with semantics and is either disingenuous or deliberately misleading.

You might as well say that cities are temporary. The Airstream Caravans are to be mounted on substantial platforms that cannot accurately be described as

temporary. Similarly the substantial platforms upon which the dome "tents" are constructed cannot accurately be described as temporary. The framework and

construction of the dome "tents", as well as electricity, plumbing, waste treatment systems and other substantial modifications, make it impossible to accurately

describe them as temporary.The yurt derivations, along with the dome accommodation units and the Airstream caravans in this proposal do not qualify as

temporary dwellings in the generally accepted definition of the term. 

The application states that "there is no requirement for a building permit for yurts, caravans or dome accommodation units. The units are not a class of building

that requires a BAL construction standard. Accordingly, bushfire design considerations are not applicable". I strongly dispute the contention that these buildings

are temporary in the true spirit of the term and, accordingly, I strongly dispute the validity of exemption from bushfire protection design considerations. Be that as it

may, in the event of a bushfire, lives lost in a "temporary" structure are still lives lost. A convenient loophole to avoid compliance only benefits the developer. It

doesn’t benefit those who may be burnt, injured, scarred or who may die because of a convenient regulatory loophole that benefits the developer. 

Camping is synonymous with campfires. It is inevitable that campfires will be lit. No assurance in an application can guarantee that campfires will not be lit.

Campfires will be lit by people who are not familiar with the extent of danger that fire presents in the Australian bush. Fires will be lit by inexperienced people who

have probably had a few drinks. And then probably a few more. And then it might seem like a great idea to build the fire up a bit more. And have a few more

drinks. And then go to bed leaving the fire left untended. Certainly this is a hypothetical scenario, but it is a very likely one. And it cannot be monitored. An

assurance that this will not happen has no credence. No valid guarantee can be given that campers’ behaviour can be policed, monitored or regulated. 

Estimated cost of the development is stated as $500,000.00. I would venture to suggest that a significant amount of that money has already been spent. Works to

date include earthworks, hundreds of metres of trenching and the installation of hundreds of metres of plumbing and electrical infrastructure. Be that as it may, I

consider that the estimated cost is an unrealistic figure. By way of example, the proposal includes four 6.6 metre Airstream caravans. Jayco, the Australian

Airstream distributor, is currently advertising 18 ft. (5.4864 metres) Airstream single axle caravans for $139,990.00 each. Four Airstream caravans will therefore

cost at least $559,960.00, And that is before you build their platforms, furnish them and make them client-ready. This puts the development well over budget

straight away. Before any money is allocated for yurt derivations or dome accommodation units, carparks, fire shelters and all the other bells and whistles.This

would seem to make the $500,000.00 estimated cost of the development either disingenuous or deliberately misleading. A previous application for a development

on this site projected an estimated cost of the development as $85,000.00. In an objection to this application, I suggested that the estimate was unrealistic.The

applicant's rebuttal stated firmly that this was a realistic estimated cost. The applicant later revised this estimate and changed it to $1,085,000.00. A difference of a

million dollars. It would seem that either the applicant has significant problems with projecting the real and accurate costs (and the ramifications) of his proposals

or that he is not inclined to openly state a realistic estimate of the cost of the development. Either incompetence or deliberate deception. Both scenarios are

alarming. 

The development has to be serviced. It will need water. Local residents are not on town water and have to manage on rainwater. So they are usually conservative

with their water usage. Usually people on holiday in glam - or even glamping - resorts think that a long and luxurious shower or spa is a part of the rite of the

indulgent experience. And they feel that it’s their right because they are paying big bucks for their weekend. Lots of indulgent showers or spas mean lots of trips up

and down Charlie’s Road with water tankers. And a subsequent drain on the town water supply. (The development does not have the capability to harvest any

significant quantity of water but relies on water being trucked in.). More traffic of large service vehicles on the goat track that is Charlies Road. 

Showers, spas, bathrooms and kitchens mean that the waste treatment systems will have to work hard. And will regularly need cleaning out. Who you gonna call?

SludgeBusters. More traffic on the goat track that is Charlies Road. 

Generally, local residents are mindful of waste management. Some have opted into Council’s waste and recyclables collection service and some have opted out.

But I am confident in my assumption that the majority of residents in Charlies Road are fastidious about separating waste from recyclables and minimising waste

that goes into landfill. I admit that this is an assumption but I am confident that, if I were required to verify it, it would be true. Once again we go back to the psyche

of the person who has paid a bomb for an indulgent weekend. My assumption is that they are going to be a lot more cavalier about their rubbish. “ It’s not my

problem. Anyway, I’m paying a bomb so let it be their problem”. So more rubbish is generated. Much of which could have been recycled. The development could

significantly increase the population of people using Charlies Road’s limited services. I hesitate to estimate the increase in waste.  And so more traffic on the goat

track that is Charlies Road. 

The application is peppered with bald reassurances that “we will comply” and “we will do the right thing” with no way of ensuring that these promises will be met

after approvals are granted and the development is built. The bald assurance that a Fire Warden will be on site at specified times. The promises that this
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From:
Hepburn Shire Mailbox

Subject: Objection to PA 3335
Date: Thursday, 11 November 2021 2:13:51 PM

Objection to PA 3335

 and caravan park and associated business identification
signage

Aspects of the proposal suggest that it is a desirable proposition. A
cluster of temporary dwellings that sit lightly on the land, with safe
access and egress, attracting lifestyle-oriented occupants who
contribute to the local economy. Sadly, I feel that this proposal is
not what it purports to be. It is neither a cluster of temporary
dwellings nor does it have safe access and egress. The access to
the development site is little more than a goat track. A death trap for
vehicles, especially larger service vehicles. This track has been
graced with the name of Charlies Road, but really it is a track, not a
road. Narrow. Dirt. Winding with very steep sections and numerous
blind crests.The applicant, who must surely be familiar with the
track, had a collision with an oncoming car at one of the blind crests
on the track. The applicant has a vested interest in demonstrating
the safety of the track and is familiar with its vagaries. If he has a
collision on the track, what is the likelihood that those who have
never driven on it are going to navigate it safely? It is not a question
of whether or not there will be an accident but more a matter of how
many accidents there will be and how severe they will be. Lives may
be lost. 

Which leads on to the matter of the unsuitability of the track for
emergency vehicles. In the event of an accident or a fire, emergency
vehicles will have trouble navigating the track. They will find it
difficult or near impossible to pass oncoming vehicles on the track.
And they will find it not merely difficult but impossible to turn around
on the track in the event that the track is blocked by accident, fire or
an oncoming vehicle. Lives may be lost.

The application is for the construction of four yurts, three dome tents
and four Airstream Caravans. All are stated to be temporary
dwellings. The application asserts that their yurts are temporary
structures.  A traditional yurt is certainly a temporary structure. A
traditional yurt (the word “yurt” being from the Turkic languages) or
ger (the word “ger” being from the Mongolian language) is a
portable, round tent covered with skins or felt and is used as a
dwelling by several distinct nomadic groups in the steppes of Central
Asia. It is designed to be easily and relatively quickly disassembled
and transported - generally using  horses - to another location where
it would be easily and relatively quickly reassembled. The "yurts" in
this proposal would be better termed yurt derivations, as they are
not round felt homes that are easy to mount, dismount and
transport. Quite to the contrary. With electricity, plumbing, waste
treatment systems and other substantial modifications, they are
anything but temporary. If we want to get pedantic, it could be
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argued that everything is temporary. Historically, whole towns and
cities have been wiped from the face of the Earth by warfare, natural
disaster, redevelopment or by attrition, but a town or city is not
considered to be a temporary entity in the general sense of the term.
The “yurts”, or, more accurately, yurt derivations, in this application
structure have electricity, plumbing, waste treatment systems, wood-
burning heaters, kitchens, bathrooms etc. To pass them off
as temporary structures is playing with semantics and is either
disingenuous or deliberately misleading. You might as well say that
cities are temporary. The Airstream Caravans are to be mounted on
substantial platforms that cannot accurately be described as
temporary. Similarly the substantial platforms upon which the dome
"tents" are constructed cannot accurately be described as
temporary. The framework and construction of the dome "tents", as
well as electricity, plumbing, waste treatment systems and other
substantial modifications, make it impossible to accurately describe
them as temporary.The yurt derivations, along with the dome
accommodation units and the Airstream caravans in this proposal do
not qualify as temporary dwellings in the generally accepted
definition of the term. 

The application states that "there is no requirement for a building
permit for yurts, caravans or dome accommodation units. The units
are not a class of building that requires a BAL construction standard.
Accordingly, bushfire design considerations are not applicable". I
strongly dispute the contention that these buildings are temporary in
the true spirit of the term and, accordingly, I strongly dispute the
validity of exemption from bushfire protection design considerations.
Be that as it may, in the event of a bushfire, lives lost in a
"temporary" structure are still lives lost. A convenient loophole to
avoid compliance only benefits the developer. It doesn’t benefit
those who may be burnt, injured, scarred or who may die because of
a convenient regulatory loophole that benefits the developer. 

Camping is synonymous with campfires. It is inevitable that
campfires will be lit. No assurance in an application can guarantee
that campfires will not be lit. Campfires will be lit by people who are
not familiar with the extent of danger that fire presents in the
Australian bush. Fires will be lit by inexperienced people who have
probably had a few drinks. And then probably a few more. And then
it might seem like a great idea to build the fire up a bit more. And
have a few more drinks. And then go to bed leaving the fire left
untended. Certainly this is a hypothetical scenario, but it is a very
likely one. And it cannot be monitored. An assurance that this will
not happen has no credence. No valid guarantee can be given that
campers’ behaviour can be policed, monitored or regulated. 

Estimated cost of the development is stated as $500,000.00. I would
venture to suggest that a significant amount of that money has
already been spent. Works to date include earthworks, hundreds of
metres of trenching and the installation of hundreds of metres of
plumbing and electrical infrastructure. Be that as it may, I consider
that the estimated cost is an unrealistic figure. By way of example,
the proposal includes four 6.6 metre Airstream caravans. Jayco, the
Australian Airstream distributor, is currently advertising 18 ft. (5.4864
metres) Airstream single axle caravans for $139,990.00 each. Four
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Airstream caravans will therefore cost at least $559,960.00, And that
is before you build their platforms, furnish them and make them
client-ready. This puts the development well over budget straight
away. Before any money is allocated for yurt derivations or dome
accommodation units, carparks, fire shelters and all the other bells
and whistles.This would seem to make the $500,000.00 estimated
cost of the development either disingenuous or deliberately
misleading. A previous application for a development on this site
projected an estimated cost of the development as $85,000.00. In
an objection to this application, I suggested that the estimate
was unrealistic.The applicant's rebuttal stated firmly that this was a
realistic estimated cost. The applicant later revised this estimate and
changed it to $1,085,000.00. A difference of a million dollars. It
would seem that either the applicant has significant problems with
projecting the real and accurate costs (and the ramifications) of his
proposals or that he is not inclined to openly state a realistic
estimate of the cost of the development. Either incompetence or
deliberate deception. Both scenarios are alarming. 

The development has to be serviced. It will need water. Local
residents are not on town water and have to manage on rainwater.
So they are usually conservative with their water usage. Usually
people on holiday in glam - or even glamping - resorts think that a
long and luxurious shower or spa is a part of the rite of the indulgent
experience. And they feel that it’s their right because they are paying
big bucks for their weekend. Lots of indulgent showers or spas
mean lots of trips up and down Charlie’s Road with water tankers.
And a subsequent drain on the town water supply. (The
development does not have the capability to harvest any significant
quantity of water but relies on water being trucked in.). More traffic
of large service vehicles on the goat track that is Charlies Road. 

Showers, spas, bathrooms and kitchens mean that the waste
treatment systems will have to work hard. And will regularly need
cleaning out. Who you gonna call? SludgeBusters. More traffic on
the goat track that is Charlies Road. 

Generally, local residents are mindful of waste management. Some
have opted into Council’s waste and recyclables collection service
and some have opted out. But I am confident in my assumption that
the majority of residents in Charlies Road are fastidious about
separating waste from recyclables and minimising waste that goes
into landfill. I admit that this is an assumption but I am confident that,
if I were required to verify it, it would be true. Once again we go back
to the psyche of the person who has paid a bomb for an indulgent
weekend. My assumption is that they are going to be a lot more
cavalier about their rubbish. “ It’s not my problem. Anyway, I’m
paying a bomb so let it be their problem”. So more rubbish is
generated. Much of which could have been recycled. The
development could significantly increase the population of people
using Charlies Road’s limited services. I hesitate to estimate the
increase in waste.  And so more traffic on the goat track that is
Charlies Road. 

The application is peppered with bald reassurances that “we will
comply” and “we will do the right thing” with no way of ensuring that
these promises will be met after approvals are granted and the
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From:
To: Hepburn Shire Mailbox
Subject: Objection to Planning Application PA3335
Date: Friday, 22 October 2021 12:46:08 PM

To: Hepburn Shire Council Planning,

We are objecting to Planning application PA3335 for the following reasons, in no
particular order :-

1. Farm Zoned Land.
A lot of emphasis in this planning application seems to be placed on the proposed
structures being "temporary and movable" and
and that the land can be "reinstated for agricultural purposes at any time." That it will not
result in the "permanent loss and fragmentation of the land."
This must be disagreed with.
Please note that this proposed development is on land zoned as FZ or Farm Zone.

There are 13 significant structures proposed to be built :- 4 Yurts, 3 Dome Tents, 4
Airstream Caravans, a communal deck and a 
SIP building to house about 24 people in an emergency. They all require significant
infrastructure.
Each structure has a deck and/or a platform and some will require significant excavation as
the land is anything but flat.
The 11 accomodation structures are all self sufficient. They have bathrooms and kitchens
so need plumbing,electricity, septic 
systems and waste water management. Heating and cooling will be needed.
There is a bushfire rated BAL 29 building to be constructed as a bushfire retreat, this
definitely cannot be a temporary structure.
There also needs to be connecting roads and lighting.

This cannot be reinstated to agricultural land at any time. The land would require
significant rehabilitation.

2. VISUAL IMPACT.
It is suggested that the Visual Impact of this proposed development will be low. From
Mannings Rd this is certainly not
the case. From Mannings Rd the visual impact will be enormous for the residents and the
public.

The Farm Zone classification we believe is there to limit the number of dwellings in the
area. This proposal therefore is not in keeping with the rules of the Zoning. 12 dwellings in
a 4 hectare area and all the associated infrastructure is not in keeping with 
the rural character of the area.
This is high density accommodation and will stand out on the landscape.

3. NOISE
We live on Mannings Rd and can hear the football when it is being played in Hepburn and
the cars on the raceway in Daylesford
as well as the music from a retreat in Hepburn Springs.
Our point is that noise travels and it will certainly travel from this proposed development. 
There is no 24/7 management on site to make sure the noise is kept at reasonable level.
It is also noted that the None of the accomodations are star rated, therefore running of
heating and cooling will add to the noise pollution.
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30/9/21 

 

OBJECTION RE PROPOSAL FOR TENT SITE AT 153 CHARLIES ROAD ELEVATED PLAINS  / PA 3335 

Charlies Road is really a bush track and for the few properties it services is barely adequate, 

however there is one of the most dangerous sections of track anywhere in the Shire.   

I am referring to the peak in the road  near Bella Vista it is dangerous because drivers are 

unsighted as they approach each other on a very narrow section. 

When vehicles approach the peak from opposite directions they have approx. 15 metres to 

react if there is a car approaching them and on a dirt road there chances of braking hard are 

reduced considerably. 

The proposal  would mean substantial increase in traffic and the greater possibility of serious 

collision. 

 

I chose my property for its seclusion , tranquillity and privacy this proposal will take that 

away. 

 

The dust that arises from vehicle traffic  along Charlies Road will increase dramatically when 

the volume of traffic increases. 

After a vehicle has passed it takes some minutes for dust to settle and as more vehicles 

would be using the track this will only get worse. 

 

I am concerned about services required for this proposal  the effect of sewage, how will 

water be collected ?  or delivered. ? My past experience during drought was water trucks 

could not get up to my property. 

Water trucks cannot access Charlies Road from near Bella Vista upwards .   

 

 As the land is on a slope towards the creek  wastes will gravitate to the creek and cause 

effect further downstream. 

 

Murray Goulburn authorities have acted in the past to prevent contamination and should be 

notified of this proposal. 

 

One photo shows a view from the proposal that indicates to me that there will be 

overlooking of my property and as I stated previously I purchased because of the privacy. 

 

Finally the proposal is intended to bring all types of people to the site and as we all know 

many will not be bush savy, partying, alcohol  drugs are a bad combination and the risk of 

bushfire occurring will be greatly increased, together with bad driving on a dangerous bush 

track spells disaster. 

 

I ask our councillors to  reject this proposal. 

 

Signed…………………………….  
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From:
To: Hepburn Shire Mailbox
Subject: PA 3335 153 Charlie’s Rd Elevated Plains for use and development of land and for camping, caravan park

and associated business identification signage
Date: Wednesday, 6 October 2021 7:55:48 AM

Good morning          6/10/21
We

Strongly object to PA 3335.
We will write a letter outlining our reasons for objection at a further date
Regards
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HEPBURN SHIRE COUNCIL 
ABN: 76 845 763 535 
PO Box 21 Daylesford  3460 
shire@hepburn.vic.gov.au 

DAYLESFORD 
76 Vincent Street 
Daylesford  3460 
03 5348 2306 

Corner Duke 
& Albert Streets 
Daylesford  3460 
03 5348 1577 

CRESWICK 
68 Albert Street 
Creswick  3363 
03 5345 8399 

CLUNES 
The Warehouse 
36 Fraser Street 
Clunes  3370 
03 5345 3359 

File No: 12108P 

27 October 2021 

Dear Sir/Madam 

Application Ref PA 3335 

Property Description CA B8 SEC 3 PSH PFR 

Property Address 153 Charlies Road ELEVATED PLAINS  VIC  3461 

Proposal Use and development of land for a camping and caravan park and 
associated business identification signage 

I wish to acknowledge receipt of your letter of concern in relation to the above development. 

All comments received will be considered by Council, prior to making a determination on 
the application.  You will be advised of any decision made concerning the above proposal. 

For any further information you may require please contact the Planning Department on 
 5348 2306 (Option 4).

Yours sincerely 
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However, despite the application being altered several times during the previous process, the applicant has 
sought to apply again with the application – PA 3335. 
 
To us , nothing has changed our need to object to this application , as the applicant still has not adequately 
addressed the issue of the risk to human life 2.  
 
We would like to point out that the map provided by Terramatrix3 incorrectly places the 1985 fire. This fire 
occurred  in Powells Lane on the northern side of the Hepburn Reserve. Powells Lane is also a single carriage 
way and there were no turning circles for the firetrucks and there was an incident where a firetruck was 
caught in the fire’s path and the firefighters had to shelter under the truck. The fire was racing up the slope 
on private property. There are many similarities between Powells Lane, Charlies Road and Mannings Road.  
 
At the time, there was huge concern for the safety of residents in Dry Diggings, Hepburn and Daylesford 
because of the proximity to the Hepburn Reserve. If the bushfire couldn’t be stopped and it got into the 
Reserve, then it could travel into Kidd’s Gully or Doctors Gully and head straight for the townships of Hepburn 
and Daylesford. It was a day of extreme temperatures and high northerly winds. 
 
This bushfire was indeed a threat to human life and why we are adamant to object as the applicant appears 
to have not factored in the risk to the community, if a bushfire actually starts on his property.  
 
CFA local Brigade tanker drivers, historically, have used Charlie’s Road when instructing new drivers. This is 
because the gradient is too steep ( greater than the recommended safety level for CFA tankers ) and this is 
the road that was used to enforce the idea NOT to use a road like this or if you absolutely have to, to 
understand that you are putting your own life and the lives of your fellow fire fighters at risk. 
 
In the previous application PA2073, the applicant was required to seek approval from the CFA before the 
application process started. They did receive this. However, it was explained during the VCAT trial that the 
CFA had not attended the site and that the approval was granted by a Junior Officer. We have noted that 
there is no CFA report in the current Application.  
 
 
Further Concerns :- 
 
1.1 We understand that as tents , yurts and airstream caravans are considered to be temporary structures, 

BAL ratings on these structures are not required. We find this a huge concern for those people holidaying 
and having no understanding of the risk that they place themselves in, by staying in a NON -BAL rated 
structure in a designated high bushfire risk area.  

 
1.2 We have concerns about the Shelter in Place. It is able to be BAL rated, which is very positive. However, 

we are confused about the applicant being allowed to have a permanent structure on the site as this is 
farming land and only temporary structures are permitted.  The application is for a “Camping and 
Caravan Park”. 

 
 

 
2 Clause 13.02-1S ( of the Hepburn Planning Scheme) and the purpose and decision guidelines of the Bushfire Management 
Overlay at Clause 44.06 as the proposal represents an unacceptable risk to human life due to the site’s high bushfire risk and 
inappropriate access arrangements.”   
3 Terramatrix – Bushfire Development Report August 2021 page 20 ( page 77 of application )  
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1.3 We understand that  “- No children/infants are permitted on the site, which further minimizes potential 
difficulties of marshalling and sheltering in place in an emergency. “ However, for those guests staying 
in the airstream caravans, they will still have to make their way to the SIF in an emergency and that is 
quite a distance and uphill. What if those guests are disabled or health compromised? How will those 
guests be able to reach the SIP safely? 

 
1.4 We have concerns that inadequate supervision will be made of the guests during the entire fire season 

and not just Severe, Extreme and Code Red days.  
 

 
• According to Bureau of Meteorology4 data from Jan 2019, 2020 and 2021, there were indeed 

some very cold nights in the Central region5 and these were not on Severe, Extreme and Code 
Red days. So the Fire Warden would not be present on the property. There were 25 days of less 
than 10 degrees in January over these 3 years. 
 
What assurance do we have that the guests will not decide to have a campfire? With dry 
conditions and wind speed still high, there is still a risk to human life, as the Fire Warden will not 
be on duty to supervise safe bushfire management behaviour during the extended fire season.  
 
In the Terramatrix report, information is provided about  ‘Site Fire Rules6’ ‘No outside fires may 
be lit anywhere on the site, at any time’. Who is going to ensure that this rule is followed? It IS a 
camping ground and lighting a campfire is usually what people do when they are camping.   
 

• There is no information provided about the wood heating fireplaces provided in the yurts and 
domes, other than in ‘Site Fire Rules’. ‘ Fires can only be lit in fireplaces within accommodation 
units.’ What kind of fireplaces are being provided inside these non-BAL rated temporary 
structures? 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
4 Ballarat, Victoria Daily Weather Observations. Australian Government Bureau of Meteorology – January 2019, January 2020, 
January 2021 
5 CFA Fire Districts -Central district comprises Hepburn Shire, Ballarat City and others. 
6 Terramatrix Report - Bushfire Development Report August 2021 – Page 10 - 2.7 Site Fire Rules 
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HOW WILL YOU BE AFFECTED BY THE GRANT OF A PERMIT? 
 
We are not residents of , but our residential property lies  
on the other side of Hepburn Regional Park, approximately a kilometre (as the crow flies). 
 
We have owned this property in  and have lived here for 36 years. Like the residents 
of Charlies Road, we are a small community but an active one. We look out for each other, particularly during 
the Fire season, which over the past few years has extended over a far longer time. 
 
What else we have in common is that Powells Lane is a single carriage- way dirt road, which is badly eroded 
and narrow in places and has many low overhanging tree branches, which these days make access extremely 
difficult, if not impossible for CFA tankers to attend if we were to have a grass or bush fire on our property. 
Consequently, we are extremely vigilant to be fire safe on our property, as are our immediate neighbours in 
Powells Lane. 
 
In the first few years that we had moved here permanently, we had 2 major fires ( 1985 and 1989). Both 
fires started on the properties either side of us and both were a huge concern to the CFA due to the close 
proximity of Hepburn Regional Park and the narrowness of Powells Lane and lack of any turning circles.  
 
Since the 1980’s, the population of the local areas of Shepherd’s Flat, Elevated Plains, Mount Franklin , Dry 
Diggings and Hepburn have grown hugely. So in 2021, one would imagine that there is even more of a ‘threat 
to human life ‘ than in 1985 and 89. 
 
In the past 2 years, the fires generated in the Mannings Road area, were also very close proximity to Powells 
Lane and Charlies Road communities, and they also originated on private properties and on the other side 
of the Hepburn Reserve. A wind change expected in the evening was to head the fire in the direction of 
Powells Lane, Midland Highway , Dry Diggings. Communities in Sawpit Gully and Church Roads were 
preparing for the fire also to be heading their way.  
 
There was a change of wind and the fire didn’t head in a southerly (S/SE/SW) direction. BUT it easily could 
have. 
 
We also have had experience each Fire Season year with campers at Mount Franklin Reserve. Each year, we 
have fires lit unlawfully, ones left unattended, and ones not built to CFA guidelines. All of these by tourists 
who either are ignorant of bushfire safety guidelines or who are actively flouting these guidelines. These 
actions are a cause of extreme anxiety to Mount Franklin residents. This is an unsupervised site. So we are, 
therefore, very anxious about the level of supervision of the guests who will be holidaying at Woodstock 
Glamping. 
 
As a result of all these experiences , we wish to object very strongly to this application. We do not believe 
that the applicant is at all concerned about the safety of the families in the adjoining properties, nearby 
properties and the local community.  
 
At no time in the first application process did the applicant offer to develop a relationship with his local 
community, either to answer any questions or seek out their concerns. Indeed he could have averted all the 
issues with the fire pits and wood fired hot tubs, lack of fire bunkers, need for a trained fire warden and 
appropriate bushfire management plan and opening on severe and extreme days by speaking with members 
of the Charlies Rd/Powells Lane Fireguard Group to gain their local advice. In fact he actively chose to 
alienate the community by referring to them on his social media as “jihadi’s “ and “anti-tourism”.  
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We are not anti- tourism, as there is already tourist accommodation in Charlie’s Rd  that has not received 
objections by the local community. This is due to the fact that these tourist accommodation venues 
accommodate a small number of people at a time and are also at the southern end of Charlie’s Rd and 
therefore closer to the Hepburn-Newstead Rd exit if evacuation was needed.  
 
As Ratepayers, we were horrified by the amount of Ratepayers’ money that was wasted at VCAT to fight this 
application, when the issue all the time was and continues to be ‘the threat to human life ‘. This issue was 
what the Councilors voted upon originally and subsequently refused the application due to this extremely 
important point. Then Member Carew at VCAT upheld Hepburn Shire Council’s decision for exactly the same 
reason. 
 
We would respectfully ask that you will consider our concerns and fears for the safety of our family, 
neighbours and extended local communities, in your review of planning application PA3335. 
 
This application and plan for a caravan and camping ground still continues to be a threat to our lives7.  
 
 

 
22 October 2021 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

7 Hepburn Shire Council Minutes Meeting July 21, 2020    MOTION  11.1.1.   

That Council, having caused notice of planning application PA 2703 to be given under Section 52 of the Planning and Environment Act 1987, and having considered all the matters 
required under Section 60 of The Act, determines to refuse to grant a planning permit for the use and development of the land for tourist accommodation (camping and caravan park) 
and business identification signage at 153 Charlies Road, Elevated Plains for the following reasons:  

1. The proposal is inconsistent with Clauses14.01-1S,21.08and 22.04 of the Hepburn Planning Scheme as the proposal will result in the permanent removal of agricultural 
land for primary production purposes and will detract from the long term capacity of productive agricultural land to continue production.  

2. The proposal is inconsistent with the purpose and decision guidelines of the Farming Zone at Clause 35.07 of the Hepburn Planning Scheme as the proposal will 
fragment and existing productive rural area and will adversely affect the use of the land and surrounding area for agricultural purposes.  

3. The proposal is inconsistent with Clause13.02-1S and the purpose and decision guidelines of the Bushfire Management Overlay at Clause 44.06 as the proposal 
represents an unacceptable risk to human life due to the site s high bushfire risk and inappropriate access arrangements.  

4. The proposal is inconsistent with Clauses11.01-1S the various policies within Clause 17, Clause 21.05 and Clause 21.07 as the proposal results in an out of centre 
development that does not provide a net community benefit to any of the surrounding towns and settlements.  

5. The generation of noise from use will have an adverse impact on the amenity of the area, inconsistent with Clause 13.05-1S. 

6. Existing access arrangements to the site is inappropriate to cater for the expected vehicular traffic and type of vehicles accessing the site.  
7  A cultural heritage management plan has not been prepared for the for the site. The proposal is inconsistent with the  Decision Guidelines at Clause 65 of the Hepburn 

Planning Scheme and results in a poor planning outcome for the area.  
8  The proposal is inconsistent with the  Decision Guidelines at Clause 65 of the Hepburn Planning Scheme and results in a poor planning outcome for the area.  

Moved  Cr Kate Redwood AM Seconded  Cr John Cottrell Carried  
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Hepburn Shire Council 

PO Box 21 

Daylesford 3460 

shire@hepburn.vic.gov.au  

 

 

21st October 2021 

 

Dear Planners at Hepburn Shire Council, 
 

Re: Objection to Permit application No. PA3335 – 153 Charlies Road Elevated Plains 

 
To provide context to how we came to Charlies Road, we purchased our property in 2017 with the 

vision of residing sustainably within the rural landscape. Since moving, we have invested 

considerable funds, time and effort in the understanding and land management of our property. This 

includes the attendance of a Property Management Plan course by Upper Deep Creek Landcare 

Network, expert soil testing, planting over 350 native trees, the installation of water tanks and 

management of noxious weeds and fuel loads on our land. 

 

As seen in the last application PA2703, the Elevated Plains community is a close-knit group. We 

regularly congregate for neighbourhood gatherings and contribute to the management of each 

other’s land. We foster community spirit through entertainment, community initiatives and mental 

support during challenging times such as COVID and the recent 2019 Manning’s Road bushfires. We 

sincerely care for those in the community, implementing our Bushfire plan for the Elevated Plains 

neighbourhood via attending a Fireguard Group and updating the Telephone Tree to ensure 

everyone is accounted for and safe. 

 

The proposed development promotes tourism but does little to enhance this neighbourhood’s 

community spirit, and significantly raises risk around safety as delivered in VCAT Hearing – Clifftop at 

Hepburn Pty Ltd v Hepburn SC [2021] VCAT 546. There is minimal change from the last proposal, the 

removal of the bushfire bunkers and the addition of a building structure.  

 

Charlies Road is a 3-metre-wide unsealed road with no signposts, no lighting, no drainage 

infrastructure and has multiple blind crests. Steep gradients of over 20% does not allow for safe 

travelling along the road. For those that are unfamiliar to the road, accidents will be frequent. 

Charlies Road has very few shoulder areas to allow passage of two vehicles side by side so it’s not 

suitable for frequent use by caravans, large vehicles including waste management, water supply, 

firewood supply nor construction/maintenance vehicles. 

 

Charlies Road terminates at the first gate of the development access road. The development is 

further into the bushland area and is surrounded by conservation zone bushland. This bushland is 

inaccessible to vehicles, with very rugged terrain and no tracks. CFA Fire crews would be at high risk 

of entrapment entering the property to perform firefighting activities as the road is the only road in 

and out of the area and has little infrastructure to support additional vehicles loads or additional 

traffic. Should there be an evacuation, the tourists would add to the existing evacuation traffic 
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creating a large amount of congestion on the road leading to significant risk to lives. As stated by 

member Carew at the recent VCAT meeting for proposal PA2703, the risk to human life was too 

great, therefore the proposal was denied. The existing proposal is very similar to the previous with 

the elimination of the bushfire bunkers. How will the addition of a building save tourist lives? This 

building is not where they are being accommodated. Will they be residing in this building at the time 

of a bushfire?  

 

This proposal does not support the conservation of natural areas, habitat and wildlife, it does 

however create a significant risk of damage to them. The area has little traffic activity and as such, 

wildlife in the area are very active, often kangaroos, wombats, birds and reptiles inhabit the area in 

large numbers and regularly cross Charlies Road. Adding 12 or more accommodation pods to the 

end of the road would have tourists traversing the road at least twice daily for supplies and trips 

increasing the likelihood of risk and accidents with local wildlife. Fauna and flora will be impacted by 

tourists bushwalking and collecting firewood within the camping grounds. The areas surrounding 

Charlies Road are dense and not suitable for bushwalking by in-experienced tourists. 

 

We do not oppose tourism or development within the Hepburn Shire as long as it is responsible. We 

ask the council to refuse this development on the grounds that it is not sustainable, not 

environmentally friendly nor is it a safe environment for the tourists, the residents nor the CFA 

resources during the hotter months due to bushfire risk. The proposed Caravan Park does not align 

with the Hepburn Shire Council’s purpose to meet the needs and wellbeing of the municipality, nor 

does it align with the council’s tourism policy objectives. 

 

Please visit Charlies Road, Mannings Road, Powells Lane and the surrounding area to gather valuable 

insight before the final decision of permit application No. PA3335. 

 

 

Sincerely, 

 

 

 

 

 

Elevated Plains 3461 
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From:
 Mailbox

Subject: Permit application NO PA 3335 153 Charlie’s Rd Elevated Plains
Date: Friday, 22 October 2021 9:14:29 AM

I write strongly in objection to the proposal covered by PA 3335.
I believe the proposed development is inappropriate for this location for a number of reasons

1   Safty of guests and local people travelling along a dangerous road that have already had a number of car
accidents , local people are very aware of its blind spots and still have many close calls.

2   The added bush fire risk that we face every year, that is being increased by climate change and human
stupidity that we don’t need additional risk in our area.

3   A Commerical interest / caravan park in a residential and Significant Conservation Area ( named by the shire
with their signage) is really quite disturbing to say the least, wildlife having to relocate and noise pollution to
our small community.

4  My house is quite close to the road, I see fast cars and dust blowing over and through my house so an extra
200 passes per weekend would be just horrific to say the least.

5  The road intersection at the start of Charlie’s Rd is also a blind spot to the unaware and a accident will
happen in time

6  Our small community have all chosen our own piece of paradise to settle down here in a quiet environment,
and now we face the impact of PA 3335 that we all find quite upsetting this could happen.
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Hi James,

If it’s not too late please consider this letter that I emailed to Goulburn Murray water, an addendum to my official
objections to the above Planning Application.

I now have three documents for you to consider.

1. this one below to Goulburn Murray Water
2. the one outlining the specific objections
3. the supporting photos of the specific objections.

I would ask you to please consider all three objections documents.

Thank you,

Dear Planning Referrals,

Ref: Hepburn Shire Planning Application PA3335, referral to Goulburn Murray Water

We are objectors to the above planning application and have a few questions regarding the subject land:
153 Charlies Road, Elevated Plains, VIC.

1. We understand you have submitted your report to council regarding the application, but we are not
aware of its contents. Please could you forward a copy to us via email?

2. Were you aware that the site has an unregistered bore? It was installed in early 2020. I believe this is
relevant to your decision, and the Waste Water Treatment considerations.

3. The site is in a designated Environmental Significance Overlay (ESO1) - Proclaimed Catchment
Protection. In the application PA3335, the water company, EWS, indicate that the site is “suitable” for
the use as described (maximum 26 people per day), and they have specified a design of the waste water
treatment plant that would reportedly comply with the regulations regarding polluting water courses.
However, their report says there are no bores on the land, and none on surrounding properties. This is
incorrect. There are bores, both on the subject land’s property, and adjacent properties (see
data.water.vic.gov.au). Further, there is an unregistered dam directly south, and downhill of of the
transpiration field, and is also not referred to in the EWS report. 

4. Are you aware of a VCAT case with Western Water regarding density issues in Catchment areas?

In a Red Dot VCAT decision in 2009 (Rozen v Macedon Ranges Shire Council), Dr Daniel Deere, an
expert in water quality management and public health microbiology, raised concerns about housing
density and the risk to water quality. It was Dr Deere’s expert view that the application for a planning
permit for four dwellings in 72 hectares cannot be supported at a density less than 1:40 ha. He gave
evidence that pathogens can result in human harm, and emphasised that risks arose not so much from a
properly functioning, well maintained waste water treatment plant, but from the failure of onsite waste
water management systems. "Exacerbating issues for the ongoing effective operation of onsite water
management systems include institutional limitations, temporal limitations (as new systems becomes
old) and human limitations (human error and/or deliberate changes to the operation of the onsite waste
water system).”  (ref http://www8.austlii.edu.au/cgi-bin/viewdoc/au/cases/vic/VCAT/2009/2746 html?
context=1;query=rozen;mask path=au/cases/vic/VCAT) 

In PA3335, it is proposed that there will be eleven plumbed-in dwellings (accommodations) on the
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property, in an area of about four hectares (most of which are on a slope of about 15 degrees, downhill
toward the south (our property and our neighbour’s), and east. If waste management of four dwellings in
72 hectares was deemed to be a density that creates an unacceptable risk by an expert, (which VCAT
agreed with, and decided to grant a permit for ONE dwelling in the 72 hectares, a decision that was
upheld by the Supreme Court on appeal), we think that eleven dwellings in four hectares to be an even
more unacceptable risk. 

5. We note the EWS report in PA3335 fails to address the following:
  a) The application proposes a pump well that is located within 30m of a waterway which is downhill
from the well, to pump raw effluent from the caravan area.

  b) The application proposes below ground sewer pipes near the Domes, which are within 30 metres,
downhill, of a waterway.

  c) The unregistered bore is within about 68 metres, (downhill?) of the LAA (transpiration field)

We have grave concerns that a septic system, whose below ground pipes, wells, tanks, and treatment
plants traversing across several hundred metres on the subject land, adjacent to our property, has the
potential to contaminate our bore water.

As Dr Deere said, the risk of contamination of a septic system when a density is higher than one
dwelling per 40 hectares, is cause for applying caution, and VCAT agreed. The land and the waterways
deserve the protections of the ESO1 overlay.

I hope you reconsider this application, which is not scheduled for decision until the February Council
meeting.

Please let us know your position. 

Thank you,
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of eagles 600 m from the proposed site also facing the same negative impact. These
creatures are extremely shy and need what’s left of our wide open spaces to be free from
people.

4. The yurts and domes are purported to be temporary structures, removable within 24
hours. But they have permanent footings and bathrooms, kitchens, plumbing and wiring, so
how can this possibly be the case. The development site is farmland, and permanent
structures on this farmland can only mean that it will be permanently removed from
agricultural use. The olive grove next door to the proposed development site is clear proof
that this is valuable agricultural land. Allowing such a development would set a dangerous
precedent for further exploitation of our area. 

Charlies Road community is a fantastic collection of people who are active in the
community and roll up our sleeves when people need help. We look out for each other in
fire season and know the risks and what to look out for. We collectively share the vision of
handing our land and legacy over to generations of people who can grow food, care and
nurture the environment or just write some music. If this proposed development is
approved it is possible that eventually the very thing that makes this area special and
attractive will be gone.

ATTACHMENT 10.2.7

MINUTES - ORDINARY MEETING OF COUNCIL - 17 MAY 2022 473



ATTACHMENT 10.2.7

MINUTES - ORDINARY MEETING OF COUNCIL - 17 MAY 2022 474



Use of the terms “Temporary” / Materials Used & Classification of Building 

Although the words “temporary and moveable” are used in the applicant’s proposal a number of 
times, it would seem that the proposed structures are neither temporary in their intended use, nor 
in their construction, nor is there any appetite to ever move or remove them. 

The term “temporary” supposes that there is a time period associated with its construction – this is 
not indicated in the applicant’s proposal.  

If no time period is indicated, and there is no intention of moving or removing the structure then 
one must assume that it is permanent, thereby subject to a different set of regulations.  

If these buildings are permanent, one would assume this in turn should affect the classification of 
the building and thereby the materials of construction that are allowed to be used on classified 
permanent structures.  

By circumventing these requirements the applicants are bypassing the regulations put in place to 
protect people and property, and thereby increasing the risk to property and life.   

In reviewing the application drawings, and comparing them to other “permanent” structures, it 
would seem that both the yurts and the domes are permanent buildings with fabric roofs and walls. 
The construction of these buildings is not in line and seeks to undermine the intent of local building 
regulations.  

To summarise, the end result of this proposal is that the applicants are effectively applying to 
build long term accommodation, without complying with the local regulations, thereby resulting in 
a monetary reward for the applicants at the expense of subverting the risk mitigations to people 
and property that the regulations were initially put in place to protect.  

Increased Bushfire Risk including to surrounding areas 

Increasing the mobilization of personnel and machinery in an area will ultimately increase the 
underlying likelihood associated with initiating a bushfire.   

This risk likelihood is further amplified with the construction of outside entertainment areas where 
there is a possibility of fires, which could proceed out of control (e.g. campfires, BBQ’s, smoking, 
etc.).  There is no proposed onsite control or adequate onsite fire suppression to mitigate against 
this occurrence. 

Although the applicant has attempted to address the consequences and the fire protection provision 
in the event of bushfires for maximum occupancy within its boundary, there is no control in place to 
limit an influx of visitors, particularly orchestrated through social media.  This increases the risk to 
life during a bushfire event. 

In addition, bushfires have a tendency of ignoring property boundaries.  What has not been 
considered is the increased likelihood and impact of a bushfire to surrounding properties, livestock 
and population as a result of this development. 

An out‐of‐control fire initiated at the property during the right conditions (hot day, north westerly 
blowing up and through the valley, visitors ignoring risk and restrictions, etc) will significantly impact 
properties on Mannings Road as the fire soars up the hill.  Control measures to mitigate against this 
risk will have to fall upon the adjoining and local property owners – this is not a suitable outcome, 
nor is it reasonable.  This proposal does not prioritise protection of human life and that of livestock, 
and increases the vulnerability of the entire local population (Elevated Springs, Hepburn etc.) to 
bushfires.  
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Increased Noise Pollution / Nuisance:  

The major source of noise at night is intermittent and remote traffic along the Midland Hwy which is 
located over 2km away, and the occasional stray nocturnal creature.  At its worse, the noise profile is 
faint and intermittent.  Background noise readings on a still night is below 40dB.  

The attached sound bite, captures the “serenity” at the property pre‐development. 

Mannings rd at 
night.m4a

 

There is serious concern that 20+ people partying on an elevated deck located less than 300m from 
our property will affect this ambiance.   

Night time background noise from this proposed development, predominantly people 
accommodated at the proposed development, equipment like air conditioning units, pumps, etc. 
and use of the elevated communal entertainment areas located less than 300m from our dwelling, 
will significantly increase.  There are no noise abatement provisions and no onsite noise control.  
Even though the proposal limits the occupancy, there is no control in place to limit an influx of 
visitors, particularly orchestrated through social media.  

This will adversely affect health and quality of life on our and our neighbour’s property.  

The Environmental Protection Authority (EPA) Victoria provides guidelines regarding noise from 
industry in regional areas which I do not believe have been addressed.  This includes maximum 
allowable noise and increases to background noise at night.  

 

Increased Light Pollution:  

The light pollution in this area is minimal, and mainly originates in Daylesford to our South.  

The northern aspect of the night sky avails itself to stargazing and astronomy. Light associated with 
the additional dwellings to the North of our property, plus any peripheral lighting that is required 
under the code will increase the light pollution in the area and adversely affect the experience. 

 

Increased Security Risk / Loss of Privacy 

Increasing travellers in an area that is predominately farming, brings other concerns such as security 
and privacy.  With this type of development there will be a substantial increase in the stream of 
transient groups of personnel, through and into an area that is not set up to safely and securely 
manage large groups of people.  

“Woodstock” (1969) and its associated failures to manage human mobility may very well be an 
appropriate name of the development, considering the limited on‐site management presence.  

Even though the proposal limits the occupancy, there is no control in place to limit an influx of 
visitors particularly orchestrated through social media.  

This proposal also increases the risk of trespassing onto land, and associated thefts.  
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Increased Vehicular Traffic:  

We use Charlies Road as an alternate and shortcut route to get to Hepburn, and as part of our bush 
fire escape plan.  Charlies Road is a rough country track at best, at worse and in an emergency it 
could it could pose significant risk to safe vehicular traffic and human life.  Considering the additional 
load of vehicular traffic per day, plus the “city factor”, also known as "I have no idea how to drive on 
a dirt track safely and with consideration of the locals”, we have a real concern.   

Council will have to significantly increase the maintenance on this road to keep it safe and suitable 
to vehicular traffic. The traffic associated with the proposed accommodation has the increased 
likelihood of undermining the road, in particular during the wet season.  In the dry, vehicular traffic 
from the development will increase dust in the area which is unpleasant and can be a health hazard 
for the locals.  No dust suppression measures have been identified in the applicant’s proposal.  

Mannings Road currently has the issues described above, and has significantly less traffic than 
Charlies Road. 

 
Regards, 
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Via	Email	to	shire@hepburn.vic.gov.au	

20	October	2021	

To:	Hepburn	Shire	Council	Planning	
Subject:	Objec1ons	to	Planning	Permit	Applica1on	PA3335	

We	object	to	the	planning	applica1on	PA3335	because	it	is	inappropriate	for	Farming	Zone,	doesn’t	
meet	Caravan	Park	Regula1ons,	is	environmentally	unsound,	and	unsafe	for	the	community.		

Below	are	the	details.	We	have	also	aQached	separately,	photos	that	support	our	objec1ons.	We	
appreciate	your	considera1on	of	these	maQers.	

	

	
	

PA3335	Objec8ons	(Whitehead)	

1.		Inappropriate	development	for	Farming	Zone	
Despite	the	applicant	sta1ng	on	more	than	one	occasion	they	are	“temporary/moveable”,	the	
proposed	structures	are	permanent	construc1ons,	and	therefore	will	remove	agricultural	land	
from	FZ.	(Planning	Scheme,	Clauses	14.01-1S	Protec1on	of	agricultural	land)	

The	4	silver	Airstream	vans	(6.6m	long,	2.2m	wide,	2.7m	tall)	are	installed	on	top	of	3	meter	
high	permanent	elevated	structures.	The	Yurts		and	Domes	(10m	diameter,	5m	high)	will	also	
have	permanent	elevated	integral	decks.	Finally,		there	will	be	a	4	meter	high	permanent	
elevated	deck,	not	to	men1on	the	“SIP”	unclassified	building,	all	using	Surefoot	founda1on	
technology	to	comply	with	CHMP	condi1ons.	This	means	the	land	cannot	be	reasonably	
“reinstated	for	farming	ac1vi1es	at	any	1me.”		

In	addi1on,	Planning	Scheme	Clause	15.01-6S,	“Design	for	Rural	Areas”,	will	not	be	met:	
• Ensure	that	the	si1ng,	scale	and	appearance	of	development	protects	and	enhances	
rural	character.	

• Site	and	design	development	to	minimise	visual	impacts	on	surrounding	natural	
scenery	and	landscape	features	…	

(See	aQached	photos	1	-	5	for	scale	and	visual	impacts).	

The	proposal	also	is	not	congruent	with	Clause	21.02,	Key	Influences:	Environment	and	
heritage	(page	169)	

“Tourist	developments	need	to	be	built	with	appropriate	loca1on	and	design	standards	
and	guidelines	to	maintain	the	integrity	of	the	environment,	residen1al	amenity	and	
rural	lifestyle.”	
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2.		Dwelling	density	is	incompa8ble	with	surrounding	Farming	Zone	

	Our	property	is	15	Hectares	with	one	Class	1A	dwelling,	and	is	consistent	with	the	proper1es	
along	both	 	C80	Planning	Scheme	amendment	limits	parcel	
size	to	20	Hectares	in	Farming	Zone,	the	intent	being	to	limit	the	number	of	dwellings	in	
Farming	Zone.	This	applica1on	seeks	to	sidestep	that	intent.	

The	applicant’s	statement	regarding	Clause	11.01-1:	“The	use	is	consistent	with	exis1ng	similar	
uses	(tourist	accommoda1on	and	Bed	and	Breakfasts)	within	the	area.”	is	misleading.	This	
applica1on	proposes		to	put	12	unclassified	accommoda1ons	in	an	area	of	4	Hectares.		One	
dwelling	in	20	Hectares	is	“allowable”	in	FZ.		

The	diagram	on	page	11	of	the	applica1on	shows	the	total	“accommoda1ons”	to	be	14	
dwellings	in	an	area	approximately	240	Hectares,	which	is	a	ra1o	of	14:240.		In	contrast,	their	12	
dwellings	in	4	Hectares,	is	a	ra1o	of	12:4.	If	this	density	ra1o	was	applied	to	the	area,	there	
would	be	720	dwellings	within	the	240	Hectares,	which	is	not	a	rural	density.	(Calcula1ons:	
14:240	=	.06	dwellings	per	Ha.	12:4	=	3	dwellings	per	Ha.	240	Ha	*	3	per	Ha	=	720	dwellings.)	

The	scale	of	this	development	does	not	protect	nor	enhance	the	rural	character,	and	therefore	
the	applica1on	is	inconsistent	with	the	protec1ons	of	the	Planning	Scheme:		

15.01-6S	Design	for	rural	areas	
Objec&ve	
To	ensure	development	respects	valued	areas	of	rural	character.	
Strategies	
Ensure	that	the	si>ng,	scale	and	appearance	of	development	protects	and	enhances	
rural	character.	

(See	aQached	photos	1	-	5	for	scale	and	visual	impacts).	

3.			Loss	of	Visual	Amenity	

The	applicant	proposes	that	“The	si1ng	and	low-scale	moveable	form	of	the	development	
(‘glamping’)	will	have	minimal	impact	to	the	natural	environs”,	however	the	proposed	
accommoda1ons	will	be	a	dozen	unsightly,	highly	visible	“bubbles”	scaQered	across	the	
landscape.	

The	size	and	shape	of	the	Domes	is	incongruent	with	all	other	“exis1ng	variety	of	man-made	
structures”	in	the	neighbourhood,	as	stated	by	the	applicant	(the	domes	and	the	yurts	are	each	
nearly	three	1mes	the	size	of	the	water	tanks	for	example).	These	bright	white	geodesic	forms	
will	stand	out	in	the	landscape	like	an	alien	colony.	The	Yurts	are	of	the	same	size	and	similar	
shape	and	have	off-white	plas1c	roofs.	

The	applicant	claims	the	development	“will	not	detract	from	the	natural	landscape	or	result	in	
any	adverse	amenity	impacts.”	However,	the	fixed,	elevated	support	structures	have	zigzag	
galvanised	steel	beams	that	do	not	blend	into	the	landscape.	These	silver	caravans	and	steel	
beams	will	be	glaring	in	sunlight.	We	already	experience	this	with	the	property’s	metal	water	
tanks.	All	of	these	shiny	materials	will	be	visible	not	only	from	our	home,	but	also	our	
neighbours,	and	along	significant	public	por1ons	of	Mannings	Rd.		

The	applicant	has	chosen	dark	black	Colorbond	‘Monument’	for	the	SIP.	This	12	meter	black	
monolith	stuck	on	top	of	the	hill	adds	to	the	alien	character	of	the	development.	And	next	to	it	
will	be	a	dozen	vehicles	parked	in	the	direct	sunlight	also	causing	glare.	

The	applicant	acknowledges	that	the	4	Airstream	Caravans	are	highly	reflec1ve.		
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Page	18	of	the	applica1on	states:	“In	response	to	the	Tribunal’s	concerns	regarding	the	
reflec1vity	of	the	Airstream	caravans,	the	caravans	are	now	proposed	in	a	low-	reflec1vity	
material	to	ensure	no	unreasonable	visual	intrusion	will	be	caused	to	the	surrounding	area.”		

It	does	not	state	what	material	that	is.	Airstream	caravans	are	by	design	highly	reflec1ve	
aluminium	vehicles.	

The	Planning	Scheme	frequently	takes	into	account	“the	impact	of	the	use	of	the	land	on	the	
surrounding	area,	including	from	the	emission	of	noise,	light…”.			

This	proposal	has	up	to	30	people	moving	about	the	site,	with	11	accommoda1ons,	and	
illuminated	pathways,	plus	up	to	12	vehicles	traversing	the	carpark,	all	causing	significant	light	
spill	from	headlights,	carpark	and	footpath	ligh1ng.	This	will	impact	the	rural	character	of	the	
neighbourhood.	Residen1al	Tenancies	(Caravan	Parks	and	Movable	Dwellings	Registra1on	and	
Standards)	Regula1ons	2020	states: 

32	 		Ligh1ng	
Subject	to	regula1on	33,	a	caravan	park	owner	must	ensure	that	the	ligh1ng	of	common	areas,	roadways,	
recrea1on	areas	and	paths	in	use	in	the	caravan	park	enable	the	safe	and	convenient	use	of	the	caravan	
park.	

(See	aQached	photos	1	-	5	for	scale	and	visual	impacts).	

4.			Noise	Amenity	

The	applicant	acknowledges	the	poten1al	for	intrusion	of	noise	to	the	surrounding	area.	They	
propose	to	“effec1vely	manage”	this	impact	through	opera1onal	policies.	Without	24x7	on-site	
management	it	will	be	difficult	to	manage	unacceptable	noisy	behaviours	aper	hours.	

Note	that	the	proposal	includes	a	permanent	communal	deck	of	approx.	50	square	meters,	
which	is	elevated	about	4	meters.	This	feature	will	encourage	guests	to	par1cipate	in	noisy	
ac1vi1es,	especially	in	the	evenings	(BBQs,	fire-pits,	boom-boxes,	alcohol	consump1on,	
yahooing	etc).		

The	eleva1on	of	this	property	and	the	valley	below	it	has	created	a	natural	amphitheatre	
toward	our	property.	We	already	hear	the	applicant’s	ac1vi1es	on	the	site,	and	having	30	
people	using	the	site	can	only	increase	the	noise.		

Page	7	of	the	Drap	BEMP	includes	the	use	of	a	siren	to	alert	patrons	regarding	bushfires,	which	
must	be	tested	on	a	regular	basis,	contribu1ng	to	the	noise	pollu1on.	

In	addi1on,	the	11	accommoda1ons	are	not	Energy	Star	rated,	and	thus	will	be	con1nuously	
running	air	condi1oners	in	both	summer	and	winter,	due	to	the	exposed	nature	of	their	
loca1on,	contribu1ng	to	noise	pollu1on	to	the	surrounding	proper1es.	

5.		The	Yurts	and	Domes	do	not	meet	Caravan	Park	and	the	Building	Act’s	Regula8ons	

They	do	not	qualify	as	“movable	dwellings”	in	that	they	cannot	be	installed	or	removed	within	
24	hours.	(N.B.	NSW	Caravan	Regula1ons	replaced	the	term	“movable	dwelling”	with	
“relocatable	home”.)		

The	Residen1al	Tenancy	Act	states:	

“caravan	park”	means	an	area	of	land	on	which	movable	dwellings	are	situated	for	
occupa1on	on	payment	of	considera1on,	whether	or	not	immovable	dwellings	are	also	
situated	there.”	
“movable	dwelling”	means	a	dwelling	that	is	designed	to	be	movable,	but	does	not	
include	a	dwelling	that	cannot	be	situated	at	and	removed	from	a	place	within	24	
hours.	This	includes,	but	is	not	limited	to,	caravans,	unregistrable	movable	dwellings	
(UMDs),	annexes	and	tents.”	
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A	manufacturers’	guide	to	erec1ng	a	32	foot	(10m)	Yurt	advises:	

"plan	on	3-4	days	with	4-5	people		(machine	liF	of	fabric	super	helpful)”	
www.shelterdesigns.net/learn-about-yurts/yurt-assembly/	

Consider	the	addi1onal	1me	to	install	kitcheneQes,	1ling,	bathrooms,	spa	baths,	air	
condi1oners	and	wood	fire	heaters	with	associated	flues,	all	of	which	cannot	be	situated/
removed	within	the	24	hour	1me	frame	s1pulated	in	the	Act.	

The	applicant	states	“the	units	are	temporary,	moveable	accommoda1on	and	not	a	class	of	
building	that	requires	a	BAL	construc1on	standard”,	which	we	dispute.		

Consider	the	publica1on	“Guide	to	the	Victorian	Caravan	Parks	Regula1ons	2010	April	2017,	
Part	1”:	

"9	Applica1on	of	the	BCA		

Note	also	that	any	building	(including	an	adjacent	structure)	situated	in	a	caravan	park	
which	is	not	a	movable	dwelling	is	subject	to	compliance	with	the	Building	Act	1993.	
This	includes	compliance	with	the	Building	Regula1ons	2006	and	the	NCC.”	

“Residen1al	Tenancies	Act	1997,	No.	109	of	1997,	Version	incorpora1ng	amendments	as	at	
1	July	2021”	states:	

“517		Building	provisions	

The	Building	Act	1993,	except	Part	12A	[plumbing],	does	not	apply	to	movable	
dwellings	situated	in	a	caravan	park	but	does	apply	to	buildings	situated	in	a	caravan	
park	that	are	not	movable	dwellings.”	

Since	they	cannot	comply	with	the	defini1on	of	a	movable	dwelling,	they	are	not	exempt	from	
the	building	regula1ons.		

Consider	also	that	DWELP	has	reported	that	there	is	ambiguity	about	this	style	of	
accommoda1on,	that	the	Regula1ons	were	not	designed	to	account	for	them,	and	that	they	
poten1ally	pose	serious	fire	risks.	The	“Caravan	Parks	and	Movable	Dwellings	Sunset	Review	
Consulta1on	Paper”,	published	by	DWELP	in	2020,	Page	8	states:	

“4.3	Luxury	camping	
Luxury	camping,	also	known	as	‘glamping’,	has	become	popular	in	Victoria	over	the	last	
few	years.	Luxury	camping	is	typically	a	higher-end	style	of	accommoda1on,	where	
large,	fully-furnished	tents	are	provided	for	guests,	some1mes	including	powered	
appliances	and	hea>ng.	Some	luxury	camping	companies	set	up	luxury	camping	tents	at	
pre-exis1ng	caravan	parks	or	on	guests’	private	land,	while	others	offer	seasonal	or	
year-round	luxury	camping	parks.	Luxury	camping	parks	that	meet	the	defini1on	of	a	
caravan	park	are	required	to	be	registered	under	the	Regula1ons.	
Stakeholders	have	raised	concerns	that	there	is	ambiguity	in	the	current	framework	
around	how	these	parks	should	be	treated,	as	the	Regula>ons	were	not	designed	to	
account	for	this	style	of	accommoda>on.	For	example,	open	wood	heaters	in	luxury	
camping	tents	poten>ally	present	a	serious	fire	risk	which	is	not	currently	considered	by	
the	Regula>ons	or	the	Country	Fire	Authority	Caravan	Park	Guideline	2012	(the	CFA	
Guideline).”	

The	Yurts	and	Domes	do	not	comply	with	the	Residen1al	Tenancy	Act’s	defini1on	of	movable	
dwellings,	and	they	cannot	comply	with	The	Building	Act’s	Regula1ons,	therefore	a	Caravan	
Park	permit	would	not	be	issued,	and	so	no	Planning	Permit	should	be	considered.		
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6.		The	development	is	environmentally	unsound	-	power,	recycling	and	water	consump8on.	

The	accommoda1ons	are	not	Energy	Star	rated	and,	subject	to	direct-sunlight	on	an	exposed	
paddock,	will	have	the	air	condi1oners	running	frequently	for	hea1ng	and	cooling.	Eleven	
minimally	sized	units	of	2	Kw	would	consume	over	200	Kwh	per	day,	the	equivalent	of	20	
average	homes’	consump1on.	(11	units	x	2Kw	x	10	hours	=	220	Kwh)	

There	is	no	provision	in	the	applica1on	for	recycling.	The	waste	of	26	people	per	day	
(wrappers,	soap,	boQles,	cans,	etc)	on	this	property	will	go	directly	to	landfill.	

The	applica1on	provides	for	water	to	be		trucked	in,	and	the	LCA	configures	water	usage	to	be	
3000	litres	per	day	which	translates	to	over	a	million	litres	per	year.	

With	a	total	of	75,000	litre	tank	capacity,	and	45,000	reserved	for	CFA	to	meet	the	Caravan	Park	
Fire	Regula1ons,	at	a	consump1on	of	21,000	litres	a	week,	a	weekly	delivery	will	be	required.	

7.		The	site	is	in	a	high	risk	bushfire	zone	and	is	not	safe	for	a	caravan	park	

VCAT	denied	the	previous	applica1on	(VCAT	P1209	“Clixop	vs	Hepburn	Shire”)	sta1ng	“the	risk	
from	bushfire	has	not	been	reduced	to	an	acceptable	level”.	The	applicant	has	suggested	the	
remedy	is	as	simple	as	situa1ng	a	BAL	rated	building	to	be	a	Shelter	in	Place.	

We	believe	that	this	development	will	put	at	risk	the	proper1es	and	lives	of	the	neighbours,	as	
well	as	the	patrons	of	the	glamping	facili1es,	and	this	has	not	been	addressed.		

Glamping	generally	includes	campfires,	as	indicated		by	the	applicant’s	marke1ng	of	
“Woodstock”	on	FaceBook.	(See	photo	6).	

With	no	onsite	supervision	aper	6:00pm	who	is	to	stop	someone	ligh1ng	a	campfire?	

CFA	Guidelines	(PP4	Fire	authority	equipment)	require	water	supply	for	firefigh1ng,	and	the	
applicant	has	provided	water	tanks	for	this	purpose.	However,	Prescrip1ve	Provision	P4	of	the	
CFA	Caravan	Park	Fire	Safety	Guidelines	states	[the	water	supply	should	be]:	

“c.	located	so	that	every	site	and	structure	is	within	reach	of	60	metres	of	hose	laid	
from	the	tank	or	120	metres	of	hose	laid	from	a	hydrant	on	a	re1culated	system	
connected	to	the	tank,	avoiding	all	permanent	obstruc1ons	and	an1cipated	vehicular	
obstruc1ons;”	

This	provision	cannot	be	complied	with,	as	most	of	the	structures	are	located	well	beyond	60	
metres	of	the	water	tanks.	(See	photo	7).	

The	Airstream	caravans	will	be	approximately	200	meters	downhill	of	the	Shelter	in	Place,	with	
a	slope	of	approximately	15%.	How	will	unfit	and/or	older	patrons	be	able	to	get	to	the	SIP	in	a	
hurry,	or	even	evacuate	easily	in	any	emergency?	Note	also	that	the	domes	and	most	of	the	
yurts	are	also	50	-	100	meters	or	more	away	from	the	SIP.	(See	Photo	7)	

Finally,	the	applica1on	does	not	address	CFA’s	“Amended”	Condi1ons	(from	the	VCAT	hearings)	
that:	

1.	the	SIP	requires	assurance/cer1fica1on	by	a	fire	safety	engineer,	and	this	should	not	
be	lep	to	secondary	consent,	and		
2.	it	does	not	comply	with	the	CFA	condi1on	that	the	site	be	closed	on	“Total	Fire	Ban”	
days.	
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8.	Traffic	Safety,	Conges8on	on	Charlies	Rd	

The	site	is	located	at	the	end	of	a	narrow,	unsealed	road	with	mul1ple	blind	crests.	Non-rural	
visitors	are	not	familiar	with	these	types	of	roads,	which	presents	a	safety	concern.	

In	the	event	of	a	bushfire,	the	“dead	end”	of	Charlies	Road	would	not	be	suitable	for	two	fire	
trucks	to	pass	in	different	direc1ons.		

Page	37	of	“CFA	Caravan	Park	Fire	Safety	Guideline”	says:	
“Access	roads	must	incorporate	the	ability	for	fire	trucks	to	execute	a	three-point	turn	
safely	and	permit	other	emergency	services	vehicles	to	pass.”	and	“Roads	must	be	
trafficable	in	all	weather	condi1ons	and	should	be	constructed	to	suit	a	15-tonne	Gross	
Vehicle	Mass	(GVM)”	

It	is	not	possible	to	execute	a	three-point	turn,	safely,	for	a	15-tonne	truck	on	Charlies	Road.	

The	applicant	acknowledges	“there	will	be	an	increase	in	traffic,	including	larger	vehicles	using	
the	road”.		

The	proposal	has	an	addi1onal	12	vehicles	per	day	traveling	up	to	three	1mes	each	way	-	once	
to	check	in,	at	least	once	to	go	out,	and	then	to	return.	Conserva1vely,	that	is	36	addi1onal	
vehicular	trips,	plus	four	staff	creates	a	total	daily	vehicular	load	of	44	trips	per	day.	This	does	
not	include	addi1onal	delivery	and	service	vehicle	traffic	(linen,	water,	rubbish	removal,	for	
example).		
This	is	a	quadrupling	of	current	traffic	levels	on	Charlies	Rd,	reducing	the	safety,	increasing	
conges1on,	decreasing	residen1al	amenity,	and	increasing	costs	to	maintain	the	road.	

9.			No	Net	Community	Benefit	
Whilst	no	defini1on	is	provided	for	“Net	Community	Benefit”	in	the	Planning	Scheme,	
tradi1onally,	net	community	benefit	implies	the	whole	community	benefits.	This	proposed	
development	does	not	quan1fy	any	benefit.	

 of 6 6

Community	Benefit	Calculation

Pros Cons
Business	profits	may	generate	tax	
income	

Council	land	rates	will	increase	

Possible	local	employment	

Possible	local	retail	consumption	

Unacceptable	fire	danger	to	patrons	and	
residents	

Increased	pollu1on	of	noise,	atmosphere	
and	land	fill	

Increased	density	of	an	area	currently	
enjoying	limited	density	

Decreased	visual	amenity	of	both	public	
and	private	land		

Loss	of	farm	land	due	to	scaQered	
permanent	structures	and	their	
associated	permanent	Surefoot	
founda1ons	

Increased	traffic	on	Charlies	Rd,	leading	to	
an	increase	in	council	costs	to	maintain	
the	road,	and	loss	of	amenity	to	residents	
and	safety	concerns
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Hi James,

If it’s not too late please consider this letter that I emailed to Goulburn Murray water, an addendum to my official
objections to the above Planning Application.

I now have three documents for you to consider.

1. this one below to Goulburn Murray Water
2. the one outlining the specific objections
3. the supporting photos of the specific objections.

I would ask you to please consider all three objections documents.

Thank you,

Dear Planning Referrals,

Ref: Hepburn Shire Planning Application PA3335, referral to Goulburn Murray Water

We are objectors to the above planning application and have a few questions regarding the subject land:
153 Charlies Road, Elevated Plains, VIC.

1. We understand you have submitted your report to council regarding the application, but we are not
aware of its contents. Please could you forward a copy to us via email?

2. Were you aware that the site has an unregistered bore? It was installed in early 2020. I believe this is
relevant to your decision, and the Waste Water Treatment considerations.

3. The site is in a designated Environmental Significance Overlay (ESO1) - Proclaimed Catchment
Protection. In the application PA3335, the water company, EWS, indicate that the site is “suitable” for
the use as described (maximum 26 people per day), and they have specified a design of the waste water
treatment plant that would reportedly comply with the regulations regarding polluting water courses.
However, their report says there are no bores on the land, and none on surrounding properties. This is
incorrect. There are bores, both on the subject land’s property, and adjacent properties (see
data.water.vic.gov.au). Further, there is an unregistered dam directly south, and downhill of of the
transpiration field, and is also not referred to in the EWS report. 

4. Are you aware of a VCAT case with Western Water regarding density issues in Catchment areas?

In a Red Dot VCAT decision in 2009 (Rozen v Macedon Ranges Shire Council), Dr Daniel Deere, an
expert in water quality management and public health microbiology, raised concerns about housing
density and the risk to water quality. It was Dr Deere’s expert view that the application for a planning
permit for four dwellings in 72 hectares cannot be supported at a density less than 1:40 ha. He gave
evidence that pathogens can result in human harm, and emphasised that risks arose not so much from a
properly functioning, well maintained waste water treatment plant, but from the failure of onsite waste
water management systems. "Exacerbating issues for the ongoing effective operation of onsite water
management systems include institutional limitations, temporal limitations (as new systems becomes
old) and human limitations (human error and/or deliberate changes to the operation of the onsite waste
water system).”  (ref http://www8.austlii.edu.au/cgi-bin/viewdoc/au/cases/vic/VCAT/2009/2746 html?
context=1;query=rozen;mask path=au/cases/vic/VCAT) 

In PA3335, it is proposed that there will be eleven plumbed-in dwellings (accommodations) on the
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property, in an area of about four hectares (most of which are on a slope of about 15 degrees, downhill
toward the south (our property and our neighbour’s), and east. If waste management of four dwellings in
72 hectares was deemed to be a density that creates an unacceptable risk by an expert, (which VCAT
agreed with, and decided to grant a permit for ONE dwelling in the 72 hectares, a decision that was
upheld by the Supreme Court on appeal), we think that eleven dwellings in four hectares to be an even
more unacceptable risk. 

5. We note the EWS report in PA3335 fails to address the following:
  a) The application proposes a pump well that is located within 30m of a waterway which is downhill
from the well, to pump raw effluent from the caravan area.

  b) The application proposes below ground sewer pipes near the Domes, which are within 30 metres,
downhill, of a waterway.

  c) The unregistered bore is within about 68 metres, (downhill?) of the LAA (transpiration field)

We have grave concerns that a septic system, whose below ground pipes, wells, tanks, and treatment
plants traversing across several hundred metres on the subject land, adjacent to our property, has the
potential to contaminate our bore water.

As Dr Deere said, the risk of contamination of a septic system when a density is higher than one
dwelling per 40 hectares, is cause for applying caution, and VCAT agreed. The land and the waterways
deserve the protections of the ESO1 overlay.

I hope you reconsider this application, which is not scheduled for decision until the February Council
meeting.

Please let us know your position. 

Thank you,
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Hepburn Shire Councillors 

(By email) 

May 5, 2022. 

Re: ‘Woodstock’ glamping proposal, PA3335. 

Dear Councillor, 

We understand this matter will again be before Council at the May meeting. Our earlier 

correspondence (November 2021) outlined our concerns that the proposed development is 

dangerous on two counts, these being the threat to human life that it represents and the precedent 

that it would set for future planning approvals in BMO1 areas, not only in Hepburn Shire but 

statewide.  

You will be aware that this application was before VCAT for its determination early in 2021 and 

that its finding was that no permit be issued because the threat to human life could not be 

reduced to an acceptable level. That finding hinged on the limitations and potential difficulties 

associated with the use of bushfire bunkers. 

Bushfire bunkers were not included in the original proposal (as outlined in PA 2703). These 

were a later addition when the CFA amended its position at VCAT, requiring that the Shelter in 

Place (SIP) structure be certified by a qualified fire engineer. The applicant then sought to 

replace the original above-ground SIP building with underground bunkers; the certification 

requirement would then be met by the manufacturer’s certification. 

Numerous issues arose with the underground bunkers. It was noted by the Tribunal and agreed 

by the bushfire experts engaged by both parties that with only an hour of breathable air in the 

bunker, they must be entered at the correct time, and furthermore that with the proposed 

accommodation units being spread over a broad area on the proposed site, marshalling prior to 

sheltering was necessary.  

All parties agreed that marshalling in an open paddock in fire wind conditions, indeed possibly in 

an ember shower, was not a viable option. Council’s bushfire expert, Mr Kevin Hazell, suggested 

that a BAL-rated building could be one solution, providing for marshalling prior to sheltering, 

the latter in an additional structure certified (as per the CFA’s requirements) to preserve life.2  

A reliance on underground bunkers entails additional issues due to the potential difficulties and 

aversions of visitors and staff in using them. It was noted by the Tribunal that ‘users would not 

 
1 Bushfire Management Overlay. 
2 Noted in Proposed Conditions in the annexure to Outline of Submission on behalf of Country Fire Authority. 
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generally be familiar with this technology and may not necessarily be physically and mentally 

prepared.’3  

The Current Proposal PA 3335 

Acknowledging these difficulties, the new proposal is based on removing underground bunkers 

altogether and instead providing a structure built to BAL29 standards. This might address the 

marshalling requirement suggested by Mr Hazell and affirmed by the Tribunal. The fact that it 

does not address the sheltering requirement is corroborated by the CFA’s reaffirmation of its 

requirement, in its response to the new proposal, that the SIP be certified by a suitably qualified 

‘fire safety engineer’. This requirement is not met by the proposal as it stands.  

Marshalling is not the same as sheltering. Similarly, a BAL rating (certifying that a building can 

withstand a certain level of bushfire attack) is not the same as certification that a structure will 

preserve life. Eliding these important distinctions has the potential outcome that lives will be 

placed at risk.  

It is our conviction that the concerns of the Tribunal are not addressed by the new proposal. It is 

essentially the same proposal as the original permit application from 2020, the shortcomings of 

which prompted the applicant (during the VCAT hearing) to replace the building that was 

required to be a certified SIP with prefabricated bunkers.  

There are additional shortcomings which the CFA does not address. These pertain to building 

safety standards: the accommodation units, being purportedly temporary, “movable dwellings”,4 

have been allowed to remain exempt from regulatory oversight. Several of these units are up to 

200 metres from the SIP, down a steep slope. The regulated maximum distance between a 

dwelling and its associated bushfire bunker is 20 metres.5 Here we see an additional factor which 

has the potential to place lives at risk. 

Clause 13.02-1S Bushfire Planning of the Hepburn Planning Scheme requires that the protection 

of human life be prioritized over all other policy considerations. In a case flagged as a Red Dot 

decision,6 the Tribunal noted that the policy is unequivocal in its requirement that priority be 

given to the preservation of human life.  

The certification requirement stipulated by the CFA is that the SIP structure be a place of secure 

refuge, certified to preserve life, therefore fulfilling the very same requirements of an 

 
3 Clifftop at Hepburn Pty Ltd v Hepburn SC [2021] VCAT 546, page 22. 
4 A “movable dwelling” is by definition “situated at and removed from a place within 24 hours” (Residential 
Tenancies Act 1997). The size of Yurts and Domes means this condition cannot be met.  
5 Performance Standard: The Design and Construction of Private Bushfire Shelters, Australian Building Codes Board 
2014. 
6 Department of Environment, Land, Water and Planning v Yarra Ranges SC [2019] VCAT 323. 
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underground bunker and being built to a comparable standard. With no tourist development ever 

having been approved which has an inbuilt reliance on any structure certified as a secure refuge, 

a decision to approve this development would be forever enshrined in planning law.7  

We are united in our firm conviction that the proposed site is inappropriate for this development 

and that it should not proceed.  

 

Addendum: relevant clauses. 

1. Clause 57 from Clifftop at Hepburn Pty Ltd v Hepburn SC [2021] VCAT 546. 

57 I understand that use of a private bushfire shelter in this sort of accommodation land 

use has not been previously approved in Victoria. None of the parties or the experts were 

able to identify an example. The CFA referred to designs for a nearby aged care facility 

but noted that this was for a “shelter in place refuge” which is within a building similar to 

“shelter in place building (SIP)” approved for schools. Mr Peake referred to the use of 

similar shelters by Melbourne Water. 

2. Selected clauses from the new Hepburn Planning Scheme indicating that this proposal is 

not supported:  

13.02-1S Bushfire planning 

Protection of human life 

Give priority to the protection of human life by: 

• Prioritising the protection of human life over all other policy considerations. 

• Directing population growth and development to low risk locations and ensuring 

the availability of, and safe access to, areas where human life can be better 

protected from the effects of bushfire. 

 

14.01-2L Sustainable agricultural enterprises 

Discourage the use and development of rural land for accommodation, food and drink 

premises, place of assembly or shop, except for a dwelling in the Rural Living Zone. 

65.01 Approval of an application or plan 

Before deciding on an application or approval of a plan, the responsible authority must 

consider, as appropriate: 

• The orderly planning of the area. 

• The effect on the environment, human health and amenity of the area. 

 

 
7 Clifftop at Hepburn Pty Ltd v Hepburn SC [2021] VCAT 546: paragraph 57. 
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Respectfully, the Objectors of the Elevated Plains and Mt Franklin communities. 
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Hepburn Shire Council 

PO Box 21, Daylesford 3460.  

October 22, 2021. 

Re: Permit application No. PA3335 – 153 Charlies Rd.  

I am writing in objection to the proposed development covered by planning application 
PA3335. My main points of objection to the previous development proposal for this site 
(covered by PA2703) still stand. In terms of the potential impact on my home and family, 
little has changed. 

I settled in Charlie’s Road Elevated Plains in 1997. The location was carefully selected for its 
Rural Residential zoning. I believe the proposed development would forever change the 
essential character of our neighbourhood that attracted me and my wife here 25 years ago. 
The neighbourhood is a close group who look out for each other and see ourselves as the 
trusted custodians of our beautiful hamlet. We all abide in and treasure the original vision for 
the usage of this land and are in disbelief that someone (a non resident) could trample all over 
our shared and sustainable interests.  

The impact on me and my household to which I frame the objection: 

1. Charlies Road is not built to carry the greatly increased traffic that would result from this 
development. It is unsealed, narrow, and very steep in sections with blind crests. Residents 
know how to respond to its challenging conditions. But if the development were to proceed, 
most users of the road would be first-time users. Along with the noise and dust from the 
increased traffic, safety issues for all users would arise. It is not hard to imagine campers, 
service vehicles, cleaners, delivery trucks for water and firewood, garbage trucks, dogs 
chasing wildlife etc. This would be unworkable for me because I work from home writing 
music and require minimum disturbance. 

2. Bushfire hazard is a fact of life in this area. The development would mean more guests 
than there are residents of Charlies Road, all of them unfamiliar with the location and most 
unfamiliar with the bush and its dangers. We have had two major fires in last two years. If 
fully occupied, 26 guests would be accommodated on a high-risk site with no supervision 
after hours. There is only one way in and out, and that’s through the bush. It is too much to 
expect guests from elsewhere particularly cities to have our deep appreciation for the dangers 
of bushfires and how easily they start and spread. Guests are at risk of entrapment. Residents 
are at risk of embers left to waft on the breeze from fires lit on cold nights which can occur at 
any time of year. Any rules which may be in place to preclude this can too easily be allowed 
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to fall by the wayside over time. And they can be too easily forgotten altogether if 
unsupervised visitors have had a few too many drinks. I foresee a tragedy waiting to happen.  

3. More than doubling the population of Charlies Road overnight will surely have an impact 
on the wildlife. I have been active in the area of habitat augmentation for our native 
marsupials, owls, and bats for decades. I monitor film and register these habitat boxes 
through Connecting Country Castlemaine and the DSE expert in phascogales Andrew 
Arnold.  I have learnt that these delicate animals are on the brink of survival; to survive into 
the future they require the Dry Diggings bush reserve to be very quiet, free from visitors’ 
dogs and left alone. They in fact need more protected land as they migrate to areas such as 
Porcupine Ridge and Yandoit to maintain genetic diversity. We have a nesting pair of eagles 
600 m from the proposed site also facing the same negative impact. These creatures are 
extremely shy and need what’s left of our wide open spaces to be free from people. 

4. The yurts and domes are purported to be temporary structures, removable within 24 hours. 
But they have permanent footings and bathrooms, kitchens, plumbing and wiring, so how can 
this possibly be the case. The development site is farmland, and permanent structures on this 
farmland can only mean that it will be permanently removed from agricultural use. The olive 
grove next door to the proposed development site is clear proof that this is valuable 
agricultural land. Allowing such a development would set a dangerous precedent for further 
exploitation of our area.  

Charlies Road community is a fantastic collection of people who are active in the community 
and roll up our sleeves when people need help. We look out for each other in fire season and 
know the risks and what to look out for. We collectively share the vision of handing our land 
and legacy over to generations of people who can grow food, care and nurture the 
environment or just write some music. If this proposed development is approved it is possible 
that eventually the very thing that makes this area special and attractive will be gone. 
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Hepburn Shire Council 

shire@hepburn.vic.gov.au 

 

October 12, 2021 (revised November 9, 2021). 

 

Re: Permit application No. PA3335 – 153 Charlies Rd, Elevated Plains. 

 

I write in objection to the proposal covered by PA3335. I believe the proposed 

development is inappropriate for this location on a number of counts. My reasons, 

set out below, fall into two broad categories:  

1. The wellbeing of guests staying during the bushfire season will be placed in jeopardy 

and in the worst case scenario, lives may be lost. No-one wants to see this happen in 

their neighbourhood.  

2. The interests of an entire neighbourhood will be overridden and the rural amenity they 

have sought will be destroyed.  

All of this must be weighed against the purely commercial interest of one party, a non-

resident of the area. When the interests and wellbeing of all parties including the clientele are 

considered it is clear that the development is inappropriate for this location.  

 

The inappropriateness of the proposed development location is apparent on two counts: 

1. The potential impact of the development on the community means that it finds little 

support in the Hepburn Planning Scheme.  

2. The many shortcomings and contradictions remaining in the development proposal 

itself, even in this revised form after a VCAT review of Hepburn Shire Council’s 

decision in 2020 to refuse planning permission, which strongly suggest that these 

issues cannot be resolved.  

The proposal is for more persons than there are residents of Charlies Road to be 

accommodated on a confined site subject to high fire risk and without a second means of 

egress. All would be first-time users of Charlies Road and most would be unfamiliar with the 

dangers associated with camping in dry bushland. Among the impacts of this would be these:  

1. The rural amenity of an entire neighbourhood would be destroyed and its character 

forever changed. The proposed development is intrusive and is inconsistent with the 

objectives of the Planning Scheme at the following points:  

 Inconsistent with 13.07-1S Land use compatibility, which has the objective to 

safeguard community amenity. 

 Inconsistent with 15.01-5S Neighbourhood character, which has the objective to 

recognise, support and protect neighbourhood character, cultural identity, and 

sense of place. 

 Inconsistent with 15.01-6S Design for rural areas, which has the objective to 

ensure development respects valued areas of rural character.  

 Not supported by 65.01 Decision Guidelines, which states that the responsible 

authority must consider the orderly planning of the area and the affect on the 

amenity of the area. 
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The development proposal makes the claim that the individual accommodation units will 

have muted tones and will therefore conform to the requirements of 15.01-5S and 15.15-6S. 

But the development as a whole is not considered here, part of which must be the intrusion of 

traffic along Charlies Road that it would entail. What is true of the parts is not necessarily 

true of the whole; a single caravan in the bush has minimal impact, but a caravan park has 

significant impact.  

 

2. The safety of travel for all parties along Charlies Road will be compromised should 

the development proceed. Charlies Road is not built to carry the load of traffic that the 

development would entail, having several points of non-compliance: 

 Steep gradients, indicated in a survey of the entire length of Charlies Road
1
 as 

exceeding 20% at some points and therefore not compliant with Table 5 Vehicle 

access design and construction listed in 53.02-5 under 53.02 Bushfire planning. 

 Blind crests where the carriageway is also narrow. 

 Narrow sections that make passing a truck impossible, among these the frequent 

delivery trucks that would be associated with the development.  

 A T-intersection blind to oncoming traffic, with the only safety measure a convex 

mirror which achieves nothing. For traffic exiting Charlies Road and turning right 

onto Hepburn-Newstead Road, there is no time to react if a car comes over the hill 

from Hepburn. 

The evidence of a traffic expert, Mr Gnanakone, is cited in the development application. 

None of the above issues were noted in his report. Instead he refers to ‘undulations’ on 

Charlies Road. No actual measurements and no design standards are cited by Mr Gnanakone. 

Mr Gnanakone accepts the convex mirror as a means of mitigating the risk of a vehicle 

interaction at the T-intersection. He fails to mention that convex mirrors are designed for 

blind corners and are completely ineffective on blind crests. 

Other inconsistencies in the development application are noted. Being erected on elevated 

platforms and connected to mains power and plumbing as well as having bathrooms installed, 

the accommodation units must be regarded as permanent structures because the condition for 

a temporary structure that it be demountable within 24 hours is impossible to meet. Therefore 

the claim repeated throughout the application that the accommodation units are 

‘temporary/moveable structures’ is false and the development unquestionably entails the 

permanent removal of agricultural land from productive use.  

 

Were the development to proceed, the door would be left ajar for agricultural land throughout 

the district to be consumed by future multi-dwelling developments that blur the line between 

temporary and permanent structures. Its approval would have regional impacts; these must be 

considered as per the requirements of 71.02-3 Integrated decision making. 

 

The permit application claims that the proposal appropriately responds to the overarching 

objective under 13.02-1S Bushfire planning which requires that priority be given to the 

preservation of human life and that development be directed to low risk locations. This claim 

is false: what the development proposal prioritises is the commercial interest of one party.  

 

                                                           
1
 See attached survey data by Ararat Survey Pty Ltd. 
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The reasons for the Charlies Road site being inappropriate for this development are numerous 

and compelling. There are none that necessitate its being placed in this location. Approval of 

this development proposal cannot be regarded as an orderly planning outcome for the area.                     

lies Rd. 
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Hepburn Shire Council 
PO Box 21, Daylesford 3460. 
 
  
October 22, 2021. 
Re: Permit application No. PA3335 – 153 Charlies Rd. 
 
We write to present our objections to PA3335 ahead of consideration at Shire Planning. 
 
We object because this proposed development poses an unacceptable risk to the safety of prospective 
users of the facility and we the nearby residents alike. We object because PA3335 would bring a loss 
to lifestyle and amenity to we who live in Elevated Plains. 
 
The opening address to Councillors in the applicant's new 334-page submission for a permit suggests 
that this caravan/camping development should be viewed as an act of beneficence to the Hepburn 
community. We are of the completely opposing view. PA3335 is in essence a plan for the possible 
financial gain of one individual at the cost of the safety and well-being of an entire community. It is an 
entirely inappropriate development for this location. 
 
1. Fire 
We have the experience of losing our previous family home to fire. As recently as February 2019 we 
have had to evacuate from a fire starting in Mannings Road (the smoke of which engulfed the land of 
the proposed development to the point of invisibility) With our neighbours, we have undertaken a 
training program for fire emergency. We have all long maintained a neighbourhood fire emergency 
Telephone Tree network. Additionally, a few residents have gone to the expense of having fire bunkers 
installed on their properties. These precautionary measures we deem essential because our roads - 
Lithia Lane, Charlies Road, Mannings Road and Powells Lane are tree lined corridors to Wombat State 
Forest. Our greatest fear is that a bushfire starting there could quickly be of such magnitude as to 
threaten any or all of us. 
 
It is of staggering disregard that the applicant has proposed that a camping/glamping development be 
suitable on land that directly abuts this forest. A camping or glamping experience is synonymous with 
having a 'campfire'. Regardless of the applicant's insistence that these are prohibited except in provided 
fire pits, the likelihood is that after 6:00pm when there is no supervision, at some point in time less 
responsible guests will make their own campfire with the nearest fuel source being the forest at a couple 
of minutes walking distance. Add to this the carefree element of the weekend away, alcohol 
consumption, the inexperience of guests to campfires and their extinguishment, fuel load, wind 
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conditions etc and the stage is set for risk of life. It makes little difference that the proposed 
development excludes usage of days of Total Fire Ban as fire and campfires are unpredictable events. 
 
The immediate risk is to the campers themselves. Their 12 accommodations are not of BAL rated 
construction. The developer circumvents fire and building regulations by purporting these 'camping' 
structures to be readily removable structures even though they are plumbed, hard wired and affixed to 
the ground supports. Flight distances to the proposed 'Shelter in Place' of refuge are also patently too 
far from their abodes.   
 
2. Evacuation 
For the campers and we the residents there is no assured route for emergency evacuation as Charlies 
Road dead ends and is thus the only entry or exit to the applicant's site. Given that the road is unsealed, 
narrow and exceptionally steep, this represents as a very high-risk situation for residents, visiting 
tourists and emergency services across every fire season to come. Vehicles might find the road blocked 
and likewise emergency vehicles attempting entry.  
 
3. Traffic  
Our residence is on Lithia Lane which is accessed from Charlies Road which is clearly unsuitable for 
this development even before the risks of fire and emergency evacuation. Unsealed Charlies Road is 
one of the most steeply undulating in the Shire. Drivers are blind to on-coming traffic until the crest 
of hills. The right turn from Charlies Road into Hepburn Newstead Road is a constant danger even for 
we who are most familiar with it. Cars approaching from Hepburn might crest the hill and collide at 
any time. Exiting visitors traffic would have no awareness of this risk. Along Charles Road more 
generally driving is always challenging. There are several blind crests, sudden turns and dips presenting 
a risk that is only is magnified at night and in wet conditions. The many prospective visitors unfamiliar 
to driving this road represent a safety risk to themselves and we who live here. 
Presently the small number of resident users are cognisant of and careful with these road conditions. 
The tourist flow of traffic unfamiliar with the road from the PA3335 development renders the road 
much more unsafe.  
 
4. Amenity and Lifestyle  
All of us within this small and close community have moved here or chosen to stay (including a few 
generational continuity) because the lifestyle we share is of complete contrast to the more built-up 
residential and commercial on-goings of Daylesford, Hepburn and Hepburn Springs. We cherish less 
traffic, less noise, sustainable living, a closeness to nature and the valuable sense of neighbourhood that 
these things engender. A constant flow of tourist visitors along Charlies Road would for certain 
diminish the quality of our individual lives and our community. The 'camping' style of this 
development invites much more vehicular movement than a typical guest accommodation for the fact 
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that guests have little entertainment beyond the confines of their 'yurt' or 'caravan' and would likely 
take drives in an out over the course of their stay. Additionally, this form of tourist facility requires 
more service vehicles for management, cleaning, water delivery etc of as to meet the requisites of up 
to thirty people over a weekend.  
 
We do not at all object to tourism operations within Elevated Plains or indeed along Charlies Road, as 
this of course is an important local industry. But tourism needs to be benign and not in direct conflict 
with the lifestyle of the people residing alongside it and it should in no way cause a risk to human life. 
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HEPBURN SHIRE COUNCIL 
Planning Department  
PO Box 21 
DAYLESFORD 3460 
VICTORIA 
shire@hepburn.vic.gov.au 
 
8th October 2021 
 
Dear Sir / Madam 
 
STATEMENT  OF  GROUNDS:  Objection  to  PA  3335;  153  Charlies  Road  ELEVATED  PLAINS  
VIC:     

Use  and development of  land for  a  camping  and  caravan  park  and associated 
business identification  signage 

 
Kindly find below reasons for the objection to PA3335. 

Character of the local area / Visual pollution 

This area of Elevated Plains is a secluded area of Hepburn, predominantly farming land which abuts 
public and private forests. The existing developments are minimal, well‐spaced, sympathetic and 
non‐obtrusive.  The proposed camping and caravan park will permanently bring a detrimental 
change to the character of area and will detract from the natural qualities of the landscape. 

One of the most striking features of the land we acquired is the views down the valley all the way to 
the ranges ‐ with minimal or no signs of development.  Statements made by the applicant such as 
“…appropriately sited … and will not detract from the rural landscape features of the area…” is 
purely subjective and incorrect in the opinion of exiting residents. 

This type of development (which is effectively a trailer park) to the north of Mannings Road amounts 
to a significant change of lifestyle than that is currently practiced.  This type of tourism is not 
compatible with the adjoining and nearby land uses. 

This development will destroy the essence that attracted people to this area in the first place, it 
amounts to more than a monetary loss. 

The incumbents chose to lead this lifestyle, not the tourist lifestyle.  This development destroys what 
attracted people to this place.  
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Use of the terms “Temporary” / Materials Used & Classification of Building 

Although the words “temporary and moveable” are used in the applicant’s proposal a number of 
times, it would seem that the proposed structures are neither temporary in their intended use, nor 
in their construction, nor is there any appetite to ever move or remove them. 

The term “temporary” supposes that there is a time period associated with its construction – this is 
not indicated in the applicant’s proposal.  

If no time period is indicated, and there is no intention of moving or removing the structure then 
one must assume that it is permanent, thereby subject to a different set of regulations.  

If these buildings are permanent, one would assume this in turn should affect the classification of 
the building and thereby the materials of construction that are allowed to be used on classified 
permanent structures.  

By circumventing these requirements the applicants are bypassing the regulations put in place to 
protect people and property, and thereby increasing the risk to property and life.   

In reviewing the application drawings, and comparing them to other “permanent” structures, it 
would seem that both the yurts and the domes are permanent buildings with fabric roofs and walls. 
The construction of these buildings is not in line and seeks to undermine the intent of local building 
regulations.  

To summarise, the end result of this proposal is that the applicants are effectively applying to 
build long term accommodation, without complying with the local regulations, thereby resulting in 
a monetary reward for the applicants at the expense of subverting the risk mitigations to people 
and property that the regulations were initially put in place to protect.  

Increased Bushfire Risk including to surrounding areas 

Increasing the mobilization of personnel and machinery in an area will ultimately increase the 
underlying likelihood associated with initiating a bushfire.   

This risk likelihood is further amplified with the construction of outside entertainment areas where 
there is a possibility of fires, which could proceed out of control (e.g. campfires, BBQ’s, smoking, 
etc.).  There is no proposed onsite control or adequate onsite fire suppression to mitigate against 
this occurrence. 

Although the applicant has attempted to address the consequences and the fire protection provision 
in the event of bushfires for maximum occupancy within its boundary, there is no control in place to 
limit an influx of visitors, particularly orchestrated through social media.  This increases the risk to 
life during a bushfire event. 

In addition, bushfires have a tendency of ignoring property boundaries.  What has not been 
considered is the increased likelihood and impact of a bushfire to surrounding properties, livestock 
and population as a result of this development. 

An out‐of‐control fire initiated at the property during the right conditions (hot day, north westerly 
blowing up and through the valley, visitors ignoring risk and restrictions, etc) will significantly impact 
properties on Mannings Road as the fire soars up the hill.  Control measures to mitigate against this 
risk will have to fall upon the adjoining and local property owners – this is not a suitable outcome, 
nor is it reasonable.  This proposal does not prioritise protection of human life and that of livestock, 
and increases the vulnerability of the entire local population (Elevated Springs, Hepburn etc.) to 
bushfires.  
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Increased Noise Pollution / Nuisance:  

The major source of noise at night is intermittent and remote traffic along the Midland Hwy which is 
located over 2km away, and the occasional stray nocturnal creature.  At its worse, the noise profile is 
faint and intermittent.  Background noise readings on a still night is below 40dB.  

The attached sound bite, captures the “serenity” at the property pre‐development. 

Mannings rd at 
night.m4a

 

There is serious concern that 20+ people partying on an elevated deck located less than 300m from 
our property will affect this ambiance.   

Night time background noise from this proposed development, predominantly people 
accommodated at the proposed development, equipment like air conditioning units, pumps, etc. 
and use of the elevated communal entertainment areas located less than 300m from our dwelling, 
will significantly increase.  There are no noise abatement provisions and no onsite noise control.  
Even though the proposal limits the occupancy, there is no control in place to limit an influx of 
visitors, particularly orchestrated through social media.  

This will adversely affect health and quality of life on our and our neighbour’s property.  

The Environmental Protection Authority (EPA) Victoria provides guidelines regarding noise from 
industry in regional areas which I do not believe have been addressed.  This includes maximum 
allowable noise and increases to background noise at night.  

 

Increased Light Pollution:  

The light pollution in this area is minimal, and mainly originates in Daylesford to our South.  

The northern aspect of the night sky avails itself to stargazing and astronomy. Light associated with 
the additional dwellings to the North of our property, plus any peripheral lighting that is required 
under the code will increase the light pollution in the area and adversely affect the experience. 

 

Increased Security Risk / Loss of Privacy 

Increasing travellers in an area that is predominately farming, brings other concerns such as security 
and privacy.  With this type of development there will be a substantial increase in the stream of 
transient groups of personnel, through and into an area that is not set up to safely and securely 
manage large groups of people.  

“Woodstock” (1969) and its associated failures to manage human mobility may very well be an 
appropriate name of the development, considering the limited on‐site management presence.  

Even though the proposal limits the occupancy, there is no control in place to limit an influx of 
visitors particularly orchestrated through social media.  

This proposal also increases the risk of trespassing onto land, and associated thefts.  
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Increased Vehicular Traffic:  

We use Charlies Road as an alternate and shortcut route to get to Hepburn, and as part of our bush 
fire escape plan.  Charlies Road is a rough country track at best, at worse and in an emergency it 
could it could pose significant risk to safe vehicular traffic and human life.  Considering the additional 
load of vehicular traffic per day, plus the “city factor”, also known as "I have no idea how to drive on 
a dirt track safely and with consideration of the locals”, we have a real concern.   

Council will have to significantly increase the maintenance on this road to keep it safe and suitable 
to vehicular traffic. The traffic associated with the proposed accommodation has the increased 
likelihood of undermining the road, in particular during the wet season.  In the dry, vehicular traffic 
from the development will increase dust in the area which is unpleasant and can be a health hazard 
for the locals.  No dust suppression measures have been identified in the applicant’s proposal.  

Mannings Road currently has the issues described above, and has significantly less traffic than 
Charlies Road. 

 
Regards, 
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11 A RESILIENT AND SUSTAINABLE ENVIRONMENT
11.1 SOLAR SAVERS 2021/2022 - DECLARATION OF A SPECIAL RATES SCHEME

DIRECTOR COMMUNITY AND DEVELOPMENT

In providing this advice to Council as the Sustainability Officer, I Manny Pasqualini 
have no interests to disclose in this report.

ATTACHMENTS

1. CONFIDENTIAL - Declaration of a Special Charge Scheme for Solar Savers 
Program - May 20 [11.1.1 - 30 pages]

EXECUTIVE SUMMARY

Hepburn Shire Council is making solar power more accessible to low-income 
households through the Solar Savers program. It is among the first programs in 
Australia enabling households to install solar photovoltaic systems (solar PV) and pay 
them off through a special charge scheme over 8 years. This project was specifically 
aimed at pensioner households, who are more vulnerable to increasing energy costs.

This report recommends Council declare a Special Charge Scheme under Section 163 
of the Local Government Act 1989 for the purposes of defraying expenses relating to 
the provision of solar energy systems on residential properties participating in the 
Solar Savers scheme. Council included $125,000 funding for the 2021/2022 budget. 
The total cost of the works is calculated at $43,595.29 GST exclusive, of which 
property owners will contribute the entirety over an 8-year period (payback period).

On 15 March 2022 Council resolved to advise of its intention to declare a Special 
Charge, to publish a public notice and to request and to hear submissions under 
section 223 of the Act.  Council published a public notice which was posted in the 19 
March 2022 edition of The Courier newspaper. The public notice advised of the 
proposed declaration and invited submissions under section 223 of the Act by 5pm 
on 29 April 2022. The outcomes are outlined below:

 No submissions or objections were received. 
 No households have made requests to withdraw from the scheme due to 

changed circumstances.

OFFICER’S RECOMMENDATION

That Council:

1. Having considered all submissions received and taken account of all 
objections lodged and complied with the requirements of sections 163A, 163B 
and 223 of the Local Government Act 1989 (‘Act’), and otherwise according to 
law, hereby declares a Special Charge (‘Special Charge’) under section 163 of 
the Act as follows: 
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a. A special charge is declared for the period commencing on the 
day on which Council issues a notice levying payment of the 
special rate and concluding on the eighth anniversary of that 
day.

b. The special charge be declared for the purpose of defraying any 
expense incurred by Council in relation to the provision of 
solar energy systems on residential properties participating in 
the Solar Savers scheme, which:
i. Council considers is or will be a special benefit to those 

persons required to pay the special charge (and who are 
described in succeeding parts of this resolution); and

ii. arises out of Council's functions of advocating and 
promoting proposals which are in the best interests of 
the community and ensuring the peace, order and good 
government of Council's municipal district.

c. The total:
i. cost of performing the function described in paragraph 

1(b) of this resolution be recorded as $43,595.29; and
ii. amount for the special charge to be levied be recorded as 

$43,595.29, or such other amount as is lawfully levied as 
a consequence of this resolution.

d. The special charge be declared in relation to all rateable land 
described in the table included as Appendix B to this report, in 
the amount specified in the table as applying to each piece of 
rateable land.

e. The following be specified as the criteria which form the basis of 
the special charge so declared:
Ownership of any land described in paragraph 1(d) of this 
resolution.

f. The following be specified as the manner in which the special 
charge so declared will be assessed and levied:
i. a special charge calculated by reference to the size of the 

solar energy system being installed and the particular 
costs of installation at each property participating in the 
Solar Savers scheme, in respect of which a Householder 
Agreement has been executed, totalling $43,595.29, 
being the total cost of the scheme to Council;

ii. to be levied each year for a period of 8 years.
g. Having regard to the preceding paragraphs of this resolution 

and subject to section 166(1) of the Act, it be recorded that 
the owners of the land described in paragraph 1(d) of this 
resolution will pay the special charge in the amount set out in 
paragraph 1(f) of this resolution in the following manner:
i. payment annually by a lump sum on or before one month 

following the issue by Council of a notice levying 
payment under section 163(4) of the Act; or
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ii. payment annually by four instalments to be paid by the 
dates which are fixed by Council in a notice levying 
payment under section 163(4) of the Act.

2. Council considers that there will be a special benefit to the persons required to 
pay the special charge because there will be a benefit to those persons that is 
over and above, or greater than, the benefit that is available to persons who 
are not subject to the proposed special charge, as a result of the expenditure 
proposed by the special charge, in that the properties will have the benefit of 
a solar energy system being installed.

3. Council, for the purposes of having determined the total amount of the special 
charge to be levied:

a. considers and formally records that only those rateable 
properties included in the Solar Savers scheme as proposed will 
derive a special benefit from the imposition of the special 
charge, and there are no community benefits to be paid by 
Council; and

b. formally determines for the purposes of section 163(2)(a), (2A) 
and (2B) of the Act that the estimated proportion of the total 
benefits of the special charge to which the performance of the 
function or the exercise of the power relates (including all special 
benefits and community benefits) that will accrue as special 
benefits to the persons who are liable to pay the special charge 
is 100%.

4. Council directs that notice be given to all owners and occupiers of properties 
included in the Scheme and all persons who have lodged a submission and/or 
an objection in writing of the decision of Council to declare and levy the 
Special Charge, and the reasons for the decision. For the purposes of this 
paragraph, the reasons for the decision of Council to declare the Special Rate 
are that –

a. There is no objection to the Scheme and it is otherwise 
considered that there is a broad level of support for the Special 
Charge from all property owners and occupiers;

b. Council considers that it is acting in accordance with the 
functions and powers conferred on it under the Local 
Government Act 1989, having regard to its role, purposes and 
objectives under the Act, particularly in relation to its functions 
of advocating and promoting proposals which are in the best 
interests of the community and ensuring the peace, order and 
good government of Council's municipal district.

c. all persons who are liable or required to pay the Special Charge 
and the properties respectively owned or occupied by them will 
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receive a special benefit of a solar energy system being installed 
at the property. 

5. Where a Householder wishes to withdraw from the Scheme, Council agrees to 
such withdrawal where the Householder has given written notice of their 
desire to withdraw from the Scheme before Council has incurred any 
expenditure in relation to the Householder's solar PV system.

6. Council receives a further update on the Solar Savers project in 2022 following 
installation of solar systems at households. 

MOTION

That Council:

1. Having considered all submissions received and taken account of all 
objections lodged and complied with the requirements of sections 163A, 163B 
and 223 of the Local Government Act 1989 (‘Act’), and otherwise according to 
law, hereby declares a Special Charge (‘Special Charge’) under section 163 of 
the Act as follows: 

a. A special charge is declared for the period commencing on the 
day on which Council issues a notice levying payment of the 
special rate and concluding on the eighth anniversary of that 
day.

b. The special charge be declared for the purpose of defraying any 
expense incurred by Council in relation to the provision of 
solar energy systems on residential properties participating in 
the Solar Savers scheme, which:
i. Council considers is or will be a special benefit to 

those persons required to pay the special charge 
(and who are described in succeeding parts of this 
resolution); and

ii. arises out of Council's functions of advocating and 
promoting proposals which are in the best 
interests of the community and ensuring the 
peace, order and good government of Council's 
municipal district.

c. The total:
i. cost of performing the function described in 

paragraph 1(b) of this resolution be recorded as 
$43,595.29; and

ii. amount for the special charge to be levied be 
recorded as $43,595.29, or such other amount as 
is lawfully levied as a consequence of this 
resolution.
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d. The special charge be declared in relation to all rateable land 
described in the table included as Appendix B to this report, in 
the amount specified in the table as applying to each piece of 
rateable land.

e. The following be specified as the criteria which form the basis of 
the special charge so declared:

Ownership of any land described in paragraph 1(d) of this 
resolution.

f. The following be specified as the manner in which the special 
charge so declared will be assessed and levied:
i. a special charge calculated by reference to the size 

of the solar energy system being installed and the 
particular costs of installation at each property 
participating in the Solar Savers scheme, in 
respect of which a Householder Agreement has 
been executed, totalling $43,595.29, being the 
total cost of the scheme to Council;

ii. to be levied each year for a period of 8 years.
g. Having regard to the preceding paragraphs of this resolution 

and subject to section 166(1) of the Act, it be recorded that 
the owners of the land described in paragraph 1(d) of this 
resolution will pay the special charge in the amount set out in 
paragraph 1(f) of this resolution in the following manner:
i. payment annually by a lump sum on or before one 

month following the issue by Council of a notice 
levying payment under section 163(4) of the Act; 
or

ii. payment annually by four instalments to be paid by 
the dates which are fixed by Council in a notice 
levying payment under section 163(4) of the Act.

2. Council considers that there will be a special benefit to the persons required to 
pay the special charge because there will be a benefit to those persons that is 
over and above, or greater than, the benefit that is available to persons who 
are not subject to the proposed special charge, as a result of the expenditure 
proposed by the special charge, in that the properties will have the benefit of 
a solar energy system being installed.

3. Council, for the purposes of having determined the total amount of the special 
charge to be levied:

a.             considers and formally records that only those rateable 
properties included in the Solar Savers scheme as proposed will 
derive a special benefit from the imposition of the special 
charge, and there are no community benefits to be paid by 
Council; and
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b.             formally determines for the purposes of section 163(2)(a), 
(2A) and (2B) of the Act that the estimated proportion of the 
total benefits of the special charge to which the performance of 
the function or the exercise of the power relates (including all 
special benefits and community benefits) that will accrue as 
special benefits to the persons who are liable to pay the special 
charge is 100%.

4. Council directs that notice be given to all owners and occupiers of properties 
included in the Scheme and all persons who have lodged a submission and/or 
an objection in writing of the decision of Council to declare and levy the 
Special Charge, and the reasons for the decision. For the purposes of this 
paragraph, the reasons for the decision of Council to declare the Special Rate 
are that –

a.             There is no objection to the Scheme and it is otherwise 
considered that there is a broad level of support for the Special 
Charge from all property owners and occupiers;

b.             Council considers that it is acting in accordance with the 
functions and powers conferred on it under the Local 
Government Act 1989, having regard to its role, purposes and 
objectives under the Act, particularly in relation to its functions 
of advocating and promoting proposals which are in the best 
interests of the community and ensuring the peace, order and 
good government of Council's municipal district.

c.             all persons who are liable or required to pay the Special 
Charge and the properties respectively owned or occupied by 
them will receive a special benefit of a solar energy system being 
installed at the property. 

5. Where a Householder wishes to withdraw from the Scheme, Council agrees to 
such withdrawal where the Householder has given written notice of their 
desire to withdraw from the Scheme before Council has incurred any 
expenditure in relation to the Householder's solar PV system.

6. Council receives a further update on the Solar Savers project in 2022 following 
installation of solar systems at households. 

Moved: Cr Lesley Hewitt
Seconded: Cr Brian Hood
Carried

BACKGROUND

Hepburn Shire Council is making solar power more accessible to low-income 
households through the Solar Savers program. It is among the first programs in 
Australia enabling households to install solar photovoltaic systems (solar PV) and pay 
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them off through a special charge scheme over 8 years. Council has committed 
through its Council Plan (2021-2025) and other programs that it supports, to not only 
to reduce greenhouse gas emissions, but to support those most vulnerable to climate 
change impacts and increasing energy costs. This project was specifically aimed at 
pensioner households, who are more vulnerable to increasing energy costs.

Solar photovoltaic technology (solar PV) provides a wide range of community 
benefits including:

 Reduction in household energy bills
 Future-proofing against increasing costs of electricity
 Increasing the value of the home
 Reduction in household carbon footprint

In addition, the community benefits of the Solar Savers SRC program are:

 Addresses the cost barrier of solar - Council pay the up-front costs which 
households gradually repay at no interest, making solar more affordable.

 Targets more vulnerable households, specifically pension card holders who 
may have a low income and experience energy bill stress.

 Solar Savers complete an energy bill assessment for the household to advise 
if solar will be a good financial option and ensure they will not be out-of-
pocket during the loan period.

 Solar Savers have independently evaluated and selected a trusted and 
accredited installer, to ensure the systems installed are of good quality and 
workmanship.

 Increased take-up of renewable energy increases the sustainability of the 
community.

Council included $125,000 funding for the project in the 2021/2022 budget and 
resolved to implement the Solar Savers project to install solar energy systems on 
homes receiving pensioner rate rebates through the establishment of a special 
charge scheme. Through an open tender process led by MAV Procurement, Macedon 
Ranges Solar Power was appointed to provide quotes and supply and install the solar 
energy systems. 

To ensure that participating homes were aware of and agreed to the quoted system, 
price and the proposed special charge scheme, an agreement between Council and 
participants was developed (see Appendix A - Householder Agreement). This 
agreement has been signed by the owner of each of the 8 households included in the 
proposed special charge scheme.

 Solar energy systems of 3.3kW – 6.6kW were available through the program and 
have been sized to maximise the financial benefits to participating households. It is 
estimated that the average participating household will save $100 above their rate 
repayments in electricity bills over the first year based on current electricity pricing. 
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After 8 years households are expected to save in the order of $400 - $500 per year 
on electricity bills (although this will vary from household to household). 

Council is making solar power more accessible to low-income households through 
the Solar Savers program. It is among the first programs in Australia enabling 
households to install solar PV systems and pay them off through a special charge 
scheme over 8 years. Council has committed through its Council Plan (2021-2025) 
and other programs that it supports, such as Hepburn Z-NET, to not only reduce 
emissions, but to support those most vulnerable to climate change impacts and 
increasing energy costs. 

On 15 March 2022 Council resolved to give notice of its intention to declare a special 
charge for the purpose of defraying any expense incurred by Council in relation to 
the provision of solar energy systems on residential properties participating in the 
Solar Savers scheme. 

Council resolved to advise of its intention to declare a Special Charge, to publish a 
public notice and to request and to hear submissions under section 223 of the Act. 
Section 223 requires that Council publish a public notice specifying the date by which 
submissions are to be made, being a date which is not less than 28 days after the 
date on which the public notice is published. Section 223 also entitles any person 
making a submission to request a hearing by Council of their submission.

Public notice was posted in the 19 March 2022 edition of The Courier newspaper. 
The public notice advised of the proposed declaration and invited submissions under 
section 223 of the Act by 5pm on 29 April 2022. The outcomes are outlined below:

 No submissions or objections were received. 
 No households have made requests to withdraw from the scheme due to 

changed circumstances.

KEY ISSUES

Under Section 163 of the Local Government Act 1989 (Act), Council is empowered to 
declare a special charge for the purposes of defraying any expenses in relation to the 
performance of a function or the exercise of a power of Council, if Council considers 
that the performance of the function or the exercise of the power is, or will be, of 
special benefit to the persons required to pay the special rate or special charge.

In this case, the installation of solar energy systems on properties as part of the Solar 
Savers scheme arises out of Council's functions of advocating and promoting 
proposals which are in the best interests of the community and ensuring the peace, 
order and good government of Council's municipal district and promotes the social, 
economic and environmental viability and sustainability of the municipal district. 
Each participating property has signed a Householder Agreement with Council to 
participate in the scheme, which includes the overall cost and rate repayments which 
would be paid by the property should the scheme be approved (see Appendix A).
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In September 2004, the Minister for Local Government issued a guideline for the 
preparation of special charge schemes. The guideline specifically deals with the 
calculation of the maximum total amount that a council may levy as a special charge.

The guideline requires that Council identify the following:

A. Purpose of the works
B. Ensure coherence
C. Calculate total cost
D. Identify special beneficiaries
E. Determine the properties to include
F. Estimate total special benefits
G. Estimate community benefits
H. Calculate the benefit ratio
I. Calculate the maximum total levy

This is detailed in the confidential report attached (Attachment 1)

Apportionment of Costs

Once the maximum levy amount has been calculated, it is necessary to establish an 
appropriate way to distribute these costs to all affected landowners.

As the properties have all received individual quotations based on the solar system 
and work required, it is proposed to apportion the costs based on these quotes. It is 
noted that the householders have been notified and signed agreements on the basis 
of these costs for the purpose of declaring this scheme.

Full detail can be found in Confidential Attachment 1 - Declaration of a Special 
Charge Scheme for Solar Savers Program - May 2022.

This attachment includes the following Appendices:

 Appendix A - Householder Agreement
 Appendix B - Apportionment of costs

POLICY AND STATUTORY IMPLICATIONS 

Council Plan 2021-2025

A resilient, sustainable and protected environment

1.1 Adapt to and mitigate climate change to reach net-zero community emissions by 
2030.

1.4 Development meaningful policies and strategic partnerships that link 
sustainability and public health

A healthy, supported, and empowered community 

2.5 Improved mental wellbeing within the community.
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A resilient, sustainable and protected environment 1.1 Adapt to and mitigate climate 
change to reach net-zero community emissions by 2030.

Environmental Sustainability

This project is consistent with Council Plan 2021-2025. The adopted project aims 
include to:

 Assist low-income households to save money, reduce emissions and stay cool 
in heatwaves

 Build capability and capacity within Victorian councils to use special rates 
charges to provide a stable underpinning finance model

 Catalyse private sector investment within a community sector traditionally 
viewed as high risk to investors

 Capture economies of scale and implementation efficiencies through a shared 
service delivery model

 Address market failures restricting low income and vulnerable households 
from installing solar systems

Human Rights, Equity and Inclusion

Council has committed through its Council Plan 2021-2025 not only to reduce 
emissions, but to support those most vulnerable to climate change impacts and 
increasing energy costs. This project was specifically aimed at pensioner households, 
who are more vulnerable to increasing energy costs.

Economic Development

It is estimated that the average participating household will save $100 above their 
rate repayments in electricity bills over the first year based on current electricity 
pricing. After 8 years households can save $400 - $500 per year. This represents 
potential funds that can be spent within the Hepburn Shire Council community 
rather than on utility bills.

The program has been undertaken with the Solar Savers project, a program delivered 
by Eastern Alliance for Greenhouse Action. On a longer-term basis this program has 
the potential to be rolled out Australia-wide creating many more solar installation 
opportunities for the solar industry, resulting in greater demand/jobs for that 
industry.

Other

This is consistent with the Council Plan 2021-2025 and 2021-2022 Council Budget.

GOVERNANCE ISSUES

The implications of this report have been assessed in accordance with the 
requirements of the Victorian Charter of Human Rights and Responsibilities.
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SUSTAINABILITY IMPLICATIONS

This project is consistent with Council Plan 2021-2025 and delivers strong 
environmental, financial, and social sustainability outcomes as described earlier in 
this report.

FINANCIAL IMPLICATIONS

Should the proposed special charge scheme proceed, Council will pay $43,595.29 ex-
GST for the supply and installation of the solar PV systems on the properties listed.

In accordance with their respective Householder Agreements, property owners will 
pay for the cost of the solar energy system by equal installments apportioned over 
an 8-year period, commencing from 31 October 2022. Council is expected to receive 
$43,595.29 ex-GST divided by 8 in special charge repayments annually for the 
scheme over the 8-year period.

Payments to Council by property owners for works via special charge schemes are 
GST exempt.

Should the property be sold during the 8-year period in which the special charge 
scheme applies, the amount outstanding on the special charge scheme at the time of 
sale will be fully paid.

RISK IMPLICATIONS

The successful contractor has been awarded after a full tender process. Due 
diligence was carried out by the Solar Savers team to ensure that the provider is 
capable of program delivery and that workmanship and components are to an 
acceptably high standard. The system warranties and contract specifics ensure that 
Council is not liable for system performance or failures, as all installation agreements 
are between property owners and the retailer or manufacturer.

COMMUNITY AND STAKEHOLDER ENGAGEMENT

Eligible households were contacted directly at the beginning of the program and a 
range of local print newspaper articles and social media posts have promoted the 
program in addition to word of mouth promotion through local networks. There has 
been ongoing discussion between Solar Savers administration, Council and 
householders while gathering information, providing quotes, signing of agreements 
and the recent periods of public notice. 

This round fourteen homes have received home visits to provide quotations for the 
Solar Savers program. Eight participating households have all signed agreements to 
participate in the program based on quoted prices.

Householders will continue to be contacted throughout the Council declaration and 
solar energy system installation process.
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On 15 March 2022 Council resolved to give notice of its intention to declare a special 
charge for the purpose of defraying any expense incurred by Council in relation to 
the provision of solar energy systems on residential properties participating in the 
Solar Savers scheme. 

Council resolved to advise of its intention to declare a Special Charge, to publish a 
public notice and to request and to hear submissions under section 223 of the Act. 
Section 223 requires that Council publish a public notice specifying the date by which 
submissions are to be made, being a date which is not less than 28 days after the 
date on which the public notice is published. Section 223 also entitles any person 
making a submission to request a hearing by Council of their submission.

Public notice was posted in the 19 March 2022 edition of The Courier newspaper. 
The public notice advised of the proposed declaration and invited submissions under 
section 223 of the Act by 5pm on 29 April 2022. The outcomes are outlined below:

 No submissions or objections were received. 
 No households have made requests to withdraw from the scheme due to 

changed circumstances.
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12 A HEALTHY, SUPPORTED, AND EMPOWERED COMMUNITY
12.1 ADOPTION OF THE EARLY YEARS STRATEGY 2022-2030

DIRECTOR COMMUNITY AND DEVELOPMENT

In providing this advice to Council as the Coordinator Early Years and Healthy 
Communities, I Kate Procter have no interests to disclose in this report.

ATTACHMENTS

 Starting Blocks Early and Middle Years Strategy 2022-2030

EXECUTIVE SUMMARY

The ''Starting Blocks'' Early and Middle Years Strategy 2022-2030 sets out the 
strategies that Council, in partnership with other agencies and the community, will 
undertake to deliver to support Children 0 – 12 years old within the Hepburn Shire 
area. 

The Early and Middle Years Strategy 2022-2030 aims to:

• Provide a shared strategic direction to Council and the early years sector.

• Outline the service delivery, infrastructure and environment needed to 
ensure a vibrant future in the early years sector.

• Ensure the health, learning and development needs of children aged 0 to 12 
years are met, and outcomes are improved.

• Ensure parents, families and carers have the support they need in their 
child-related role. 

The Draft Strategy is structured using three key Focus Area's:

- Play and participate
- Grow and develop
- Our future need

OFFICER’S RECOMMENDATION

That Council adopts the Starting Blocks – Early and Middle Years Strategy 2022 - 
2030

MOTION

That Council adopts the Starting Blocks – Early and Middle Years Strategy 2022 - 
2030

Moved: Cr Lesley Hewitt
Seconded: Cr Don Henderson
Carried
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BACKGROUND

It is well established that the early years of a child's life provide a foundational basis 
for their growth and development across their lifetime. Specific focus on the ages of 
0-8 years enables early intervention to ensure each child receives the best start in life 
and no child is left behind. Council has also included the middle years within this 
strategy. 

The middle years include the age group of 8 to 12 years of age, which is a time of 
rapid physical growth as young people pass through puberty. Although not 
historically a focus of early intervention, Council recognises this it is an important 
developmental phase of childhood. This is a key period when children need strong 
social and educational support systems. 

In 2020 Council recommitted to supporting young families by employing an 
additional Early Years and Healthy Communities Coordinator and set aside funding 
for the creation of the new Early Years Strategy. This strategy plans to build on 
previous work completed in the Early Years Plan 2014 –2017 and inform the future 
direction of work in both Early and Middle Years. 

KEY ISSUES

Previously Councils Early Years Plan 2014 – 2017 (0 – 8 years of age) and a Youth 
strategy 2016 – 2021 (12 - 24 years of age). This left a gap in middle years which has 
been rectified in this new strategy and the draft ACE Youth Strategy (12 – 24 years of 
age) will now link to support young people from birth through to adulthood. 

POLICY AND STATUTORY IMPLICATIONS 

Council Plan and Health and Wellbeing Plan 2021-2025

Hepburn Shire Council Draft Youth Strategy 2022 - 2030

A healthy, supported, and empowered community 

2.2 Increase the availability and accessibility of services in the Hepburn Shire area to 
support liveability, health, and wellbeing.

Embracing our past and planning for the future

3.3 Build and maintain quality infrastructure that supports and promotes liveability 
and active living in the community.

This strategy has been created in line with current regional, state and national plans 
and policies as stated below:  

Federal

 Belonging, becoming, being: The Early Years Framework for Australia (the 
Framework) 
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 The United Nations Convention on the Rights of the Child

State

 Local Government Act 2020 
 Victorian Public health and wellbeing plan 2019-2023 
 2017 Early Childhood Reform Plan 
 Roadmap for Reform: Strong Families, Safe Children is the 2018 
 Early Years Compact (2017-2027) 
 Victorian Early Years Learning and Development Framework (VEYLDF) 

GOVERNANCE ISSUES

Council Officers have completed a Gender Impact Assessment (GIA) as per the 
Gender Equality Act requirements.

The implications of this report have been assessed in accordance with the 
requirements of the Victorian Charter of Human Rights and Responsibilities.

SUSTAINABILITY IMPLICATIONS

There are no sustainability implications associated with this report.

FINANCIAL IMPLICATIONS

This strategy aligns to the currently funded Maternal Child Health programs and 
seeks to align Early and Middle Years actions with external stakeholders to support 
young families in Hepburn. 

Implementation of the Early and Middle Years Strategy currently has an annual 
budget allocation of 18K which will be supported by external grant funding 
opportunities. 

RISK IMPLICATIONS

There are no risk implications associated with this report.

COMMUNITY AND STAKEHOLDER ENGAGEMENT

As part of the Strategy development extensive community consultation occurred and 
a second round of community and stakeholder consultation was implemented to 
receive feedback on the proposed Draft Early and Middle Years Strategy. 

Overseen by a Project Control Group, the strategy has been shaped by consultation 
with both stakeholders and community members and created with data of children 
and families across the Hepburn Shire. Over 450 children and their families and 13 
service providers contributed to the development of this Early Years Strategy. People 
contributed their views through a community survey, stakeholder survey, service 
provider telephone interviews, in person Early Years consultations and Christmas 
Rhyme Time events. Community engagement data from the Youth Census, youth 
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stakeholder workshops, Creswick Youth Activation project and Hepburn Together 
project was also used to create a complete picture of the current needs and wants of 
young families living in the region.

Through the public exhibition period we had 8 stakeholders attend a Starting Blocks 
– Early and Middle Years Strategy workshop and 8 online feedback submissions from 
members of the public. 

The updated final version of the strategy is attached.



Starting 
Blocks
Early and Middle Years 
Strategy 

(0-12 years of age)
2022-2030
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Hepburn Shire Council

Message from the Mayor

During the early and middle years, a child’s brain develops 
faster than at any other time of life. This begins in early 
childhood and then influences how children perform at 
school, as young people, as adults and as future leaders and 
active citizens.

Hepburn Shire Council is committed to achieving the best 
outcomes for our children and families. Laying strong 
foundations and applying early intervention for our children 
gives them the best start in life. 

Our Early and Middle Years Strategy 2022-2026 outlines 
a vision where all children who live in Hepburn Shire get 
the best start in life and go on to reach their potential. The 
strategy also demonstrates our commitment and highlights 
the support and investment we will provide to our children 
and families to play and participate in their community, and to 
grow and develop at each stage of life.

Council takes seriously its role in leading policy direction, 
coordinating and collaboration with partners, the provision 
of infrastructure and programs, advocacy and strengthening 
community capacity. To positively impact on the lives of 
our children, we must collaborate internally and work with 
external partners to achieve our vision.

I would like to thank everyone who worked collaboratively to 
develop our Early and Middle Years Strategy 2022-2026. The 
council looks forward to working with families, government, 
community organisations and service agencies to achieve 
great outcomes for our community.

Cr. Tim Drylie, Mayor
Hepburn Shire Council

ACKNOWLEDGEMENT OF COUNTRY

Hepburn Shire Council acknowledges the Dja Dja Wurrung  
as the Traditional Owners of the lands and waters on which 

we live and work. On these lands, Djaara have performed 

age-old ceremonies of celebration, initiation and renewal.  
We recognise their resilience through dispossession and  

it is a testament to their continuing culture and  
tradition, which is strong and thriving.

We also acknowledge the neighbouring Traditional Owners, 

the Wurundjeri to our South East and the Wadawurrung to 

our South West and pay our respect to all Aboriginal peoples, 

their culture, and lore. We acknowledge their living culture 

and the unique role they play in the life of this region.

WE WOULD ALSO LIKE TO ACKNOWLEDGE 

• The many stakeholders who contributed to
the development of the Hepburn Shire Council
Early and Middle Years Strategy 2022–2026.
Particularly the input from children and families
from schools, kindergartens, childcare centres
and playgroups, and the input of many service
providers in the shire.

• Projectura Pty Ltd who worked closely with
council to prepare this Early and Middle
Years Strategy.

Early and Middle Years Strategy
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Hepburn Shire Council
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Hepburn Shire Council Early and Middle Years Strategy

Vision Statement
Hepburn Shire  - an inclusive  
rural community located in  

Dja Dja Wurrung country where  
all people are valued, partnerships 

are fostered, environment is  
protected, diversity supported,  

and innovation embraced.
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Hepburn Shire Council6 Early and Middle Years Strategy 7

About the strategy
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Hepburn Shire Council8 Early and Middle Years Strategy 9

ProcessPurpose

The development of the strategy included five main stages:

About the strategy About the strategy

Hepburn Shire Council’s Early and Middle Years 
Strategy 2022-2030 aims to plan and prepare for family 
growth and the development needs of early years and 
middle years children. 

It provides direction for the development and coordination of services, 
programs, infrastructure, activities, and local community development 
processes that impact children aged 0 – 12 years living in Hepburn Shire. 

Why do we need an Early and Middle Years Strategy? 
It is well established that a child’s early years provide a foundational basis for 
their growth and development across their lifetime. Specific focus on the ages 
of 0-8 years enables early intervention to ensure each child receives the best 
start in life and no child is left behind. 

Council has included the middle years within this strategy. The middle years 
include the age group of 8 to 12 years, which are the years of rapid physical 
growth as young people pass through puberty. Although not historically a focus 
of early intervention, Council recognises this is an important developmental 
phase of childhood when children need strong social and educational support 
systems.

Link to Council Plan
A healthy, supported, and empowered community 
2.2 Increase the availability and accessibility of services in the Hepburn Shire 
area to support livability, health, and wellbeing. 

Embracing our past and planning for the future 
3.3 Build and maintain quality infrastructure that supports and promotes 
livability and active living in the community. hood when children need strong 
social and educational support systems.

Project objectives 
The Early and Middle Years Strategy 2022-2030 aims to: 

• Provide a shared strategic direction to Council and the early years sector.

• Outline the service delivery, infrastructure and environment needed to
ensure a vibrant future in the early year sector.

• Ensure the health, learning and development needs of children aged 0 to
12 years are met, and outcomes are improved.

• Ensure parents, families and carers have the support they need in their
child-related role.

Glossary of Terms

Early Years
0-8 Year olds

Early Years  
Education Providers
Includes Long Day Care, Out 
of School Hours Care, 
Kindergarten and Family Day 
Care 

Long Day Care
Offers longer hours of 
formal early  
years education usually for 
working families 

MCH
Maternal Child Health

Middle Years                      
8-12 year olds

Sessional Kinder
Sessions for 3 and 4 year 
olds often runs 3 or 4 days a 
week for 3-4 hour

OSHC
Out of School Hours Care 
refers to School holiday 
programs and after school 
care

Playgroup
Informal social support 
groups for primary carers to 
attend with child

Aug 2021

Aug-Sep 2021

Oct-Dec 2021

Jan-May 2022

June 2022 
onwards

Project initiation
The project was initiated in August 2021. This stage 
included meeting with the project team, and preparing 
a robust project plan. 

Literature review and data analysis 
Council, together with key stakeholders, conducted 
a data and literature review to understand the 
current early and middle years situation and prepare 
preliminary findings. This included a desktop 
assessment of local, state and federal policy, available 
research evidence, local community characteristics and 
trends, and mapping of existing services, resources, 
and partnerships. 

Community and stakeholder consultation 
Over 450 children and their families and 13 service 
providers contributed to the development of this Early 
and Middle Years Strategy. People contributed their 
views through a community survey, service provider/
stakeholder survey, stakeholder/ service provider 
telephone interviews, in person kindergarten and 
Rhyme Time events, submissions from the Youth 
Census and postcard submissions from the Creswick 
Youth Activation project. 

Strategy development
A Draft Early and Middle Years Strategy was prepared, 
and then shared with early years stakeholders and 
service providers for their feedback. Council refined 
and finalised the Early and Middle Years Strategy based 
on community feedback, and Council then adopted  
the strategy. 

Embed in planning and implementation
Following adoption, it is Council’s role to embed the 
early years strategies into broader planning, and to 
work closely with service providers, key stakeholders, 
and the broader community to implement the Hepburn 
Shire Council Early and Middle Years Strategy.

Engaged from  
26 Oct - 16 Dec 2021

231
People 

engaged

108
Early years 

engagement 
18% 0-5 yr olds
8% 5-12 yr olds

20
Rhyme Time 

families

90
Community 

survey 
responses

13
Service 

provider 
survey 

responses

This included:
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Children and families 
in Hepburn Shire
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Hepburn Shire sits on the traditional lands of the Djaara 
people of the Dja Dja Wurrung, covering 1473 km² in the 
Central Highlands of Victoria. 

Located approximately 115km northwest of Melbourne and 
50km north of Ballarat. 

The shire includes the townships of Clunes, Creswick, 
Daylesford, Hepburn Springs, Trentham and other small 
villages and hamlets.

Services and infrastructure

Maternal and Child Health 
Jointly funded by Council and the Victorian Government, 
the Maternal and Child Health service is delivered by Central 
Highlands Rural Health in Daylesford, Creswick, Clunes 
and Trentham. Families can access ten key age and stage 
consultations for all children from birth to pre-school age, 
parenting support programs, Sleep and settling session, 
information and referral to other child and family services, 
and a 24-hour counselling and advice line. 

Immunisations
Immunisations are available through family medical 
practitioners within the shire. Council had previously 
delivered monthly infant immunisation but ceased the 
service due to low attendance. 

Playgroups
There are nine playgroups that meet regularly within the 
shire. Six of the playgroups are community-run, with the 
other three being run by the Maternal and Child Health 
service. 

Long Day Care and Occasional Care 
There are two long day care centres in Creswick 
and Daylesford. 

Occassional care services in Trentham.

Family Day Care providers in Creswick, Clunes and Trentham.

After School Care and School holiday programs
OSHC - After School Care is currently provided by in 
Daylesford and Clunes.

Full day School holiday programs are run in Clunes 
and Daylesford.

Interest based School holiday programs are run by the Youth 
team and Libraries throughout the school holiday period.

Kindergarten 
Long Day Care Kindergarten services for children aged 3 
and 4 years are delivered by two kindergarten providers: 
Aussie Kindies Creswick and  Daylesford Community Child 
Care Centre. 

Sessional Kindergarten is run by Eureka Community 
Kindergarten Association (ECKA), the Cluster Manager for 
the daily management of five kindergarten within Hepburn 
Shire:  Clunes , Creswick, Hepburn, Trentham, and 
Daylesford.

Primary schools 
There are eleven primary schools in the shire, of these 
eight are public schools and three are private. 

Youth Programs 
Community interest based one off and ongoing Youth 
activities are run through Council libraries and youth 
program throughout the school term.

Community infrastructure 
Council does not directly provide preschool or kindergarten 
services to the community but acts as landlord to six of the 
sessional Kindergartens and one Long Day Care centre, 
providing the facility to operate out of. 

Council also supports the delivery of services to children 
and families by providing infrastructure including 
playgrounds, parks, walking path, bike trails and libraries.

Children and families in Hepburn Shire

Hepburn Shire

Children and families in Hepurn Shire
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* Estimated residential population
** The Census reports on age groupings of 0-4, 5-9 and 10-14 years. Although not precisely aligned with the age cohort under consideration in this strategy, it is informative to consider.

Source: ABC Census 2016, 2019 Victoria in Future report, ABS, 2011 Census Community Profile + ABS, 2016 Census Community Profile + Social Health Atlas for Estimated Resident Population 
(ERP), Hepburn Shire Council Maternal and Child Health service data, ABS, 2016 Census State Suburb Codes, 20577 (Clunes), 20667 (Creswick), 20716 (Daylesford) and 22564 (Trentham)

Families

Clunes

15.0
Creswick

16.7
Daylesford

12.6
Trentham

13.0

Children aged 0-14 years living in 
Hepburn Shire in 2016*

Profile

Hepburn Shire total 
population 2016 

Hepburn Shire forecast total 
population 2036

Birth notices received

Average annual  
birth notices between  
2018 and 2021

130 
2018-2019

112 
2019-2020

133 
2020-2021

125
14.9

One parent 
families

49.1
Couple family 

without children

35.1
Couple family 
with children

Children aged 0-14 years - % of total population 2011

Children aged 0-14 years - % of total population 2016

Children aged 0-14 years - % of total population 2020**

What is working well Areas for improvement

Perception of Hepburn Shire as a good place for 
children to grow up, including access to nature and 
open spaces, location and proximity, and the safe and 
friendly community

The Maternal and Child Health service

Number of infants enrolled in the Maternal and Child 
Health service

Percentage of children fully immunised 
at 1, 2, and 5 years of age

Breast feeding

Social activity programs like playgroups and 
rhyme time

Children who met the fruit and vegetable 
consumption guidelines

Proportion of children who are ‘on track’ in the 
physical health and wellbeing domain (readiness for 
the school day, physical independence and gross and 
fine motor skills)

Community facilities such as libraries 
and kindergartens

Strengths and challenges

Children and families in Hepburn Shire Children and families in Hepburn Shire

Percentage of total population aged 0-14 years who 
live in the main population areas (2016)

Childcare access and availability

Information and awareness of programs, services, 
and activities that are available

Awareness of available parenting support

Updated and age-appropriate playgrounds

Prevalence of family violence

Physical and emotional health and wellbeing

Parental concern about child behaviour,  
social emotional, and expressive language 
and articulation

Cost of the Maternal and Child Health Service

Percentage of Aboriginal children enrolled who 
participate in the Maternal and Child Health Service

Proportion of population ever diagnosed with anxiety 
or depression

Mothers smoking during pregnancy

Percentage of women who did not attend antenatal 
care within the first 10 weeks of birth

Transport

Range of child-friendly and age-appropriate activities

Facilities such as walking, cycling and pump tracks, 
and indoor play spaces
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Early Years (0 to 8 years)

We need:
• Exercise and play

• Healthy food and water

• Good wellbeing supported by family

• Learning and education opportunities

What makes us healthy:
• Exercise and play

• A broad range of activities

• Strong family support

• Helping others

• Hugs

• Learning and participation opportunities

We would like Hepburn Council to do:
• Help people

• Be nice to people

• Behave well

• Build houses

• Keep people safe

• Exercise choice in our own actions including lots of play
and telling people what to do!

Middle Years (8 to 12 years)

Issues:
• Access to sport, recreation and playground

infrastructure

• Feeling connected, included, safe and supported

• Places to meet and hang out

• Age-appropriate organised activities

What would make the shire a better 
place to live:
• Cycling and walking paths

• An indoor pool

• An indoor sports stadium

• Motorbike track

• Places to ride scooters

• Updated and age-appropriate playgrounds

• More events and activities

• Better places to meet and hang out

What you told us

            Families

What makes Hepburn Shire a good place for 
children to grow up:
• The natural environment

• Location and proximity

• Safe and friendly community

What’s contributed to positive experiences 
raising a child:
• Maternal and Child Health and childcare services

• Libraries 

• Social activities such as rhyme time and Playgroups

• Local people and other families

• Community groups

• Community feel

• Open spaces

• The opportunity to get out and about during 
recent Covid 19 lockdowns

What’s contributed to negative experiences 
raising a child:
• Playgrounds and facilities

• Lack of walking, cycling and pump tracks

• No indoor play centres for cooler 
weather

• Spaces, events and activities for children

Service providers

Challenges
• Finding qualified staff

• Cost of providing the service

• Finding suitable venues or locations to deliver services

Issues affecting children aged 0-12 years and 
their families
• Access to all forms of childcare

• Access to health services including mental health,
and allied health

• Social vulnerability including poverty, education,
and housing

• Family violence

• Lack of timely information to keep parents informed

• Addressing the impact of COVID-19 including increased
anxiety, the need to build resilience and address
the uncertainty

COVID-19 related impacts and issues:
• Increase in childhood development or

disengagement issues

• Access to, and participation in, activities and
opportunities which address social, emotional and
language development

• Access to mental health or allied health support

• Separation anxiety due to isolation

• Educator and staff fatigue

We see Council’s role as:
• Provide infrastructure, parks and gardens

• Provide financial support

• Deliver the Maternal and Child Health service.

• Facilitate programs and events

• Advocate for funding from state and
federal governments

Children and families in Hepburn Shire Children and families in Hepburn Shire

ATTACHMENT 12.1.1

MINUTES - ORDINARY MEETING OF COUNCIL - 17 MAY 2022 526



Hepburn Shire Council18 Early and Middle Years Strategy 19

Service delivery 
• Childcare availability and options to meet diverse needs

within the community

• Local access to health and allied health services

Infrastructure
• Good community infrastructure and facilities
• Sport and recreation infrastructure and facilities,

including tracks and trails, an indoor pool, pump tracks,
sporting fields and courts, motorbike tracks, skate and
scooter parks, and outdoor recreation equipment

• Places to meet and hang out

• Excellent playgrounds with shade, parks, nature play

Community priorities

Health, learning and development 
needs of children
• Live a healthy and active lifestyle, featuring exercise,

play, and healthy food

• Sense of belonging and family support
• Enjoy nature and the great outdoors

• Learning and education opportunities, including a
secondary school in Creswick

• Reduce vulnerability with a focus on socio-economic
issues, housing, and family violence

• Child-friendly events and activities
• Strengthen children’s links to the community, through

community and social support groups

Parents, families and carer support
• Information and communication

• Diverse retail and hospitality offering
• Address the impact of COVID-19, including some

childhood development issues arising from isolation,
anxiety and resilience

Children and families in Hepburn Shire
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• Provide accessible and welcoming playgrounds, parks,
open space and infrastructure to help children and
families to live a healthy and active lifestyle

• Strengthen children’s links to the community, through
community and social support groups

• Organise and promote child-friendly events and activities
to support social connection, diverse interests, and
parent peer support

• Improve communication of information to families

B. Grow and develop
• Learning, and healthy food options that support physical

and emotional development

• Promote prevention of family violence initiatives, and
early intervention initiatives to the community through
the Maternal and Child Health service and Council
promotional methods

• Improve the resilience of our children and their families

C. Our future need
• Plan for service demand across childcare, education and

health services

• Plan appropriate facilities to respond to changing
demand for kindergarten and childcare

• Greater coordination between services and
cross-referrals

A number of actions fall under each of these strategic 
priorities and are listed in the following section of this 
strategy.

Council takes a collaborative approach to early years 
planning to ensure children in our community have enabling 
environments and opportunities to grow and develop. 

The Strategy outlines the Council’s role in the delivery of each 
priority, described using the following terms: 

• Planning and coordination

• Service provision

• Facility planning

• Advocacy

• Strengthening community capacity

Strategic priorities

The Early and Middle Years Strategy 2022-2030 s structured 
using three key themes and strategic priorities, which have 
been developed through extensive consultation with the 
community and key stakeholders.

A. Play and participate

Council’s role

Early Years Strategy

Purpose 
Hepburn Shire Council’s  

Early and Middle Years Strategy  
2022-2030 aims to plan and prepare  

for family growth and the development 
needs of early years and middle  

years children.
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Early Years Strategy

A. Play and participate

Focus Actions Our role Our partners

Playgrounds Consider the provision of play equipment within existing 
community facilities – libraries, community centers to include 
play elements within their venues - link to Playspace  
strategy 6.1

Planning and coordination

Service provision

Facility planning

Children

Community

Sporting, community  
and social support  
groups

Continue to support sporting, community and social support 
groups and organisations within our community. Including arts 
and cultural events.

Strengthening  
community capacity

Community groups

Collaborate with key stakeholders and partners to address 
the gaps in participation and programming opportunities and 
events for women and girls in Hepburn Shire - links to women 
and girls strategy 1.3

Planning and coordination

Service provision

Facility planning

Sport and recreation 
clubs 

Sport and recreation clubs

Children

Community

Actively promote all play groups within the area and focus on 
encouraging participation

Planning and coordination Playgroup Victoria

Local playgroups

Central Highlands 
Rural Health

Continue to support and implement and support social 
support programs for 8-12 year olds

Events and activities Continue to deliver, fund and promote a calendar of events 
and activities for children (eg Rhyme Time)

Planning and coordination Children

Community

Promote welcoming, inclusive and accessible events. Link to 
Hepburn Shire Events strategy 4.2

Planning and coordination

Information and 
communication

Produce and distribute a Families Booklet, both in print and 
online versions. The Booklet will communicate the services, 
social supports, activities, parks and programs available for 
children and families across the shire

Planning and coordination Education providers, 
childcare providers, 
community early years 
childcare, children and  
the community

Use Children’s Week to promote services, activities and 
programs that are offered in each township. Work with key 
service providers for a collaborative approach

Planning and coordination Early years educators  
and service providers

Focus Actions Our role Our partners

Maternal and 
Child Health

Continue to implement and monitor the delivery of Maternal 
and Child Health Services 

Planning and coordination Central Highlands 
Rural Health

Municipal Association 
Victoria

Learning, education 
and care

Work with Early Years educators to increase and promote 
the available early years educational services options in the 
community

Planning and coordination Early Years Education 
providers

MCH

Partner with education providers to support children and 
families in the transition from Preschool to Primary School 

Planning and coordination

Strengthening  
community capacity

Early Years Education 
providers

Local Primary Schools

Partner with education providers and Youth team to support 
social and community connection through the transition 
from primary to secondary school - links to Youth strategy : 
Social and community connection - 5.6

Healthy food 
and behaviours

Support initiatives that encourage healthier lifestyles and 
habits across the life span, particularly in children in early years 
link to Council Plan 2021-2025

Planning and coordination

Service provision

Strengthening  
community capacity

Early Years Education 
providers

Local primary schools 

Victorian Government

Recovery 
and resilience

Address the impact of COVID-19, including development issues 
arising from isolation, anxiety, and resilience 

Planning and coordination

Strengthening  
community capacity

Central Highlands 
Rural Health

Victorian Government

Immunisation Follow up of over-due children on the Australian immunisation 
Register 

Planning and coordination

Prevention of 
violence

Provide strong Council leadership to build understanding of 
safe, respectful and equitable relationships through education 
and awareness - link to Health and wellbeing plan 4.1

Partner with regional and local organisations to work 
collaboratively in the prevention of all forms of violence and 
raise awareness and access to family violence services  - link to 
Health and wellbeing plan 4.2

Early Years Strategy

B. Grow and develop
• Promote and implement prevention of family violence initiatives, and early

intervention initiatives to the community through the Maternal and Child
Health service and Council promotional methods

• Learning, and healthy food options that support physical and emotional
development

• Improve the resilience of our children and their families

• Provide age-appropriate, inclusive, accessible and welcoming playgrounds, 
parks, open spaces, walking tracks, bike paths and infrastructure to help 
children and families to live a healthy and active lifestyle

• Strengthen children’s links to the community, through community events 
and social support groups

• Organise and promote FREE child-friendly events and activities to support 
social connection, diverse interests, and parent peer support

• Improve communication of information to families

Planning and coordination

Strengthening  
community capacity

Local High Schools

Local Primary Schools

MCH

Central Highlands 
Rural Health

Hepburn Prevention 
of Violence Network

CoRE 

Planning and coordination

Strengthening  
community capacity

Planning and coordination

Service provision 

Community
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C. Our future need

Early Years Strategy

In action

Focus Actions Our role Our partners

Future service 
demand

Advocate for specialist health services such as mental health 
services, speech pathology, and occupational therapy to be 
available locally

Planning and coordination 

Advocacy

Health providers, service 
providers, Maternal and 
Child Health services, 
community

Victorian Government

Advocate for diverse childcare options to be available locally to 
meet the needs of families in the shire

Planning and coordination 

Advocacy

Families

Victorian Government

Childcare providers

Continue to advocate for learning and education options that 
meet the needs of  
our community

Advocacy Families

Education providers

Victorian Government

Facilities Conduct rolling facility and infrastructure audits and master 
planning to meet current and  
future needs

Facility planning

Continue to provide welcoming, modern and comfortable 
facilities for preschool/ kindergarten for service delivery

Facility planning Victorian Government

As required, seek Building Block Grants to provide welcoming, 
modern and comfortable facilities for preschool/ kindergarten

Facility planning Victorian Government

Deliver well-planned and designed facilities that contribute to 
community life in the shire

Facility planning Victorian Government

Advocate for increase local early education places in current 
and future facilities

Cross-service 
coordination

Council to facilitate an early year’s network/s of key service 
providers that meets regularly according to the needs of each 
township. The group will aim to collaborate on enhancing 
understanding of the early and middle years cohort, share 
information across service providers, improve cross referrals, 
and address shared issues such as workforce planning

Planning and coordination

Strengthening  
community capacity

Service providers, 
childcare providers, 
community early years 
childcare, education 
providers, Maternal and 
Child Health and health 
providers

Advocate and increase service support for locally trained early 
years education staff

• Plan for service demand across childcare, education and health 
services

• Plan appropriate facilities to respond to changing demand for Early 
education services

• Greater coordination between services and cross-referrals

Implementation 
Hepburn Shire Council has developed strategic priorities 
and actions for early years to guide Council’s decision 
making over the next eight years. A process of continuous 
improvement will be established to allow for flexibility and 
adaptability for early years planning. Where required, specific 
action plans will be developed by Council in partnership 
with key service providers and organisations to ensure the 
priorities are met. 

Council will embed the strategic priorities and actions into 
broader Council planning, and take a lead role to implement, 
review and evaluate the strategy together with our families 
and service providers.

Review and evaluation
Hepburn Shire Council will monitor and report on the success 
and progress of the plan. The Baseline Data Report was 
developed to provide a baseline measure for the strategy and 
will assist in determining if positive change has occurred in 
the community, as well as identifying new priority areas.

Governance 
The role of local government across the early and middle 
years sector should focus on planning and coordination, 
service provision, facility planning, advocacy, and 
strengthening community capacity. Through the development 
of this strategy, Council will develop partnerships to identify 
local opportunities and priorities, lead the coordination and 
implementation of the strategy, ensure stakeholders are 
committed to the success of the strategy and its objectives, 
plan for infrastructure development that supports early and 
middle years, and advocate for services to be provided locally 
to those who need them.

Council have prioritised the needs of children and their 
families, with strong partnerships with families and service 
providers playing a key role in the development and 
implementation of the strategy. Council will strive to meet 
the needs of children through thoughtful planning and 
creating supportive environments to live, learn and grow.

Early Years Strategy

Victorian Government

Victorian Government

Victorian GovernmentPlanning and coordination 

Advocacy

Advocacy

ATTACHMENT 12.1.1

MINUTES - ORDINARY MEETING OF COUNCIL - 17 MAY 2022 531



PO Box 21 Daylesford 3460 
p 03 5348 2306

e shire@hepburn.vic.gov.au
www.hepburn.vic.gov.au

 @hepburncouncil
 @visithepburnshire

DAYLESFORD 
Corner Duke & Albert Sts  
Mon to Fri 8:30am-5pm

CRESWICK 
68 Albert St 
Mon to Fri 8:30am-5pm 
Sat 9am-12pm

CLUNES 
36 Fraser St 
Mon & Thurs 10am-6pm 
Wed & Fri 10am-4pm

TRENTHAM  
13 Albert St 
Mon, Wed, Fri 10am-5pm
Sat 10am-1pm
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13 EMBRACING OUR PAST AND PLANNING FOR OUR FUTURE
13.1 DAYLESFORD SPEEDWAY DRIVERS ASSOCIATION INC. LEASE AT THE BASIN 

RESERVE, DAYLESFORD
DIRECTOR INFRASTRUCTURE AND DELIVERY

In providing this advice to Council as the Property Officer, I Karen Menne have no 
interests to disclose in this report.

ATTACHMENTS

1. Daylesford Speedway - Community Engagement Report [13.1.1 - 8 pages]
2. CONFIDENTIAL - Draft Section 17 D Lease - Daylesford Speedway [13.1.2 - 74 

pages]

EXECUTIVE SUMMARY

Council is considering this report in its role as committee of management for the 
Basin Recreation Reserve. 

The purpose of this report is for Council to consider the renewal of the Lease with 
the Daylesford Speedway Drivers Association Inc. (DSDA) at The Basin Recreation 
Reserve following the comprehensive review undertaken.

OFFICER RECOMMENDATION

That Council:

1. Grants the Lease to the Daylesford Speedway Drivers Association Inc. (DSDA) 
for part of The Basin Reserve for a period of six (6) years plus a six (6) year 
option in accordance with the attached Lease document; 

2. Authorises the Chief Executive Officer and the Mayor to execute the Lease and 
affix the Council’s Common Seal;

3. Authorises Council Officers to formally seek Ministerial Consent to endorse the 
new Lease;

4. Authorises Council Officers to manage the exercise of the extension option 
when it comes due and authorises the Chief Executive Officer and the Mayor 
to execute the Renewal of Lease and affix the Council’s Common Seal.

MOTION

That Council:
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1. Grants the Lease to the Daylesford Speedway Drivers Association Inc. (DSDA) 
for part of The Basin Reserve for a period of six (6) years plus a six (6) year 
option in accordance with the attached Lease document; 

2. Authorises the Chief Executive Officer and the Mayor to execute the Lease and 
affix the Council’s Common Seal;

3. Authorises Council Officers to formally seek Ministerial Consent to endorse the 
new Lease;

4. Authorises Council Officers to manage the exercise of the extension option 
when it comes due and authorises the Chief Executive Officer and the Mayor 
to execute the Renewal of Lease and affix the Council’s Common Seal.

Moved: Cr Don Henderson
Seconded: Cr Juliet Simpson
Carried

BACKGROUND

The Basin Recreation Reserve (the Reserve) is located on the Ballan-Daylesford Road, 
Daylesford, with access via Basin Road. The Speedway was established by the local 
community in the 1950s prior to the creation of the Reserve. Crown Allotment Q, 
Section A in the Parish of Wombat was reserved as Crown Land for the purpose of 
Public Recreation by an Order in Council dated 20 January 1987 and published in the 
Government Gazette dated 28 January 1987, p.212.  Council was appointed as 
Committee of Management for the Reserve on 2 March 1987. Since at least 1987, 
part of the Reserve has been leased as a speedway racing track to the Victorian 
Independent Speedway Drivers Association Inc., now known as the Daylesford 
Speedway Drivers Association Inc. (DSDA). The most recent Lease between Council 
and DSDA, a s17D Lease under the Crown Land (Reserves) Act 1978, was for a 4-year 
lease term that expired on 30 September 2021.

KEY ISSUES

The DSDA has an almost 70-year long history at the Reserve and the Speedway 
events have proven to be a popular drawcard. With a purpose-built arena, it is the 
“oldest, still-operating speedway in Australia on its original site”. Recent re-zoning of 
surrounding land has meant that the low-density housing of Daylesford Township 
has expanded to the area adjacent to the Reserve. There is a need to maintain 
diverse sporting activities within in the Hepburn Shire, in particular clubs with strong 
historical connections to the area.

The review of the Daylesford Speedway Lease considered the following:

Track and Building Conditions at the Reserve



 

MINUTES - ORDINARY MEETING OF COUNCIL - 17 MAY 2022 535

 Speedway Australia issued a Venue Inspection Certificate valid for 2 years 
until 3 March 2022 recognising a 1-Star Safety Standard, which means the 
track meets the standards for Sedan racing, Karting, Vintage demonstrations 
& Junior Quarter Midgets. The variables taken into consideration when 
determining a track rating are the track safety fence, construction material, 
catch fence (posts and cables) dimensions and crowd control fence. There is 
also a list of permitted classes and event types that can be run on tracks rated 
from 1 Star through to 5 Star. Speedway Australia has recently reinspected 
the venue and have confirmed their intention to reissue the Certification of 
the 1-Star Safety Standard for a further 2 years.

 The Speedway has a valid Certificate of Registration of Food Premises – Class 
3 – Low Risk.

 In Council’s 2014/15 budget, a $100,000 project was approved to address a 
range of run-down facilities and sheds and poor access.  Works completed 
included: steel work; concreting; storage containers; improved access road; 
new lap scorer’s platform; and associated permits and working drawings. 
Works completed in 2017 included a DDA-compliant toilet fit-out and access 
ramp, septic system upgrade, safety rail and landscaping.  

 The building work was inspected in late-2021 by Council’s Building Inspector 
who confirmed that, in accordance with the Building Permit issued in 2016, 
the work has been completed satisfactorily.

 DSDA has cleared significant rubbish from the area.
 DSDA uses watering of the Speedway track and Basin Road as a dust 

mitigation measure.
 Community Feedback suggested the need for further access improvements 

on Basin Road, which has been assessed in accordance with Council’s Road 
Upgrade Policy and will be further considered by Council along with other 
road upgrade requests. Other community suggestions were for additional 
funding for track improvements, additional amenities, seating and shading. 

Financial Viability of DSDA and economic and social contribution to the Community

 Review of documentation provided to Council confirmed the financial viability 
of the DSDA as well as their not-for-profit status as an Incorporated 
Association.

 Community Feedback highlighted and acknowledged the hard work and 
dedication of the volunteers who run and manage the site. 

 DSDA contributes locally through fund-raising events for the RSL, Daylesford 
Hospital and recently, the Breast Cancer Foundation.

 Daylesford Speedway has also been approached to host the first-ever 
Victorian 1200 Junior Class Title in February 2023.

 There was a significant number of comments in the community feedback that 
were supportive of the Speedway and praising it for it being a multi-
generational, family-friendly sport and form of entertainment, and the 
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participation is for all ages and genders – it is an inclusive, affordable, popular 
social event. 

 There are also significant benefits from Junior participation (30+ currently 
involved), an important learning experience handling vehicles under adult 
supervision. DSDA would like to offer additional, non-event Junior 
Development Days in their seasonal calendar.

Acoustics Report

Council commissioned an Acoustic Report, completed by Enfield Acoustics in 
February 2022

Key Points:

 There are no specific statutory noise policies for motorsports events; 
Environmental Protection Regulations 2021 and incorporated EPA Publication 
1826 (Noise Protocol) exclude assessment of sporting events; and they do not 
meet definition of Outdoor Entertainment Event;

 Noise levels vary depending on prevailing conditions (e.g. wind direction) and 
existing use meets upper noise limit benchmarks used in other jurisdictions.

Recommendation: limitation of total number of events per year and number of 
events within same calendar month plus restrict time of day; noise 
emissions would not be considered excessive.

Please note that the previous Speedway Lease contained the following 
requirements, which will be retained in a new Lease:

 The number of race meetings limited to eighteen (18) per annum;
 A calendar of events to be submitted to Council by 1 August (amended from 

October) each year for approval;
 That Motor racing be permitted during daylight hours, between 10am and 

6pm;
 Public address system use is only permitted between 12 noon and 5.30pm on 

race days;
 Racing not permitted on days when a festival or event is scheduled at Victoria 

Park Reserve (e.g. Chillout). 

It should be noted that the Speedway event program is held between 
September and May each year.

It is also recommended that the Race Event Calendar be widely publicised to the 
greater community.

Environmental Report

Council commissioned an Environmental Site Investigation to review 
potential contamination, including soil and water testing which was completed by 
Senversa in February and March 2022.

Key Points: 



 

MINUTES - ORDINARY MEETING OF COUNCIL - 17 MAY 2022 537

 Fuels and chemicals have been stored and used on-site, so there is potential 
for leakage to have occurred, however available information suggests these 
are likely to be localised and small scale in nature, such that risk to human 
health and the environment is expected to be low;

 Environmental sampling and analysis was conducted and confirmed the low-
risk status of site;

 Historically, a ‘quarry’ operated at the basin in 1890s, with the ground 
‘worked for gold on several occasions’.

Recommendation: The Tenant will be required to maintain an Environmental 
Management Plan under the proposed lease. 

Revegetation Plan

It has been noted that a number of trees were removed c.2016 without 
proper approvals, however it is not certain that this was undertaken by the 
operators of the Speedway. 

It is acknowledged that tree planting, revegetation and weed control could 
positively contribute to the improved amenity of the Reserve and Council’s 
Biodiversity Officer has developed a Vegetation Management Plan during 
2021 at the request of DSDA.

Key Points for Speedway Area:

 Protect remnant native vegetation and identify plantings to improve the 
amenity, screening and soil stabilisation and biodiversity values;

 Remedial work to address drainage issues;
 Rectify examples of incompatible vegetation/infrastructure.

The DSDA has also expressed a strong interest in assisting with the 
Revegetation Plan proposed for the Reserve.

Community Feedback

Council has received minimal complaints in recent years however Council 
Officers undertook Community Consultation as part of this review in order to 
understand community sentiment at this time. Please see Community and 
Stakeholder Engagement section below.

POLICY AND STATUTORY IMPLICATIONS 

Council Plan 2021-2025

A healthy, supported, and empowered community 

2.3 Optimise the use of public spaces to increase participation and community 
connection.

Diverse economy and opportunities
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4.3 Support and facilitate a diverse and innovative local economy that encourages an 
increase of local businesses with diverse offerings to achieve positive social, 
economic and environmental impacts.

A dynamic and responsive Council

5.2 Actively communicate, inform and engage with our community about events and 
decision-making

Local Government Act 2020

Process and recommendation comply with requirements of s.115 of the Local 
Government Act 2020.

Crown Land (Reserves) Act 1978

Granting of Lease complies with s.17D of the Crown Land (Reserves) Act 1978, 
subject to formal Ministerial Consent via DELWP.

Leasing Policy for Victorian Crown Land (May 2018) - Department of Environment, 
Land, Water & Planning (DELWP)

The following are the key principles of the DELWP Leasing Policy:

1. Community Benefit – the Lease enables the community to use, benefit from 
and enjoy Crown land, particularly through the provision of recreational, 
cultural and sporting facilities; economic benefits through the promotion of 
tourism; protection of natural assets through proposed revegetation.

2. Consistency & Transparency – Approval in Principle from DELWP on behalf of 
Minister; Lease is consistent with the purpose for which the land has been 
reserved, that is Public Recreation.

3. Lease allocation fair, open & impartial – the proposed lease is not a 
commercial lease; there is clear public benefit of continuation of lease; direct 
allocation is permitted and encouraged when the land is currently occupied 
by a community group that has acted as a good tenant, and that offers a 
service to the public on the land, with all profits generated on the land being 
applied to site maintenance or for offering services.

The Speedway Lease meets the above criteria to justify the Renewal of Lease under 
the DELWP Leasing Policy for Crown Land.

Use of DELWP template for s17D Lease ensures appropriate terms & conditions 
within lease.

GOVERNANCE ISSUES

The implications of this report have been assessed in accordance with the 
requirements of the Victorian Charter of Human Rights and Responsibilities.

SUSTAINABILITY IMPLICATIONS
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Hepburn Shire Council recognises that participation in recreational groups and clubs 
provide important social connection and health benefits for communities. The 
Daylesford Speedway is a local club that provides a social connection and recreation 
opportunity for all ages and has been an active and positive part of the community 
for almost 70 years.

Should the Lease be granted, Council will work with DSDA to ensure compliance with 
all provisions and conditions of the Lease. This will include periodic onsite 
surveillance during and/or after events as a minimum.

FINANCIAL IMPLICATIONS

It is recommended that the annual Rent remain the same as the previous Lease.

RISK IMPLICATIONS

As noted above, a review of potential contamination shows that this is not significant 
and the risk is low. The tenant is required to maintain a Risk Management Plan and 
Environmental Management Plan under the lease.

The lease also requires the tenant to hold appropriate insurance.

COMMUNITY AND STAKEHOLDER ENGAGEMENT

Council Officers convened an internal Project Working Group to undertake the 
review of the Speedway Lease. This was comprised of officers from a range of teams, 
including Property, Facilities and Waste, Planning, Economic Development (also 
representing Sport & Recreation) and Parks & Open Spaces.

Council has worked closely with the DSDA during the review process for the Lease.

Council also sought community feedback asking for submissions via the Participate 
Hepburn website for the period 16 January to 11 February 2022. Of the 360 
responses received, 306 supported the continuation of Lease for the Speedway at 
The Basin Reserve on grounds of history and tradition, community contribution and 
tourism/economic benefit, importance of a diversity of sport offerings and it being a 
family, multi-generational and inclusive form of entertainment. Constructive 
suggestions for improvements and shared space were received as part of the 
support, including from the closest neighbours.

The compiled Community Engagement Report is attached.
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1 Introduction 
Hepburn Shire Council is considering a renewal of Lease for the Daylesford Speedway 

Drivers Association Inc (DSDA) at The Basin Recreation Reserve (the Reserve).  

The Reserve is located on the Ballan-Daylesford Road, Daylesford, with access via 

Basin Road. The land is Crown Land that was reserved in 1987 for Public Recreation 

and which Council has been appointed to manage. 

The Speedway was established by the local community in the 1950s. The DSDA, a not-

for-profit, incorporated association, has leased this land (which forms part of the 

Reserve) from Council as a speedway racing track since 1987. 

Council Officers are currently undertaking a review of the Daylesford Speedway at the 

Reserve in order to make a recommendation to Council for the possible renewal of a 

lease to DSDA. 

As part of the review, Council invited community feedback in relation to the current 

use and/or other potential issues or uses for this site. The length of lease may be up 

to six-years with the option for an extension for a further six years. 

2 Invitation for Community Feedback 
A notice inviting the community to provide feedback regarding the consideration for 

a renewal of lease for the Daylesford Speedway at the Basin Recreation Reserve was 

published in The Local newspaper on both 16 and 30 January 2022.  

This was also publicised on the Council’s Facebook page, Participate Hepburn website 

and in the Hepburn Life newsletter. 

Council Officers were seeking community feedback on the Daylesford Speedway to 

gauge public interest in relation to the current use and other potential issues or uses 

for this site. 

The community were able to submit feedback via the Participate Hepburn website. 

The period for submissions closed on Friday 11 February 2022. 

This report outlines the feedback received between 16 January to 11 February 2022. 

 

Please note, The Basin Reserve is approximately 40 ha in size, consisting of woodland 

and forest; the approx. 7 ha area surrounding the racetrack is located within the 

larger Reserve.  
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3 Participate Hepburn Project Report 

 

 

         

 

 

 

 

 

 

 

 

            354 responses were received 

via the Participate Hepburn portal 

9 additional submissions were 

received via email 

At least 55 responses were 

identifiably from outside the Shire 
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4 Snapshot of Feedback 

 

5 Community Feedback 
 

 

 

 

 

 

 

 

 

 

 

 

 

The majority of the feedback supported the renewal of 

the Speedway Lease on grounds of history and tradition, 

community contribution and tourism/economic benefit, diversity 

of sport offering and it being a family, multi-generational form of 

entertainment 

Constructive suggestions for improvements and shared space were 

received as part of the support, including from the closest neighbours 

Some objections were received on grounds of noise,  

environment or being inappropriate to continue at this location 
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6 Themes from Community Feedback 

6.1 Noise and Amenity 

• Concern was raised about dust and speed on Basin Road on event days; also 

concern that a narrow, unsealed residential road only access to the Reserve. 

- Suggestion of traffic control measures; possible sealing (and widening) of 

access road to reduce dust. 

• Comments regarding noise included: extremely intrusive; disturbs rural peace 

and quiet; too noisy and the sound travels across the town. 

- Noise mitigation measures suggested: reduction of event frequency (limit 

number per month/year) and timing (during day) of events; wide 

publicisation of event dates; need to monitor compliance. 

How Council is addressing these concerns: 

• Council commissioned an Acoustic Report, completed in February 2022 

• Existing restrictions in the lease will be retained and monitored 

• Upgrade of Basin Road to be considered 

6.2 Environment 

• Concern was raised regarding emissions, pollution and climate change; 

wildlife; weeds and soil run-off; impact to natural environment; waste 

management; inappropriate use of land and long-term impacts; 

• Visually unappealing, historic issues with maintenance;  

• Need for revegetation – weed control and tree planting; restore natural 

beauty and habitat, natural amphitheatre, protect natural spring; 

How Council is addressing these concerns: 

• Council commissioned an Environmental Site Investigation to review 

potential contamination, including soil and water testing – completed 

February and March 2022 

• Tenant will be required to maintain an Environmental Management Plan 

• Council has developed a Vegetation Management Plan to protect remnant 

native vegetation and identify plantings to improve the amenity, screening 

and soil stabilisation and biodiversity values 
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6.3 Encourage Multi-Use 

• Suggestions made were as follows: 

- Potential for additional outdoor entertainment, e.g. drive-in cinema, 

fairs/festivals/markets, live music or performance space; dirt/mountain 

bikes; horse-riding 

- Suggestion of increasing general public use to reduce pressure on 

Victoria Park, e.g. dog-walking; encourage diversity of users 

- Defensive driving courses/training; build kids activities, e.g. BMX track or 

skate/scooter facilities 

- Upgrade amenities, increase shade and seating 

• Please note that investigations of shared use are beyond the scope of this 

review, however use of the wider Reserve could be considered separately 

to the lease of the Speedway. 

6.4 Relocate 

• Too close to town and residents vs. will never revive if closed 

6.5 History, Culture and Economy 

• Support for the continuation of the Speedway included comments that it is 

important to encourage a variety of recreational activities within the Shire 

and value its role in encouraging diverse interests; “…for some it is the same 

as a football game, a family sport”; “important to support a diverse range of 

interests, hobbies and sports in our area.” 

• Historically significant, recognised icon of the area; established in the 1950s 

by returned servicemen raising funds to build the local RSL club and this 

affiliation continues; “oldest still-operating speedway in Australia on its 

original site”; “a local treasure”; “to lose this local icon would be a sad end of 

an era at best, and a shameful and unnecessary atrocity at worst.” 

• There was significant number of comments in support of the Speedway 

praising it for it being multi-generational family-friendly sport and 

entertainment, with participation of all ages and genders – “an inclusive, 

affordable, social event”; “…a family event that is an important part of many 

families lives.” There is also strong support from Speedway Australia. 

• Provides community engagement; offers driving skill building in a safe, 

controlled environment; positive youth activity; “There are 12 Junior drivers 

within the club and 20 Junior Quarter Midgets drivers on a smaller track, from 

all over Victoria. This is a learning experience handling vehicles under adult 

supervision”; “helps develop lifelong skills for Junior racers.” 
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• Attracts visitors to Daylesford; events provide injection to local economy; 

economic benefit to the community; great family day out/weekend in 

Daylesford – “a great place to catch up with family and friends from all over 

Victoria.”  

• “The Daylesford Speedway is a well-supported event venue run by an 

enthusiastic community attracting not only local participation in “grass roots” 

motorsport but many competitors from other regions.  It is also one of the 

longest standing circuits therefore making it important in the history of 

Speedway in Australia.” 

• Contributes to local fund-raising; run by dedicated volunteers; a community 

asset – “the club is an important part of the Daylesford community, and the 

current committee are working incredibly hard”; “the Speedway has been an 

important part of this town for many, many years and gives back to the 

community, especially the RSL…”  

• Consider funding track improvements and better amenities, shade and 

spectator seating. 

7 Conclusion 
We appreciate the time taken by the community to provide feedback on the 

proposed renewal of lease for the Daylesford Speedway. This report will be included 

in the final report to Council regarding the renewal of lease. 

Hepburn Shire Council thanks you for your interest and participation. 
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14 A DYNAMIC AND RESPONSIVE COUNCIL
14.1 QUARTERLY FINANCE REPORTS - QUARTER 3 2021/2022

DIRECTOR ORGANISATIONAL SERVICES

In providing this advice to Council as the Director Organisational Services, I Andrew 
Burgess have no interests to disclose in this report.

ATTACHMENTS

1. Financial Report for the Period Ending 31 March 2022 (2) [14.1.1 - 26 pages]
2. Capital Projects Report March 2022 [14.1.2 - 4 pages]
3. Special Projects Report March 2022 [14.1.3 - 3 pages]

EXECUTIVE SUMMARY

The March Quarterly Finance Report outlines the financial results for the nine 
months ended 31 March 2022, along with a comparison to the mid-year budget.  It 
includes a summary of Council's financial performance and position for the 
2021/2022 year up until 31 March 2022, and an update on each operational and 
capital project as at 31 March 2022.

The current financial position needs to be read in the context of Council's financial 
plan contained within the 2021/2022 Budget.  

The ongoing impacts of COVID-19 on operational costs and recovery support for the 
community will be monitored throughout the 2021/2022 financial year.  

The financial impact of two storm events are reflected in these results. 

OFFICER’S RECOMMENDATION

That Council:

1. Notes the financial position and performance for the nine months ending 31 
March 2022.

2. Notes the operating and capital works project reports effective 31 March 
2022, noting that the project reports will be placed on Council’s website.

MOTION

That Council:

1. Notes the financial position and performance for the nine months ending 31 
March 2022.

2. Notes the operating and capital works project reports effective 31 March 
2022, noting that the project reports will be placed on Council’s website.

Moved: Cr Brian Hood
Seconded: Cr Juliet Simpson
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Carried

BACKGROUND

This report provides information of Council’s financial performance for the period 1 
July 2021 to 31 March 2022 and compares the Income Statement to the mid-year 
budget, which includes operating projects carried forward from 2020/2021 and the 
Balance Sheet and Statement of Cash Flows to last year.

The results in the first nine months of the financial year have continued to be 
impacted by the COVID-19 pandemic which has resulted in restrictions on our 
community and the operations of the Council itself, as well as the impact of the June 
2021 and January 2022 storm events. These impacts will continue to be felt and 
reflected in future reports during the 2021/2022 financial year.

This report includes adjustments for the mid-year budget review, which were 
presented at the March Ordinary Council Meeting 2022.

KEY ISSUES

The financial report and attachments provide a comprehensive overview of Council's 
financial performance and current financial state, for the first nine months of the 
2021/2022 financial year up until 31 March 2022 and an update on the status and 
progress on each operational and capital project.

The main items to note at the end of Quarter 3, with further details and explanation 
provided in the attached report:

  The operating surplus for the nine months ended 31 March 2022 was $3.74 
million, which is $0.8 million (or 16.9%) unfavourable to the budget of $4.52 
million.

 Capital and operating project reports are being compared to the mid-year 
budget which had adjustments due to the cancellation and deferral of 
projects as determined by Council.

 Year-to-date Capital works expenditure for the nine months ended 31 March 
2022 was $6.91 million or 33.8% of the $20.46M adjusted mid-year budget.

 The financial impact of the two storm events at 31 March 2022 is $1.8M 
unfavourable, this is expected to reduce to a $1M unfavourable for the full 
year.

 Cash holdings at 31 March 2022 are $2.5 million higher than the same time 
last year, and this is the result of increasing reserve balances, continued 
unspent capital and operating projects, and grants held to complete multi-
year projects.

 Trade and other receivables at 31 March 2022 are $0.85 million higher than 
the same time last year, and this is due to a combination of the annual rate 
cap rate rise, the impacts of COVID and offering a support package of 
payment extensions on instalments. 
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 As the Capital and Project reports are difficult to read in .pdf form, they will 
be provided as A3 hard copies at face-to-face meetings.

Council officers will remain flexible and agile in the management of their forecasts 
while responding in the best interests of the community.

POLICY AND STATUTORY IMPLICATIONS

Council Plan 2021-2025

A dynamic and responsive Council 

5.3 A sustainable and agile organisation with strong corporate governance that 
supports excellent operations

GOVERNANCE ISSUES

The implications of this report have been assessed in accordance with the 
requirements of the Victorian Charter of Human Rights and Responsibilities.

SUSTAINABILITY IMPLICATIONS

There are no sustainability implications associated with this report.

FINANCIAL IMPLICATIONS

This report and associated attachments provide the opportunity for review of 
Council’s financial position and forecasts.

RISK IMPLICATIONS

There are no risk implications associated with this report.

COMMUNITY AND STAKEHOLDER ENGAGEMENT

There are no community or stakeholder engagement implications associated with 
this report.



A
  

FINANCIAL REPORT

For the nine months ending 

31 March 2022
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A QUARTERLY FINANCE REPORT 

A Page 1
  

1. Overview

The March Quarterly Finance Report outlines the financial results for the nine months ended 31 March 2022, 
along with a comparison to the mid-year budget This report includes the following: 
• Income Statement; 
• Statement of Capital Works; 
• Balance Sheet; 
• Statement of Cash Flows; 
• Cash, investments and financial reserve schedules; 
• Key performance indicators; 
• Rates and other debtors; and 
• Councillor expenditure. 

The current financial position needs to be read in the context of Council's financial plan contained within the 
2021/2022 Budget. 

The ongoing impacts of COVID-19 on operational costs and recovery support for the community will be 
monitored throughout the 2021/22 financial year. 

The financial impact of two storm events are reflected in these results.

This report represents nine months of business in the 2021/2022 year. 

The main items to note at the end of Quarter 3 are: 

 The operating surplus for the nine months ended 31 March 2022 was $3.74 million, which is $0.8 million 
(or 16.9%) unfavourable to the budget of $4.52 million.

 Capital and operating project reports are being compared to the mid-year budget which had 
adjustments due to the cancellation and deferral of projects as determined by Council.

 Year-to-date Capital works expenditure for the nine months ended 31 March 2022 was $6.91 million or 
33.8% of the $20.46M adjusted mid-year budget.

 The financial impact of the two storm events at 31 March is $1.8M unfavourable, this is expected to 
reduce to a $1M unfavourable for the full year.

 Cash holdings at 31 March are $2.5 million higher than the same time last year, and this is the result of 
increasing reserve balances, continued unspent capital and operating projects, and grants held to 
complete multi-year projects.

 Trade and other receivables at 31 March 2022 are $0.85 million higher than the same time last year, 
and this is due to a combination of the annual rate cap rate rise, the impacts of COVID and offering a 
support package of payment extensions on instalments. 

 As the Capital and Project reports are difficult to read in .pdf form, they will be provided as A3 hard 
copies at face-to-face meetings.

2. Financial Statements
The adjusted underlying result seen in the Income Statement is the net surplus/(deficit) for the year adjusted 
for non-recurrent capital grants, monetary contributions (open space contributions) and capital contributions 
from other sources. It is a measure of financial sustainability and Council’s ability to achieve its service delivery 
objectives as it is not impacted by non-recurrent capital income items, which can often mask the operating 
result.
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2.1. Income Statement for nine months ending 31 March 2022

Commentary is provided for variances greater than $100,000 and 10%.

Note 1 – User fees 

Other fees and charges are unfavourable to budget by $114K, this is due to traders not being charged for 
footpath obstruction permits (outdoor dining) to help encourage economic recovery from the COVID-19 
pandemic, funded by the State Government grant program($300K)  to activate outdoor dining. Aged service 
fees are unfavourable to budget by $147K due to reduced employee resources to deliver estimated and 
targeted service hours.  This is partially offset by increased fee income at the transfer station $53K and 
building service fees $15k.

Notes  YT D B udg et
2021/22 

 YT D Ac tual
2021/22 

 $'000  $'000  $'000  % 
Inc ome
R ates  and charges 23,460 23,561 100 0%
S tatutory fees  and fines 710 765 55 8%
User fees 1 750 636 (114) -15%
G rants  - operating 8,684 8,231 (453) -5%
G rants  - capital 2 4,879 1,057 (3,823) -78%
C ontributions  - monetary 459 442 (17) -4%

Net gain/(loss ) on disposal of assets (23) 40 62 -277%
O ther income 3 1,014 896 (119) -12%
T otal Inc ome 39,934 35,626 (4,308) -11%

E xpens es
E mployee costs 4 11,735 12,276 (541) -5%
Materials  and services 5 17,688 13,777 3,911 22%
B ad and doubtful debts 11 2 9 82%
Depreciation and amortisation 5,285 5,317 (33) -1%
B orrowing  costs 126 129 (3) -2%
O ther expenses 6 570 372 198 35%
T otal E xpens es  35,415 31,873 3,542 10%

S urplus /(Defic it) for the year 4,520 3,754 (766) -16.9%

Underlying  R es ult adjus tment
 C ontributions  - monetary (459) (442) (17) 4%
 G rants  - capital (non-recurrent) (4,879) (1,057) (3,823) 78%
T otal underlying  adjus tment (5,338) (1,499) (3,839)
Adjus ted underlying  S urplus /(Defic it) (818) 2,255 3,073

Hepburn S hire C ounc il
C omprehens ive Inc ome S tatement

F or the P eriod E nded  31 Marc h 2022

 YT D Varianc e 
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Note 2 – Grants - capital

Council received Local Government Infrastructure grants favourable to budget by $399K and local roads and 
bushfire recovery grants favourable to budget by $125K (this amount is also favourable to the full-year 
budget).  This is offset by timing of the Roads to Recovery funding which is unfavourable by $969K and local 
roads and bridges grant funding unfavourable $3.4M. Capital grant timing is difficult to estimate and will 
always be offset by the requirement to complete construction of the projects allocated by the grant.  Officers 
are confident that grant payments in the 4th quarter will return this line item to budget. 

Note 3 – Other income

Rent received is unfavourable to budget $108K due to COVID rent relief being provided during the year, as 
required by State Government legislation.

Note 4 – Employee costs 

Permanent salaries and superannuation are favourable to budget by $644K due to budgeted positions still 
being vacant, this is offset by temporary staff costs which are unfavourable to budget by $1.1M, 
predominately related to storm response $700,000 (which is mostly refunded by State / Federal Government). 
Additional recruitment and advertising costs will be incurred given the number of vacancies but this is 
expected to be managed within budget.

Note 5 – Materials and services

Materials and services expenditure totals $13.77 million which is favourable to budget by $3.9 million. This is 
primarily due to the mid-year budget adjustments that were included for contractor payments resulting from 
multiple storm events during the nine months to 31 March. Total costs for the year for storm recovery are 
expected to be $1.0M unfavourable.

Note 6 – Other expenses

Grants are favourable to budget by $198K predominately due to timing of payments for Community Grant 
contributions, with these expected to be paid out in the second half of the financial year.
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2.2. Statement of Capital Works for the nine months ending 31 March 2022

Capital Works Expenditure

The capital works expenditure for the nine months ended 31 March 2022 was $6.91M or 33.8% of the $20.46M 
mid-year budget.  Capital expenditure through the nine months of 2021/22 is consistent with the previous two 
years as a percentage of the forecast budget but has increased in actual spend by $347K (2020/21) and $826K 
(2019/20) respectively, as can be seen in the table below.

C apital Works  C ategory
 Original 

B udget 
 Mid-year 

B udget 
 Y TD Ac tual 

 %  
S pent 

Y TD 

P R OP E R T Y
L and improvements 262,200 207,079 136,166 66%
B uildings 1,748,623 5,907,077 1,227,794 21%
B uilding improvements 276,500 1,388,277 221,247 16%
T OT AL  P R OP E R T Y 2,287,323 7,502,433 1,585,206 21%

P L ANT  AND E QUIP ME NT
P lant, machinery and equipment 860,000 1,733,088 681,587 39%
C omputers  and telecommunications 917,250 1,448,708 556,486 38%
L ibrary books 60,000 60,000 28,976 48%
T OT AL  P L ANT  AND E QUIP ME NT 1,837,250 3,241,796 1,267,049 39%

INF R AS T R UC T UR E
R oads 3,077,151 3,753,957 2,087,721 56%
B ridges 600,000 1,160,824 521,574 45%
F ootpaths  and cycleways 534,053 863,877 625,327 72%
Drainage 270,000 414,674 1,201 0%
R ecreational, leisure and community facilities 1,765,400 2,079,552 387,829 19%
P arks , open space and s treetscapes 733,000 978,564 186,429 19%
Other infrastructure 548,200 464,594 267,085 57%
T OT AL  INF R AS T R UC T UR E 7,527,804 9,716,042 4,077,166 42%

T OT AL  C AP IT AL  WOR K S 11,652,377 20,460,271 6,929,421 34%

R epres ented by:
New asset expenditure 1,229,000 5,397,182 831,309 15%
Asset renewal expenditure 7,804,254 11,296,156 4,737,582 42%
Asset upgrade/expans ion expenditure 2,619,123 3,766,933 1,360,531 36%
T OT AL  C AP IT AL  WOR K S  E X P E NDIT UR E 11,652,377 20,460,271 6,929,422 34%

Hepburn S hire C ounc il
S tatement of C apital Works  as  at  31 Marc h 2022
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In addition to the actual expenditure of $6.93M Council has committed capital expenditure of $11.4M at 31 
March, and is underway with key (and large cost projects) such as Hammon Park redevelopment, Trentham 
Community Centre and the Trentham Recreation Pavilion. 

Further details relating to individual operational and capital project status can be found in the Appendix of this 
document.

Y ear
F orec as t B udg et (inc l 

C arry F orwards )
Y T D Ac tual at 31 

Marc h 2022
P erc entag e deliv ery in  

third quarter
2021-2022 $23,313,092 $6,929,421 29.7%
2020-2021 $23,265,773 $6,582,324 28.3%
2019-2020 $19,324,713 $6,103,215 31.6%
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2.3. Balance Sheet as at 31 March 2022

Commentary is provided for variances greater than $100,000 and 10%.

Note  C urrent 
Year Ac tual 

 P rior Year 
Ac tual 

 $'000  $'000  $'000  % 

As s ets
C urrent As s ets
C ash and cash equivalents 9,052 8,552 500 6%
Trade and other receivables 10,359 9,535 824 8%
O ther financial assets 7 12,202 10,202 2,000 16%
Inventories 8 121 11 110 91%
Non-current assets  class ified as  held for sale 9 - 935
O ther assets 23 - 23 100%
T otal C urrent As s ets 31,757 29,235 2,522 8%

Non-C urrent as s ets
P roperty, infrastructure, plant and equipment 10 327,709 295,670 32,039 10%
Intang ible assets 318 416 (99) -31%
T otal Non-C urrent As s ets 328,027 296,087 31,940 10%
T OT AL  AS S E T S 359,784 325,322 34,463 10%

L iabilities
C urrent liabilities
Trade and other payables 154 74 (80) -52%
Trust funds  and depos its 11 2,263 1,746 (517) -23%
P rovis ions 2,559 2,429 (129) -5%
Interest-bearing  loans  and borrowings 12 683 411 (271) -40%
O ther L iabilities 13 6,414 1,294 (5,120) -80%
T otal C urrent L iabilities 12,072 5,955 (6,117) -51%

Non-C urrent L iabilities
P rovis ions 14 545 442 (103) -19%
Interest-bearing  loans  and borrowings 12 4,085 3,303 (781) -19%
O ther L iabilities 60 45 (15) -26%
T otal Non-C urrent L iabilities 4,690 3,790 (900) -19%
T OT AL  L IAB IL IT IE S 16,762 9,745 (7,017) -42%

NE T  AS S E T S 343,022 315,576 27,446 8%

E quity
Accumulated surplus 163,996 169,971 (5,975) -4%
R eserves 15 179,026 145,605 33,421 19%
T OT AL  E QUIT Y 343,022 315,576 27,446 8%

Hepburn S hire C ounc il
B alanc e S heet

As  at  31 Marc h 2022

 Varianc e Year on Year 
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Note 7 – Other financial assets

Total cash and cash equivalents are $0.5 million higher than the same time last year and other financial assets 
have increased by $2.0M. This is the result of increasing reserve balances, continued unspent capital and 
operating projects, and income received in advance to complete multi-year projects. Refer to section 3.10 for 
further information in relation to Councils unrestricted cash position.

Note 8 – Inventories

Diesel fuel purchased for council vehicles which will be charged out to the appropriate areas.

Note 9 – Non-current assets classified as held for sale

Council sold its only asset listed as being held for sale last year, and now does not have any assets being held 
for sale. With Council's decision to sell the Rex building this asset will be added to this category in the final 
quarter of the 2021/22 financial year.

Note 10 – Property, infrastructure, plant and equipment 

The large increase in property, plant and equipment relates primarily to the revaluation of infrastructure 
assets($32.8M) at the end of 2020/2021 financial year.

Note 11 – Trust funds and deposits 

The increase is due to the Fire Services Property Levy not being paid until April 2022.

Note 12– Interest bearing loans and borrowings

Current and non-current interest-bearing loans have increased in comparison to last year as a result of Council 
taking out additional net borrowings of $2.6M in last financial year, to fund the Hepburn Hub at the Rex 
construction.  Council have decided not to continue with this project and this loan will be reallocated other 
capital projects.

Note 13 – Other liabilities 

Other liabilities have increased due to recognition of income in advance for capital grants that have been 
received.

Note 14 – Provisions

General increase in provisions due to Enterprise Agreement  increase being processed in March

Note 15 – Reserves

Reserves are $33.421M higher than at the same time last year. This movement is the result of a $32.826M 
revaluation of infrastructure assets last year, along with a transfer of $595K to other reserves. 
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2.4. Statement of Cash Flows as at 31 March 2022

Commentary is provided for variances greater than $100,000 and 10%.

 C urrent Year 
Ac tual 

 P rior Year 
Ac tual 

 Notes  Inflows / Inflows /
(Outflows ) (Outflows )

$'000 $'000  $'000  % 
C as h flows  from operating  ac tivities

R ates  and charges 17,928 17,068 (860) -5%
S tatutory fees  and fines 758 683 (75) -10%
User fees 16 798 1,100 302 38%
G rants  - operating 17 8,343 4,952 (3,391) -41%
G rants  - capital 18 1,057 1,942 885 84%
C ontributions  - monetary 442 466 24 5%
Interest  received 19 291 49 (242) -83%
R ent received 20 708 446 (262) -37%
Trust funds  and depos its  taken 21 540 113 (427) -79%
O ther receipts   142 99 (43) -31%
Net G S T refund/payment 22 (171) (17) 153 -90%
E mployee costs (12,109) (11,387) 722 -6%
Materials  and services 23 (15,165) (9,844) 5,321 -35%
Income in advance (470) (376) 94 -20%
O ther payments (372) (458) (86) 23%

 Net c as h provided by/(us ed in) operating  ac tivities   2,720 4,835 2,115 78%

C as h flows  from inves ting  ac tivities
P ayments  for property, infrastructure, plant and equipment (6,595) (6,777) - 0%
P roceeds  from sale of property, infrastructure, plant and equipment 24 40 753 713 1796%
P ayments  for investments 25 6,000 (9,009) (15,009) -250%

 Net c as h provided by/(us ed in) inves ting  ac tivities  (555) (15,033) (6,020) 1084%

C as h flows  from financ ing  ac tivities      

F inance costs (129) (116) 13 -10%
R epayment of borrowings 26 (1,823) (276) 1,548 -85%

 Net c as h provided by/(us ed in) financ ing  ac tivities  (1,952) (391) 1,561 -80%

Net increase (decrease) in cash and cash equivalents 212 (10,589) (10,802) -5085%
C ash and cash equivalents  at the beg inning  of the financial year 8,839 19,141 10,302 117%

 C as h and c as h equivalents  at the end of the period      9,051 8,551 (500) -6%

 Varianc e Year on Year 

Hepburn S hire C ounc il
S tatement of C as h F lows

F or the P eriod E nded  31 Marc h 2022
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Note 16 – User fees

For the current quarter, other fees and charges are unfavourable to budget by $33K, this is due to traders not 
being charged for footpath obstruction permits (outdoor dining) to help encourage economic recovery from 
the COVID-19 pandemic. Aged service fees are unfavourable to budget by $147K, this is due to reduced 
employee resources and service demand.

Note 17 – Grants – operating

Operating grants received of $8.2 million are comparable to budget as it includes adjustments for future storm 
recovery reimbursements.  Council has received storm clean up grants totaling $4.10 million, these amounts 
are offset by material and service expenditure for storm clean ups (see note 5). Timing of receipts has also 
contributed to favourable positions at 31 March 202; Commonwealth Aged Care funding $290K favourable 
and Victoria Grants Commission funding favourable by $975K.

Note 18 – Grants - capital

Council received Local Government Infrastructure grants favourable to budget by $399K and local roads, 
bridges grants favourable to budget by $533K (this amount is also favourable to the full-year budget) and 
bushfire recovery grants favourable to budget by $125K (this amount is also favourable to the full-year 
budget).

Note 19 – Interest received

Interest received has increased by $242K over last year as there was no interest charged on overdue rates for 
2020/21, as part of Councils response to the community to assist through the COVID pandemic.

Note 20 – Rent received

Rent received has increased compared to last year as the prior financial year included rent relief schemes due 
to COVID  

Note 21 – Trust funds and deposits taken

Increase on last year due to Fire Services Property Levy not being paid until April 2022.

Note 22 – Net GST refund/payment

The value of the GST refund or payment varies depending on the timing and nature of transactions during the 
previous quarter.  The spend on storm clean up during the year would have on impact on this.

Note 23 – Materials and services

Materials and services expenditure totals is greater than last year, primarily due to contractor payments for 
recovery work as a result of multiple storm events during the 9 months to 31 March.  The impact of the storm 
recovery works is expected to be $1.0M unfavourable to budget for the financial year.

ATTACHMENT 14.1.1

MINUTES - ORDINARY MEETING OF COUNCIL - 17 MAY 2022 562



A QUARTERLY FINANCE REPORT 

A Page 10
  

Note 24 – Proceeds from sale of property, infrastructure, plant and equipment

Proceeds from the sale of property, infrastructure, plant and requirement relate to the sales of land, plant and 
fleet. 2020/2021 includes the sale of the property at 59 Main Road Hepburn, which has significantly increased 
this figure as compared to the current year.

Note 26 – Payments for investments

Council has redeemed $6.0M of short-term investment back to cash, during this current financial year. During 
the same period last year, Council added $9.0M to its short-term investments.

Note 27 – Repayment of borrowings

Council took out an interest only loan of $1.42M in September 2014.  The loan was taken out to fund council’s 
defined benefits superannuation liability and was repaid in November 2021 in accordance with the loan 
contract.
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3. Cash Holdings
The following graph shows the monthly balances of cash and investments combined over time. Cash and term 
deposits held at 31 March 2022 were $21.25M. The increasing trend, year on year, is the result of increasing 
reserve balances, continued unspent capital and operating projects, and grants held to complete multi-year 
projects.

The table below shows the balances of cash and investments as at 31 March 2022. 

C as h and inv es tments
Amount

$'000
%

C as h and c as h equiv alents
C ash on hand 9 0.0%
C ash at B ank 408 1.9%
At call funds 8,560 40.3%
C ommunity Asset C ommittee C ash at B ank¹ 74 0.3%
T otal C as h and c as h equiv alents 9,051 42.6%
Other financ ial as s ets
Investments 12,069 56.8%
C ommunity Asset C ommittee T erm Depos its ¹ 133 0.6%
T otal Other financ ial as s ets 12,202 57.4%
T otal C as h and inves tments 21,253 100.0%

1.  Council incorporates investments held on behalf of Community Asset Committees into our financial position. 
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3.1. Restrictions on Cash and Investments
Council’s working capital (current assets / current liabilities) and unrestricted cash to current liabilities are 
measures of Council’s liquidity. Restrictions on cash and investments does not account for cash liabilities.

The table below should be considered in the context of Council's 2020/2021 financial results and financial plan 
contained within the 2021/2022 Draft Budget.

 

Ac tuals Ac tuals Ac tuals Ac tuals Ac tuals
30-J un-19

$'000
30-J un-20

$'000
30-J un-21

$'000
31-Mar 21

$'000
31-Mar-22

$'000

C as h and Inv es tments
C ash and cash equivalents 12,759 19,141 8,839 8,552 9,052
Other financial assets 6,133 1,192 18,202 10,202 12,202
T otal C as h and Inv es tments 18,892 20,333 27,041 18,753 21,254

R es tric tions  on C as h and Inv es tments 1

T rust F unds  and Depos its 950 1,194 1,205 1,746 2,263
S tatutory R eserves 530 1,102 1,526 1,361 1,526
Other R estrictions 2 13,678 16,721 20,927 12,448 15,835
T otal R es tric ted C as h and Inv es tments 15,158 19,017 23,658 15,555 19,624

T otal Unes tric ted C as h and Inv es tments 3,734 1,316 3,383 3,199 1,630

2.     Other restrictions .

Other R es tric tions $'000 $'000 $'000 $'000 $'000
C ash held to fund carry forward capital works 7,670 10,320 12,125 10,320 12,125
G rants  and other income received in advance 4,011 4,157 6,386 - 1,294
Discretionary R eserves 1,997 2,244 2,416 2,128 2,416
T otal other res tric ted amounts 13,678 16,721 20,927 12,448 15,835

1.     A  s tatutory requirement for C ouncil to hold in trust. This  includes  bond payments , development contributions  toward P ublic Open S pace and 
grant income received in advance for future year projects . 
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3.2. Unrestricted cash (VAGO ratio)
Measure:

unrestricted cash / current liabilities

2021/22 Budget Calculation:

$3,179K / $7,740K = 41.1%

31 March 2022 Actual Calculation:

$5,626 / $12,072K = 43.6%

Purpose of ratio:

To assess if Council has enough cash, that is not tied to a reserve or trust account, to meet its obligations for the financial year. 

The current forecasted KPI of 41.1% sits below the target of between 50-100%. This was a consideration in the setting of the 2021-22 
budget and will also be a factor in the Long-Term Financial Plan (Financial Plan).
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4. Financial Reserves
The below table shows reserve balances expected as at 30 June 2022.

Opening 
Balance

30-June-21

Forecast 
Transfers 

to

Forecast 
Transfers 

from

Closing 
Balance

30-June-22Reserve

('000) ('000) ('000) ('000)

Statutory Reserves  
Public Open Space Reserve             1,526             421               -             1,947 
Statutory Reserves Total             1,526             421               -             1,947 
  
Discretionary Reserves  
Clunes Caravan Park Reserve                    7               -                     -                      7 
Debt Management Reserve             1,792               -              (1,792)                - 
Heritage Advisory Fund                  20               -                     -                    20 
Mineral Springs Financial Reserve             1,060             461               (534)             987 
Mt Beckworth Pit Reserve                  28               -                     -                    28 
Smeaton Hill Pit Reserve                  74               -                     -                    74 
Waste Management Reserve (565)             534                   -   (31)
Discretionary Reserves Total             2,416             995            (2,326)             1,085 

Total Reserves             3,942 
            

1,416            (2,326)             3,032 

Public Open Space Reserve
The Public Open Space Reserve is used to hold developer contributions towards public open space infrastructure 
arising from property developers undertaking property subdivisions.  These funds are then used to expand and 
upgrade Council's public open space facilities.  Use of the funds in the Public Open Space Reserve are restricted 
by legislation.

Clunes Caravan Park Reserve
The Clunes Caravan Park Reserve contains funds reserved for future capital works projects at the Clunes Caravan 
Park.  The use of funds in this reserve is not restricted by legislation and is at the discretion of Council.

Debt Management Reserve
In 2013 Council financed the repayment of its defined benefits superannuation liability with an interest only 
bond.  The Debt Management Reserve was created to hold the notional principal repayment due on this loan 
over the life of the loan.  At the maturity of the interest only bond, the entire bond will be repaid with the 
proceeds of this reserve.  The use of funds in this reserve is not restricted by legislation and is at the discretion 
of Council.

Council previously made a commitment to transfer $200K per annum into the Debt Management Reserve to set 
aside cash to pay back the principal component of a $1.42M interest only loan taken out in 2013 (maturing in 
2023). This amount was repaid in November 2020.
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Heritage Advisory Reserve
The purpose of this reserve is to provide low interest loans for heritage renovations.  The use of funds in this 
reserve is not restricted by legislation and is at the discretion of Council.

Mineral Springs Financial Reserve
The purpose of this reserve is to fund future works associated with mineral springs across the municipality and 
the refurbishment of the spa complex.  The annual operating surplus of the Hepburn Mineral Springs Reserve is 
transferred to this reserve each year.  Reserve funds are then used for capital projects at the Hepburn Mineral 
Springs Reserve.  The use of funds in this reserve is not restricted by legislation and is at the discretion of Council.

Smeaton Hill Pit Reserve
The Smeaton Hill Pit Reserve contains funds reserved for future gravel pit restoration works at the Smeaton Hill 
gravel pit.  The use of funds in this reserve is not restricted by legislation and is at the discretion of Council.

Mt Beckworth Pit Reserve
The Mt Beckworth Pit Reserve contains funds reserved for future gravel pit restoration works at the Mt 
Beckworth gravel pit.  The use of funds in this reserve is not restricted by legislation and is at the discretion of 
Council.

Waste Management Reserve
The annual operating surplus of Council's waste management function is transferred to the Waste Management 
Reserve each year.  Reserve funds are then used for waste management capital projects.  Council is undertaking 
a Waste Strategy during 2021-2022 which will inform future waste management capital projects required by 
the shire.  The use of funds in this reserve is not restricted by legislation and is at the discretion of Council.
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5. Investment Mix
Council invests funds held in Trust and Reserves in short to medium term investments such as term deposits. 
All investments are made in accordance with the Local Government Act 2020 and are made with APRA 
(Australian Prudential Regulation Authority) approved financial institutions.

The table below shows a varied interest rate per investment. This is due to an increase in interest rates currently 
offered within the market, combined with maximum allowable investments with financial institutions as per 
Council’s policy.

As at 31 March 2022 investments consisted of the following term deposits:

Institution
Maturity

D ate
Interest 

Rate
Term 

(months)
A mount

$'000
C ommonwealth Bank 14-Feb-23 0.80% 12 1,000
Bendig o and Adelaide 23-Feb-23 0.85% 12 1,000
Bendig o and Adelaide 23-Feb-23 1.35% 12 1,000
Bendig o and Adelaide 22-N ov-22 0.25% 9 60
Westpac 15-Feb-23 1.01% 12 1,000
C ommonwealth Bank 19-Apr-22 0.45% 10 1,000
AMP 10-May-22 1.00% 5 1,000
Members Equity 17-J un-22 0.53% 12 1,000
Members Equity 24-J un-22 0.52% 12 1,000
MyState Bank 04-O ct-22 0.49% 12 1,000
AMP 04-O ct-22 0.80% 12 1,000
AMP 10-N ov-22 0.80% 12 1,000
MyState Bank 20-O ct-23 0.80% 24 1,000

12,060Total Investments
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6. Financial Performance Indicators

6.1. Adjusted underlying result
Measure:

adjusted underlying surplus (deficit) / adjusted underlying revenue 

2021/22 Budget Calculation:

 $-3,669K / $32,121K = -11.4%

31 March 2022 Actual Calculation:

$2,555K / $34,127K = 6.6%

Purpose of ratio:

This ratio measures Council’s ability to meet operating expenditure with operating revenue. The current budget of -11.4% sits below 
the State Government target of between 0-10%.

A short term negative adjusted underlying result can be managed. Council reviewed the long-term projections 
as part of the development of the Council Financial Plan 2021-2031.
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6.2. Obligations
The 2021/2022 Budget contains borrowings for one capital project that has long term intergenerational benefits 
that would otherwise be unable to be funded by Council. However, Council has decided to not proceed with the 
Hepburn Hub at the Rex project so Councils borrowing levels will be reviewed as part of the 2022/23 budget 
setting.

Borrowing Ratio
Measure:

interest bearing loans and borrowings / rate revenue 

2021/2022 Budget Calculation:

$5,243K / $23,547K = 22.3% 

31 March 2022 Actual Calculation:

$4,767K / $23,460K = 20.3%

Purpose of ratio:

To assess the utilisation of debt to fund Council’s intergenerational works projects, relative to rates and charges revenue.

The budget ratio of 22.3% and the actual ratio as at 31 March 2022 of 20.3% sits well within State Government target of between 0-60%.
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Debt Commitment
Measure:

interest and principal repayments on interest bearing loans and borrowings / rate revenue 

2021/2022 Budget Calculation:

$2,341K / $23,547K = 9.9%

31 March 2022 Actual Calculation:

$1,951K / $23,460K = 8.3%

Purpose of ratio:

To assess how reliant Council is on rates and charges revenue to meet interest and principal loan repayments.

The budget ratio of 9.9% and the actual ratio as at 31 March 2022 of 8.3% sits outside of the State Government target of between 0-5%.
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Indebtedness 
Measure:

non-current liabilities / own source revenue

2021/2022 Budget Calculation:

$5,043K / $26,920 = 18.7%

31 March 2022 Actual Calculation:

$4,690K / $25857K = 18.1%

Purpose of ratio:

To assess Council’s ability to cover its medium to long-term liabilities with revenue not sourced by grants, monetary contributions, or 
non-monetary contributions.

This measure is relatively static over time and remains in the middle of the State Government target of between 0-40%.
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6.3. Rates and charges

Rates concentration

Measure:

rates and charges / adjusted underlying revenue

2021/2022 Budget Calculation:

$23,547K / $32,121K = 73.3%

31 March 2022 Actual Calculation:

$23,460K / $34,127K = 68.7%

Purpose of ratio:

This ratio measures Council’s reliance on rates and charges to fund operating services.

Sitting within the KPI range (30-80%) means that Council is less reliant on operating grants and user fees to fund operating expenditure.

This ratio is higher this year due to only 50% of the Victoria Grants Commission grant being budgeted to be received during the financial 
year.
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7. Rates and Other Debtors
As at 31 March 2022, Council’s debtors are summarised below:

 
Overdue rates debtors were $1.87M (including Fire Services Levy collected on behalf of the State Government) 
at 31 March 2022. At the same time last year overdue rates were $1.47M, and the increase of $400K in overdue 
rates debtors is an increase of 27%. This is due to a combination of the annual rate cap rate rise, the impacts of 
COVID and offering a support package of payment extensions on instalments.

Outstanding sundry debtors of $560K comprise the following: 

Debtor
Marc h
2021
$'000

Marc h
2022
$'000

C urrent
$'000

> 30 Days
$'000

R ates  (inc luding F S L  debtors )1 8,310 9,193 7,320 1,873
S undry 636 560 417 143
O ther D ebtors 235 165
-GS T 276 447
-P ens ion C onces s ion 216 218
L es s : provis ion for doubtful debts (138) (79)
L es s : L UAA    -    (145)
T O T AL 9,535 10,359 7,737 2,016

1. Any payments made on rates and charges are applied to prior year outstanding balances first. Rates are classified as overdue when 
payment is not received by installment date.

Debtor Details
Marc h 
2021
$'000

Marc h
2022
$'000

G overnment G rants 300 43
L eases 42 306
P lanning 18 14
E nvironmental Health 2 6
C ontract S ervices 2 7
HAC C 5 2
B uilding 3 4
F ire Hazards 3 3
L ocal L aws 1 0
Other 260 175

T otal 636 560
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8. Councillor Expenses
Councillor Expenses for the nine months ended 31 March 2022.

Councillor Allowances and Expenditure

The Victorian Government sets upper and lower limits for all allowances paid to Councillors, Deputy Mayors and 
Mayors. Hepburn Shire Council is classified as a category one Council and allowances are paid in accordance 
with section 39 of the Local Government Act 2020.   On 7th March 2022 a determination was made increasing 
the allowances payable to Councillors and Mayors and a new allowance was introduced for Deputy Mayors.  
This increase and back pay applicable to 18 December 2021 was paid in April.

Mobile and Data

The provision of telecommunications services, including phones and laptop/tablet, are paid for by Council. 

Travel and Accommodation

This category covers expenses associated with attendance by Councillors at approved short-term training, 
conferences and/or functions. The travel costs associated with the Mayor are associated with the provision of 
a council vehicle.  

C ounc illor
C ounc illor 
Allowanc e 

Mobile  and 
Data

C onferenc es
and T raining

T rav el and 
Ac c om

T otal

C r B ray 16,861 812 1,041 18,714
C r D rylie 32,384 812 1,041 4,098 38,335
C r Halliday 16,861 812 1,491 19,164
C r Henders on 16,861 1,146 1,041 19,048
C r Hewitt 34,850 812 1,041 5,802 42,505
C r Hood 16,861 812 1,291 18,964
C r S imps on 16,861 812 1,541 19,214
T otal 151,539 6,018 8,487 9,900 175,944
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Progressing but slightly delayed. Community consultations to take place in May

Advice and support in being provided to Daylesford Mens Shed for their proposed 
decorations project for Vincent Street. On track.

Council has confirmed its in-principle decision to exit aged care and disability service 
delivery. Both State and Commonwealth Govts have been notified. Waiting on the 
successor provider to be appointed to progress transition process.
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14.2 ANNUAL PLAN 2021/2022 - QUARTER 3 UPDATE - JANUARY - MARCH 2022

DIRECTOR ORGANISATIONAL SERVICES 

In providing this advice to Council as the Director Organisational Services, I Andrew 
Burgess have no interests to disclose in this report. 

ATTACHMENTS 

1. Annual Plan Report - Qtr 3 2021/2022 - Project and Initiative Updates [14.2.1 
- 9 pages]

EXECUTIVE SUMMARY 

The attached report provides a list of the projects included in the Annual Plan 
2021/2022 and a progress comment has been provided for each project by a 
responsible officer. 

OFFICER’S RECOMMENDATION

That Council: 

1. Notes the Annual Plan 2021/2022 Quarter 3 updates; and 

2. Notes that this report will be published on Council’s website

MOTION
That Council:

1. Notes the Annual Plan 2021/2022 Quarter 3 updates; and 
2. Notes that this report will be published on Council’s website

Moved: Cr Lesley Hewitt
Seconded: Cr Brian Hood
Carried

BACKGROUND 

The Annual Plan outlines the actions for 2021/2022 that will be implemented as 
priorities from the Council Plan 2017-2021 and Annual Budget 2021/2022. The 
Annual Plan was adopted by Council at its Ordinary Meeting on 20 July 2021. 

The Annual Plan details to the organisation, Councillors and the community how 
Council will monitor progress towards actions in the Council Plan, and the quarterly 
progress report updates Councillors and the Community on the progress on the 
actions. 

KEY ISSUES 

The attached report provides a list of the projects included in the Annual Plan 
2021/2022 and a progress comment has been provided for the period ended 31 
March 2022. 
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It should be noted that the Annual Plan does not include all projects to be 
undertaken during the year, and as it was adopted in July 2021 does not include 
several new actions and opportunities have been undertaken by Council, which were 
not included in the Plan. 

Some projects have been delayed because of announcements of government 
funding, delays in project delivery or in recent months as a result of the impacts of 
the COVID-19 Pandemic, resourcing issues and natural disasters. 

The following graph provides a snapshot of the current status of projects as of 31 
March 2022, including carry-forward projects. Significant progress has been made on 
many of the projects with a significant number of projects completed over this 
reporting period.
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The report contains the status of carry forward projects from the 2019/2020 and 
2020/2021 annual plans. When these projects are reported as completed, they will 
not appear on the following quarter report. All completed projects in the current 
financial year plan, will be continuously reported throughout the entire reporting 
period.

Snapshot Commentary:

 13 projects listed as ‘in progress and on track’. 
 12 projects are complete
 1 listed as ‘Not yet due to start’
 5 listed as a cancelled project
 13 projects listed as ‘in progress and delayed. A number of these projects are 

ongoing and have also been impacted by procurement stages.

POLICY AND STATUTORY IMPLICATIONS 

Council Plan 2021-2025

 3. Embracing out past and planning for the future
o 3.3 Build and maintain infrastructure that supports liveability and 

activity in our community.
 5. A dynamic and responsive Council

o 5.2 A sustainable and agile organisation with strong corporate 
governance the supports excellent operations.

o 5.3 Actively communicate, inform and engage with our community 
about events and decision-making.

GOVERNANCE ISSUES 

The implications of this report have been assessed in accordance with the 
requirements of the Victorian Charter of Human Rights and Responsibilities. 

SUSTAINABILITY IMPLICATIONS 

There are no sustainability implications associated with this report. Individual 
projects will consider sustainability implications where appropriate. 

FINANCIAL IMPLICATIONS 

It is anticipated that all projects listed as ‘in progress and delayed’ will be completed 
in the final quarter of 2021/2022 Financial Year. 

RISK IMPLICATIONS 

A review of ‘in progress and delayed’ is being undertaken as part of finalising the end 
of year accounts. Project comments have been updated to confirm status as of 31 
March 2022. 

COMMUNITY AND STAKEHOLDER ENGAGEMENT 
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Community Engagement in accordance with the adopted policy is considered on a 
project-by-project basis. The update will be placed on Council’s website.



1

Annual Plan Project Updates
Quarter  3 / 2021-2022  (January - March 2022)

(includes carry-forward projects 2019-20 and 2020-21)
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2021‐22 Annual Plan

A RESILIENT AND SUSTAINABLE ENVIRONMENT
Project Name

Description

Budget ‐ 2021/22 Target Completion Date Business Unit Q3 Comments Status

Domestic Animal 

Management Plan 

(DAMP)

Develop a 4‐year plan that outlines 
Councils approach to animal 
management within the Shire. 

Operational Budget  Dec‐21 Waste, Facilities and 
Community Safety 

Storms in January have caused some further delays in the process 
however offices are engaging a consultant to assist with the compilation 
of the DAMP following the review of the roughly 500 submissions. 
Completion is still expected in June‐2022

In progress and 
on track

Western Victoria 

Transmission Line 

Advocate for detailed community 
engagement and underground 
construction of the proposed Western 
Victorian Transmission Line and 
complete detailed Environmental 
Effects Statement submission

$50,000 Jun‐22 CEO Unit Ongoing advocacy continues in relation to the project with regular 
ongoing meetings occurring between HSC and AusNet, HSC and a 
community working group. HSC has active involvement and input in to 
the Technical Reference Group (TRG). Although the workings of the TRG 
are currently confidential, these officers are feeding Councils concern 
into the group.

Community sessions were conducted in February and March to assist 
community members prepare for making a formal submission on the 
EES which is expected mid‐year.  Council will also prepare and submit a 
submission to the EES.

In progress and 
on track

Sustainable Hepburn  Develop and adopt integrated strategy 
to include; 1. Waste Strategy, 2. 
Biodiversity Strategy, 3. Sustainability 
Strategy

Operational Budget  Mar‐22 Waste, Facilities and 
Community Safety / 

Planning and Development

The Community Reference Group Meetings have concluded, and the 
group have provided their recommended action plans to the 
independent facilitators. The facilitators are now preparing a report to 
share with officers who have begun the process of drafting the 
Sustainable Hepburn Strategy document. Officers intend to present the 
draft strategy in May 2022.

In progress and 
on track

A HEALTHY, SUPPORTED AND EMPOWERED COMMUNITY
Project Name

Description

Budget ‐ 2021/22 Target Completion Date Business Unit Q3 Comments Status

Hepburn Hub at the Rex Begin construction of the Hepburn Hub 
at the Rex to deliver improved 
community spaces 

Carry‐forward Mar‐22 Major Projects  In line with the decision of Council this project has been cancelled and is 
no longer being delivered

Cancelled

Trentham Community 

Hub 

Complete detailed design of the new 
Trentham Community Hub and 
progress to construction stage. 

Carry‐forward
$200,000

Jun‐22 Major Projects  Following the awarding of the construction contract in late December 
2021, the project officers has been working with Coliban Water to plan 
for a realignment of sewer mains on the project site. The work is 
planned for late March to allow for construction to commence in April
2022.

In progress and 
on track

Trentham Sportsground 

Reserve Pavilion 

Development 

Complete detailed design of the 
pavilion redevelopment and begin 
construction.

Carry‐forward 
+$748,623

Sep‐22 Economic Development and 
Recreation 

Completed 

1
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Arts and Culture Strategy  Develop and adopt an Arts and Culture 
Strategy to set the future direction for 
art and culture in the Shire, in order to 
nurture and expand experiences.  

$40,000 May‐22 Community Life  Detailed planning and background research for the Strategy has 
commenced.  Engagement and consultation planning is currently 
underway. Creative sector and community consultations will take place 
in May‐June and the Strategy is expected to be finalised in the first 
quarter of 2022/2023

 In progress and 
delayed

Early Years Strategy  Develop and adopt a strategy that will 
build on the previous Hepburn Shire 
Healthy, Active and Safe Early Years 
Strategy 2015.

Carry‐forward Mar‐22 Community Life Significant community input occurred during 2021/2022. Following 
Executive and Councillor endorsement in March the draft Starting Blocks 
Early and Middle Years strategy has been advertised for community 
comment. It is anticipated that the final strategy will be presented to the 
May Council meeting for adoption.  

In progress and 
on track

Positive Ageing Strategy  Develop and implement a new Positive 
Ageing Strategy to focus on staying 
active and healthy. 

Operational Budget Jun‐22 Community Life Significant community input occurred during 2021/2022. Executive and 
Councillor endorsement expected in April, the draft No Barrier Positive 
Ageing Strategy will be advertised for community comment. It is 
anticipated that the final strategy will be presented to the July Council 
meeting for adoption.

In progress and 
on track

LGBTIQA+ Advisory 

Committee

Fund an Officer resource and 
operational budget to establish an 
LGBTIQA+ Advisory Committee of 
Council. 

$50,000 Dec‐21 Community Life Members of the Advisory Committee have been appointed and the first 
meeting of the Committee is due to take place in April 2022

Completed 

Walking and Cycling 

Strategy 

Develop and adopt a Walking and 
Cycling Strategy 2021‐2025.

$90,000 Jun‐23 Economic Development and 
Recreation  

Project deferred in mid year budget review and will be considered for 
inclusion as a project for the 2022/23 budget.

Cancelled

EMBRACING OUR PAST AND PLANNING FOR OUR FUTURE
Project Name

Description

Budget ‐ 2021/22 Target Completion Date Business Unit Q3 Comments Status

Hammon Park Trail Head 

and Bike Path

Begin construction of Hammon Park 
Trail Head and Bike Path, Creswick

$750,000 Feb‐22 Major Projects  Council awarded the construction contract for the Hammon Park 
Trailhead to NaturForm in February 2022. Construction has commenced 
with an anticipated completion date scheduled for November 2022.
Given project was to ‘commence construction’ the task is deemed to be 
achieved and construction will continue.

Completed 

Reconciliation Action 

Plan Development

Develop and adopt our next 
Reconciliation Action Plan 

$29,000 Jun‐22 Community Life  Final stages of the key reconciliation project are under way for the 
proposed renaming of Jim Crow Creek. A Special Council Meeting to 
hear presentations both supporting and objecting to the proposal was 
held on 22 March. Council will make its determination at its April 
meeting  whether to recommend to Geographic Names Victoria that the 
Creek be renamed to Larni Barramal Yaluk.       A call out for members 
for a new Reconciliation Action Plan Advisory Committee will be 
advertised in May                  

 In progress and 
delayed

2
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Delivery of Strategic 

Planning Program 

Implement year 1 of Council program 
of strategic planning work to be 
delivered in accordance with financial 
budget allocations. 

$660,000 Jun‐22 Planning and Development  Council has an ambitious but detailed strategic planning program. The 
program is currently slightly behind schedule, with a detailed update 
provided to Councillors in late March on the current progress. A key 
consultant to provide a flora and fauna assessment has been engaged 
for the technical studies associated with the Creswick Structure Plan. 
Liaison with Dja Dja Wurrung has also commenced. Officers are 
currently working on the development of a shire wide Land Demand and 
Supply study, with expected completion in late April 2022. This work will 
also provide the background and analysis for the Affordable Housing 
Strategy. The Planning Scheme Review (Amendment C80) has been 
approved by the Minister for Planning and was gazetted in February 
2022. Amendment C77, an update to the Land Subject to Inundation 
Overlay was approved in April and Amendment C82 which seeks 
permanent heritage protection for the Old Hepburn Hotel should be 
gazetted shortly.

 In progress and 
delayed

Undertake Affordable 

Housing Strategic 

Planning 

Implement year 1 of Council program 
of strategic planning work. 

$50,000 Jun‐22 CEO Unit This project will build upon the findings and analysis of the shire wide 
Land Demand and Supply study which is due for completion shortly. 
Officers have commenced development of the project scope for the 
second stage of this work, which will require a consultant resource to 
undertake the works. On a regular basis, officers are meeting with 
interested community groups, and State Government to advocate for 
continued assistance to ensure increased affordable housing within the 
shire.

In progress and 
on track

DIVERSE ECONOMY AND OPPORTUNITIES
Project Name

Description

Budget ‐ 2021/22 Target Completion Date Business Unit Q3 Comments Status

Hub for Premium 

Produce

Undertake Year 3 (of 3) actions, 
focused on connecting and actively 
working with Premium Produce 
Enterprises in the Hepburn Shire and 
surrounding region to navigate 
processes, unlock opportunities, and 
build the ongoing capacity and skills of 
the sector to collectively grow and 
survive. 

Carry‐forward
+$270,000

Jun‐22 Economic Development and 
Recreation  

In Quarter 3 the second Artisan Agriculture survey was launched and 
widely promoted and closes 24 April. A significant amount of work went 
in to planning for the rest of the project which is due to end in February 
2023.  A full suite of events have now been planned and staff have 
drafted communications plans, the key events will all address the 
barriers identified and include the following; Planning forum in June, 
with Agriculture Victoria and planning staff and Eco Dev staff from each 
of the Central highlands SLGA's to discuss who agriculture can be better 
supported; Small business mentoring marketing workshop in Ma; Food 
regulation session in Aug/Sept, engaged Open Food Network to plan and 
facilitate 2 x workshops on possible Food and Produce Hub concept.  
The team have also been actively involved in supporting and liaising with 
the broader agriculture sector in response to the January storm event in 
Creswick and surrounds.

In progress and 
on track
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City (Region) of 

Gastronomy 

Partner with the City of Greater 
Bendigo to seek opportunities for our 
region flowing from the City (Region) 
of Gastronomy initiative and continue 
advocacy for the planning of the 
Institute of Gastronomy.

Operational Budget  Jun‐22 Economic Development and 
Recreation  

Ongoing participation in quarterly meeting with the region. City of 
Greater Bendigo have completed testing of an online map featuring 
producers within the region, this is being rolled out in a staged 
approach, and currently features Bendigo producers, with the 
expectation that it will be further rolled out throughout the region in 
2022. Next City of Gastronomy meeting being to be held in April 2022.

In progress and 
on track

Central Victorian 

Goldfields 

Partner with other Council’s to 
advocate for the World Heritage Listing 
of the Central Victorian Goldfields 

Operational Budget  Jun‐22 Economic Development and 
Recreation  

An online forum of 90 local government Mayors, Councillors, Chief 
Executive Officers, key staff, Co‐Patrons The Hon Denis Napthine AO and 
The Hon John Brumby AO, as well as representatives from regional 
tourism bodies and Heritage Victoria was held in March it was 
communicated  how the bid will serve as a catalyst to transform the 
region, delivering a crucial post‐pandemic economic lifeline to the 
Central Victorian Goldfields region.  The working group will soon embark 
on trying to identify 12 key sites from throughout the entire region that 
will be put forward for listing.

In progress and 
on track

Hepburn Shire COVID 

Stimulus Projects 

Package 

Deliver key COVID stimulus projects 
including 1. Bullarto  Station Tourist 
Precinct, 2. Creswick Town Hall 
restoration and 3. Wombat Hill Botanic 
Gardens enhanced visitation 
experience.  

State Government 
Regional Infrastructure 
Fund in partnership 

with HSC and 
Community partners. 
Total package $2.2M 

Jun‐22 Major Projects  Creswick Town Hall restoration – 
HV permit exemption approved. Procurement to seek commercial 
builder underway, closes 28/4. Award scheduled for May 17 Council 
meeting. Completion late 2022.

Wombat Hill Botanical Gardens enhances visitation experience ‐ 
construction and design are underway for the four parts to the Wombat 
Hill upgrades project.  One project has been completed.  One project 
contractor procured for construction.  Two projects design are 
underway.  The total project will progressively be completed. The 
project is to be competed in November 2022.

 In progress and 
delayed

A DYNAMIC AND RESPONSIVE COUNCIL
Project Name

Description

Budget ‐ 2021/22 Target Completion Date Business Unit Q3 Comments Status

Pavement Rehabilitation 

Program 

Undertake Councils Annual road rehabil $1.41M Jun‐22 Operations  Council’s 2021/22 Road Rehabilitation program includes the following 
large projects                                                                                                           
 •Daylesford Clunes Road is complete. The final seal was brought forward 
and delivered in the Annual reseal program in March 2022 to maximise 
the Heavy Vehicle grant funding
 •Lone Hand Road was constructed by Council Works team and 
completed in March 2022.
 •Orford St Daylesford was completed in October 2021. 
 •Railway Crescent planning complete with on ground works deferred in 
the Mid Year Budget Review.

Completed 

Gravel Resheeting 

Program 

Undertake 16 kilometres of Gravel Resh $570,000 01‐March‐2022 Operations The annual gravel resheeting program was completed in December 
2021. The program achieved resurfacing of 14kms of road as identified 
in the program. Project delivered with some minor savings. 

Completed 

4

ATTACHMENT 14.2.1

MINUTES - ORDINARY MEETING OF COUNCIL - 17 MAY 2022 592



Hepburn Shire Council
Quarter Three 2021‐22 Annual Plan Report ‐ Project and Initiative Updates (Jan ‐ Mar 2022)

Implementation of the 

Local Government Act 

Implement changes as required by the L Operational Budget 01‐June‐2022 Governance and Risk The majority of Local Government Act 2020 implementation is 
complete, with the only remaining plan that needs to be developed in 
2022 is the asset management plan and this is on track for adoption by 
June 2022. The Complaints Policy, Procurement policy, CEO 
Remuneration and Employment Policy, Staff Code of Conduct, 
Recruitment Policy and Workforce Plan have been finalised.

In progress and 
on track

Review and Implement 

HSC Workforce Strategy 

and Plan

Develop, in accordance with the Local G Operational Budget  01‐December‐2021 Culture and Performance The 2021 – 2025 Workforce Strategy and Plan developed in consultation 
with staff was presented to Executive and Councillors for consideration 
in late 2021. The finalised plan was adopted in December 2021.

Completed 

Develop and Implement 

Gender Equity Action 

Plan 

Develop, in accordance with the Gender Operational Budget  01‐March‐2022 Culture and Performance The Gender Equity Action Plan (GEAP) has been approved by the CEO 
and made available to all staff, our Gender Equity Advisory Committee 
and placed on Councils website.

Completed 

Customer Service 

Strategy 

Implement a Customer Service Strategy Operational Budget  01‐March‐2022 Organisational Services   The scope of project expanded to include the Customer Service Strategy, 
Customer Service Charter and will consider impact on current Council 
values. Request for quote developed and to be advertised in May 2022. 
Project will commence in June and will be finalised in August 2022.

 In progress and 
delayed

Community Vision, 

Council Plan including 

Municipal Public Health 

and Wellbeing Plan. 

Finalise and adopt the Community Visio Operational Budget  01‐October‐2021 Executive  Community Vision, Council Plan and Municipal Public Health and 
Wellbeing Plan adopted by Council at the October 2021 Ordinary 
meeting of Council. Project Complete.

Completed 

Priority Projects  Continued advocacy for State and Feder Operational Budget  01‐June‐2022 Executive  The Hepburn Shire Advocacy Statement was adopted by Council at the 
February 2022 Ordinary Meeting. The Statement has been forwarded to 
all levels of Government to showcase our priority projects and 
initiatives.

Completed 

Risk Management 

Framework 

Implementation 

Implementation of the Risk Managemen Carry‐forward 01‐December‐2021 Governance and Risk Following detailed development and review by Councils Audit and Risk 
Committee the Risk Management Framework was finalised and adopted 
by Council at the Ordinary Meeting of Council in December 2021

Completed 

Long Term Financial Plan Adopt a Long Term Financial Plan 2021‐2 Operational Budget  01‐October‐2021 Financial Services  The 10 year Financial Plan (Long Term Financial Plan) was adopted by 
Council at a Special Meeting held on 21 October, 2021. Project 
complete.

Completed 

Council Website  Modernise and upgrade website to mak $75,000 01‐March‐2022 CEO Unit A website developer (Open Cities) has been selected. Open Cities is an 
MAV preferred supplier and has developed websites for councils large 
and small through Victoria.

Community have been able to complete a short survey to let us know 
what should be considered in the development of the new website, 
internal data transfer and development of the site is now on target for a 
go‐live date of mid‐June 2022.

 In progress and 
delayed
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Carry Forward 2020‐21 Annual Plan

QUALITY COMMUNITY INFRASTRUCTURE  
Project Name

Description

Budget ‐ 2021/22 Target Completion Date Business Unit Q3 Comments Status

Creswick Fountain 

Refurbishment

Repair and reinstate the Creswick 
fountain to permanent use.

$42,350 01‐June‐2021 Operations Project deferred in Mid Year Budget review. Cancelled

Hammon Park Facilities 

Upgrade

Identify further needs for the current 
buildings at Hammon Park Reserve and 
provide drawings to the level of tender 
issue for any proposed works. 

$50,000 01‐January‐2021 Waste, Facilities and 
Community Safety 

Flooding in Creswick severely impacted the Hammon Park Reserve. 
Internal and external water damage is being assessed before continuing 
with these works.

 In progress and 
delayed

Glenlyon Recreation 

Reserve Community 

Pavilion

Complete detailed design of the new 
pavilion at the Glenlyon Recreation 
Reserve following adoption of the 
masterplan and continue advocacy for 
government funding.

$121,000 01‐November‐2022 Economic Development and 
Recreation  

Project deferred in Mid Year Budget review. Officers to recommence 
master planning engagement at the site with a view to finalising a 
Master Plan for adoption by Council.

 In progress and 
delayed

ACTIVE AND ENGAGED COMMUNITIES
Project Name

Description

Budget ‐ 2021/22 Target Completion Date Business Unit Q3 Comments Status

Community Planning Work with appointed Charter Groups 
to review or endorse Community Plans 
for Lyonville, Glenlyon and District and 
Hepburn/Hepburn Springs.

Operational Budget 01‐May‐21 Community Life  The Community Planning program and working with Charter Groups has 
been delayed, as resources have been targeted to Storm and COVID 
recovery.

 In progress and 
delayed

 VIBRANT COMMUNITIES
Project Name

Description

Budget ‐ 2021/22 Target Completion Date Business Unit Q3 Comments Status

Artists in Residency Pilot 

program

Undertake as a pilot an Artist in 
Residency Programme utilising the 
Caretakers Cottage at Hepburn Mineral 
Springs Reserve.

Operational Budget 01‐Jun‐21 Community Life    Project Cancelled. The project and artist programming will be 
reconsidered as part of the development of the Arts and Culture 
Strategy, which is expected to be completed by mid‐2022.

Cancelled

SUSTAINABLE ENVIRONMENT
Project Name

Description

Budget ‐ 2021/22 Target Completion Date Business Unit Q3 Comments Status

Tree Management Adoption of a Tree Management Plan 
and 5‐Year Street Tree Strategy

Operational Budget 01‐Feb‐21 Operations Tree Management Plan and Planting Strategy completed with all 
feedback responded and incorporated. Documents currently with 
graphic designer and to be endorsed in May 2022.

 In progress and 
delayed
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Carry Forward 2019‐20 Annual Plan

QUALITY COMMUNITY INFRASTRUCTURE  
Project Name

Description

Budget ‐ 2021/22 Target Completion Date Business Unit Q3 Comments Status

Future Water Security Central Highlands Water partnership 
for Integrated Water Management 
(IWM)

Carry‐forward  01‐Jun‐21 Parks and Open Spaces Project Delivered Completed 

Creswick Trails Project Undertake a tender process and begin 
construction on the Creswick Trails.

Carry‐forward 01‐Jun‐21 Major Projects The Creswick Trails received a planning permit in January 2022. 
Following this, officers are seeking final permissions and permits

required to release a construction tender which is anticipated in May 
2022.

 In progress and 
delayed

ACTIVE AND ENGAGED COMMUNITIES
Project Name

Description

Budget ‐ 2021/22 Target Completion Date Business Unit Q3 Comments Status

Recreation Facilities and 

Management Models 

Complete a study to review the current 
management models of Community 
Recreation Facilities

Carry‐forward 01‐June‐2023 Economic Development and 
Recreation 

Project deferred at mid year review Cancelled

Recreation Facilities – 

Masterplans

Work with community groups to 
undertake and adopt masterplans for 
Glenlyon, Trentham, Doug Lindsay and 
Clunes Recreation Facilities

Carry‐forward 01‐November‐2022 Economic Development and 
Recreation

Doug Lindsay Recreation Reserve and the Trentham Recreation Reserve 
Masterplans have previously been adopted by Council. Officers are 
working through the development and community engagement for the 
Daylesford Community Park, Glenlyon and Clunes Recreation Reserves 
to adoption in 2022.

 In progress and 
delayed

SUSTAINABLE ENVIRONMENT
Project Name

Description
Budget ‐ 2021/22 Target Completion Date Business Unit Q3 Comments Status

Towards Zero Emissions 

Roadmap ‐ Streetlights

Continue implementation of the 
towards Zero Emissions Roadmap by 
upgrading 133 Street lights as part of 
the  Major Road Lighting Project.

Carry‐forward 01‐Jun‐20 Waste, Facilities and 
Community Safety 

Project almost complete with the last 3 installs being completed by 
Powercor. The project is set to be finalised by April 2022.

In progress and 
on track

Waste to Energy Construct a plant and expand the 
waste to energy project to full scale 
(pending the outcome of the current 
pilot project)

Carry‐forward 01‐Jun‐20 Waste, Facilities and 
Community Safety

Kerbside collection and processing of organic waste into compost is 
continuing. Officers are communicating with residents that the trial will 
continue until September within the original project budget. The process 
will continue to be improved and refined to help gather knowledge and 
experience to help council make decisions on future organic Kerbside 
services.

 In progress and 
on track
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A HIGH PERFORMING ORGANISATION
Project Name

Description

Budget ‐ 2021/22 Target Completion Date Business Unit Q3 Comments Status

Governance Software Purchase, install and implement 
software to manager and enhance 
Council’s risk and incident 
management reporting including 
management of Council delegations

Carry‐forward 01‐Oct‐19 People and Governance  Delayed while recruitment for Manager Governance and Risk underway. 
With the Risk Management Framework finalised and implemented in 
December 2021 the next steps will be the exploration to procure 
software that is built for purpose that will house council’s risk 
management / risk registers and incident management information.

 Not yet started 

Contractor Management Continue the training and 
development of staff skills in relation 
to Contractor Management, including 
the rollout of an online induction 
system for contractors

Operational

Budget

01‐Mar‐20 People and Governance  Contactor Management Training of staff was completed in 2021, with 
the planned roll out of an online induction system scheduled to be 
undertaken in 2022.

 In progress and 
delayed
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14.3 RECOMMENDATIONS FROM THE AUDIT AND RISK COMMITTEE MEETING HELD ON 
28 MARCH 2022
DIRECTOR ORGANISATIONAL SERVICES

In providing this advice to Council as the Manager Governance and Risk, I Rebecca 
Smith have no interests to disclose in this report.

ATTACHMENTS

1. CONFIDENTIAL - Draft Confidential Minutes - Audit and Risk Committee - 28 
March 2022 [14.3.1 - 22 pages]

EXECUTIVE SUMMARY

The purpose of this report is for Councillors to consider advice from the Audit and 
Risk Committee (ARC) meeting that was held on 28 March 2022. 

OFFICER’S RECOMMENDATION

That Council:

1. Receives the draft minutes of the Audit and Risk Committee Meeting that was 
held on the 28 March 2022; and

2. Notes the recommendations of the Audit and Risk Committee that were 
moved at the meeting on 28 March 2022.

MOTION
That Council:

1. Receives the draft minutes of the Audit and Risk Committee Meeting that was 
held on the 28 March 2022; and

2. Notes the recommendations of the Audit and Risk Committee that were 
moved at the meeting on 28 March 2022.

Moved: Cr Brian Hood
Seconded: Cr Don Henderson
Carried

BACKGROUND

The purpose of the Audit and Risk Committee is to oversee and monitor the 
effectiveness of Council in carrying out its responsibilities for accountable financial 
management and risk, good corporate governance, provide experience in public 
sector management, and the maintenance of systems of internal control, and the 
fostering of an ethical environment.  
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The Audit and Risk Committee is not a delegated committee and cannot exercise 
statutory functions and powers of the Council under delegation, and essentially acts 
as an advisory body on behalf of Council.

The Audit and Risk Committee meetings are closed to the public.

KEY ISSUES

The Audit and Risk Committee held its quarterly meeting on 28 March 2022. The 
Confidential Minutes of the meeting are attached for Councillor’s consideration. 

POLICY AND STATUTORY IMPLICATIONS 

Council Plan 2021-2025

A dynamic and responsive Council

5.3 A sustainable and agile organisation with strong corporate governance that 
supports excellent operations

Local Government Act 2020

The Audit and Risk Committee is governed by section 53 of the Local Government Act 
2020, and operates in line with the Audit and Risk Committee Charter. A Workplan is 
developed to align with their obligations.

GOVERNANCE ISSUES

The Audit and Risk Committee was established by Council resolution on 28 August 
2020 in line with section 53 of the Local Government Act 2020.

The Committee is made up of four independent committee members – Ms Linda 
McNeill (Chair), Mr Jason Young, Mr Robert Taylor and Ms Carol Pagnon. 

The Councillor delegates of the Committee are Cr Tim Drylie (Mayor), and Cr Brian 
Hood.

SUSTAINABILITY IMPLICATIONS

There are no sustainability implications associated with this report.

FINANCIAL IMPLICATIONS

There are no financial implications associated with this report.

RISK IMPLICATIONS

There are no major risk implications associated with this report. 

The Audit and Risk Committee were duly briefed on all reports and a robust 
discussion was had. Should Council disagree with any recommendations that the 
Audit and Risk Committee present for its consideration, then Council may, via a 
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resolution of Council and in line with Council’s good governance framework, state 
which motions Council do not accept. 

If officers do not present this report to Council at the next practicable Council 
meeting for consideration, then there will be a breach of the Audit and Risk 
Committee Charter.

COMMUNITY AND STAKEHOLDER ENGAGEMENT

There are no community or stakeholder engagement implications associated with 
this report. The Audit and Risk Committee, and representatives from Council’s 
external and internal auditors respectively have been engaged and consulted on 
reports that relate to their function and duty to Council. 

All members of the Audit and Risk Committee were presented with agenda papers 
and were all present at the Audit and Risk Committee Meeting that was held on 28 
March 2022.

Councillor Tim Drylie and Chief Executive Officer Bradley Thomas left the meeting at 
8:22pm due to a conflict of interest in relation to item 14.4 Approval of Interstate 
travel to attend the National General Assembly partners in Progress Conference 
2022. 
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14.4 APPROVAL OF INTERSTATE TRAVEL TO ATTEND THE NATIONAL GENERAL 

ASSEMBLY PARTNERS IN PROGRESS CONFERENCE 2022
DIRECTOR ORGANISATIONAL SERVICES

In providing this advice to Council as the Governance Advisor, I Dannielle Kraak have 
no interests to disclose in this report.

ATTACHMENTS

1. National General Assembly 2022 [14.4.1 - 6 pages]

EXECUTIVE SUMMARY

The purpose of this report is for Council to consider the approval of travel 
arrangements for the Mayor, Cr Tim Drylie, and Chief Executive Officer Mr Bradley 
Thomas to attend the National General Assembly Partners in Progress Conference 
2022. The purpose of the Conference is for Local Governments to engage directly 
with the Federal Government, to develop national policy, and to influence the future 
direction of Council and our community.

OFFICER’S RECOMMENDATION

That Council:

1. Approve the interstate travel for the Mayor Tim Drylie and Chief Executive 
Officer Mr Bradley Thomas to attend The National General Assembly Partners in 
Progress Conference 2022;

2. Approves expenditure estimate for travel of $6728 for both the Mayor and 
CEO;

3. Notes that this amount includes $500 for incidentals that may occur that 
cannot be pre-paid by Council, 

4. Notes that any additional expenditure identified once bookings have been 
made will be reported to a future Ordinary Meeting of Council, and; 

5. Notes that the Mayor and the Chief Executive Officer to prepare a report 
regarding the conference for a future Ordinary Meeting of Council.

MOTION
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That Council:

1.    Approve the interstate travel for the Mayor Tim Drylie and Chief Executive 
Officer Mr Bradley Thomas to attend The National General Assembly Partners in 
Progress Conference 2022;

2.    Approves expenditure estimate for travel of $6728 for both the Mayor and 
CEO;

3.    Notes that this amount includes $500 for incidentals that may occur that 
cannot be pre-paid by Council, 

4.    Notes that any additional expenditure identified once bookings have been 
made will be reported to a future Ordinary Meeting of Council, and; 

5. Notes that the Mayor and the Chief Executive Officer to prepare a report 
regarding the conference for a future Ordinary Meeting of Council.

Moved: Cr Lesley Hewitt
Seconded: Cr Brian Hood
Carried

Cr Henderson called for a Division:
For: Cr Brian Hood, Cr Lesley Hewitt, Cr Juliet Simpson, Cr Jen Bray
Against: Cr Don Henderson 
Carried

MOTION 

To approve the extension of the Ordinary Council Meeting 17 May until the remaining 
items on the agenda have been considered.
Moved: Cr Brian Hood
Seconded: Cr Don Henderson
Carried

BACKGROUND

The Mayor, Cr Tim Drylie, and Chief Executive Officer Mr Bradley Thomas are 
proposing to travel to Canberra for the National General Assembly.

Under Council’s Expenses and Resources Policy 2020, interstate travel by a councillor 
requires approval from Council. 
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KEY ISSUES

The following table shows the details of interstate travel undertaken in an official 
capacity by a Councillor or any member of Council staff for the period.

The total cost to Council includes all the costs of the travel including conference fees, 
flights, incidentals and accommodation costs.

Officer/Councillor Cr Tim Drylie

Date 19 – 22 June 2022 

(departing 18 June 2022 and returning 22 June 2022)

Destination Canberra

Accompanying Staff Bradley Thomas – Chief Executive Officer

Purpose and Benefits Council to engage directly with the Federal Government, 
to develop national policy, and to influence the future 
direction of our councils and our communities.

A networking opportunity with other Local Government 
agencies 

Strategic Objectives A dynamic and responsive Council

5.2 Actively communicate, inform and engage with our 
Community about events and decision-making

5.3 A sustainable and agile organisation with strong 
corporate governance that supports excellent 
operations

Costs $6728.00, including airfare, airport transfer, 
accommodation, meals and conference attendance for 
both the Mayor and CEO.

Funding Existing Council Budget 

POLICY AND STATUTORY IMPLICATIONS 

Council Plan 2021-2025

A dynamic and responsive Council

5.3 A sustainable and agile organisation with strong corporate governance that 
supports excellent operations

Council Expenses and Resources Policy

6.3          Procedure for applying for interstate and international travel 
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a) Councillors seeking to travel interstate or internationally must first provide a report 
to the Mayor and CEO outlining their proposal. The report must contain the following 
elements:

 State the travel location, reason for travel and period of travel
 Provide details of the travel including any external funding
 The objectives of the travel together with the potential benefits to the 

Hepburn Shire Council and its stakeholders
 Accompanying staff and their role
 Identify the relationship between the proposed travel and the Strategic 

Objectives in the Council Plan and any other Council policy, strategy or 
program.

b) Provide the estimated cost including

 Airfares, including class of travel, accommodation, fees and other expenses 
such as day to day incidental costs;

 The cost associated with any accompanying Council staff member
 A statement confirming that the costs relating to the proposed travel will be 

met from an existing budget allocation
 Contain a recommendation to Council to approve the proposal.
 Assessment of each application will be made on the merits of the proposal 

and the alignment of the request with the Council Plan or other interests of 
the Hepburn Shire Council.

 Councillors seeking to travel internationally must prepare and present a 
report to an Ordinary Meeting of Council which contains the elements 
outlined above.

c) Where the proposal is supported by Council it will be approved and:

 Nominate the Councillor(s) to undertake the travel
 Recommend an amount to cover the travel costs relating to airfare, 

accommodation, fees, expenses and incidentals
 Identify a maximum estimated amount for “incidentals” covering costs not 

pre-paid by Council
 Note that the Councillor/ member of delegated committee will prepare a post 

travel report within 14 days of their return from approved travel.

d) Any proposal in relation to overseas travel to be undertaken by the Mayor will 
follow the same format. During the consideration of any travel proposal relating to 
the Mayor, the Deputy Mayor or other Councillor will take the Chair.

e) Councillors shall await the decision of the Mayor and CEO for interstate travel, or 
Council for international travel, which will be evidenced in writing, prior to making 
any bookings or incurring any costs associated with the proposed travel 
arrangement.
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GOVERNANCE ISSUES

The implications of this report have been assessed in accordance with the 
requirements of the Victorian Charter of Human Rights and Responsibilities.

SUSTAINABILITY IMPLICATIONS

There are no sustainability implications associated with this report.

FINANCIAL IMPLICATIONS

Council will cover the full cost of travel as there is no externl funding available. 

The breakdown of the estimated costs are itemised below. 

*Please note these are an estimate of costs for Mayor and CEO, subject to change 
upon booking confirmation. 

 Regional Forum Sunday 19 June $225pp
 National General Assembly $989pp at early bird rates
 Estimate of Airfares $1200
 Estimate of accommodation for Mayor and CEO (4 nights) $2500
 Estimate of incidentals $500
 Total Estimate $ 6,728.00

RISK IMPLICATIONS

There are no risk implications associated with this report.

COMMUNITY AND STAKEHOLDER ENGAGEMENT

There are no community or stakeholder engagement implications associated with 
this report.

Cr Tim Drylie and Chief Executive Officer Bradley Thomas returned to the meeting at 
8:28pm. 
Cr Juliet Simpson left the meeting at 8:28pm due to a conflict of interest in relation 
to item 15.1 General Business
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15 GENERAL BUSINESS

RECOMMENDATION

That Council:

1. Grants Cr Juliet Simpson a leave of absence from 23 June 2022 to 13 July 2022 
inclusive, noting that Cr Simpson will continue to attend Briefings and Council 
Meetings virtually during her leave, and;

2. Appoints Cr….................... to the Mineral Springs Reserves Advisory 
Committee for the period of Cr Simpson’s leave. 

MOTION

That Council:

1. Grants Cr Juliet Simpson a leave of absence from 23 June 2022 to 13 July 
2022 inclusive, noting that Cr Simpson will continue to attend Briefings and 
Council Meetings virtually during her leave. 

Moved: Cr Don Henderson
Seconded: Cr Lesley Hewitt
Carried

Cr Juliet Simpson returned to the meeting at 8:30pm
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16 CLOSE OF MEETING
The Meeting closed at 8:30pm.
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