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 Introduction 

The Department of Treasury and Finance have engaged Currie & Brown (Australia) Pty Ltd to 

provide a strategic town planning assessment to support a request to rezone the former DELWP 

depot site at 31 Camp Hill Road, Beaufort from the Public Use Zone 7 (Other Public Use) to the 

Industrial 3 Zone. 

Currie & Brown has undertaken detailed inspections of the site and the surrounding area, as well 

as a documentation review of the technical reports prepared for the site and the Pyrenees Shire 

to form the basis of this assessment. 

In preparing this report, Currie & Brown has considered the following key elements: 

 The condition of the site; 

 The site’s context including the surrounding areas; 

 The strategic objectives contained within the State and Local Planning Policy Frameworks; 

and 

 The social, environmental and economic effects of the proposed rezoning. 

 Background 

The site has been developed and used for the purposes of a depot and currently contains sheds 

and vehicle storage. The land is Crown land and therefore it does not have a title.  A Crown 

Grant, or title, will be lodged with the Titles Office after the land is sold. 

 Project Appreciation 

The Department of Treasury and Finance are seeking to dispose the former DELWP depot site 

via a public sale process. A rezoning is sought to enable disposal to occur and it is not 

Government policy to sell land within the Public Use Zone. Given that the land is no longer 

required for a depot, the public land zone is no longer appropriate for the site.  Victorian 

Government Land Transactions Policy and Guidelines, April 2016 also states that ‘an agency 

must not offer land for sale where the land is zoned for public purpose’. Therefore, in order for 

the site to be disposed of, a new zone will need to be introduced. 

This project therefore involves the preparation and submission of an amendment request to the 

Fast Track Government Land Service. 

The Victorian Government Landholding Policy and Guidelines 2015 (VGLP Guidelines) set out 

the policy framework and process for the purchase or retention of surplus land. Upon declaring 

the land surplus, 60 days notice of the agency’s intention to dispose of the land must be 

provided. During this period, any other State, Commonwealth or local government agencies may 

express an interest in acquiring the land. As there has been no interest from any other 

government agencies to purchase the land, the VGLP Guidelines require consideration of the 

‘highest and best use of the land’ prior to public sale. 

 Methodology 

Our approach in preparing this amendment and concurrent permit application request has 

involved the following tasks: 

 Analyse the context of the site and the surrounding area; 

 Examine the technical reports prepared for the site and meet with the relevant experts to gain 

a thorough understanding of the site condition and implications for future use options; 
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 Review the objectives and strategies of the State Planning Policy Framework and the Local 

Planning Policy Framework including the Municipal Strategic Statement; 

 Outline the deficiencies of the existing planning framework for the site and the surrounding 

area, and outline the benefits of the proposed planning framework; 

 Review and assess the appropriate land zoning for the site; 

 Review and address the social, environmental and economic impacts of the proposed 

rezoning; 

 Seek to address the objectives of the relevant State Government agencies. 

We believe that this methodology is sufficiently exhaustive to ensure that all key aspects for 

consideration are assessed. 

 Consultation 

Pyrenees Shire 

A meeting was held on 23 May 2017 with planning officers of the Pyrenees Shire. 

The site and its location were discussed with the key issues raised by Council including: 

 Amenity of adjoining land; 

 Access including the need to ensure Camp Hill Road was not closed; 

 Site coverage; and, 

 Tree removal 

The merits of the Industrial 3 Zone and other controls including the Special Use Zone and Design 

and Development Overlays were discussed.  The key aspect being how the proposed control 

would manage any commercial uses, the ability to provide a buffer to nearby sensitive uses, and 

its accordance with the directions of local planning policy and the Municipal Strategic Statement. 

It was agreed that the Industrial 3 Zone was an appropriate control for the location. 
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 Subject Site and Surrounds 

 Subject Site 

The site is located on the north-western side of Camp Hill Road in the township of Beaufort. The 

site has an irregular shape and comprises two parcels of Crown land with an area of 7000 

square metres (refer to Figures 1 and 2). 

The site contains various work sheds. Most buildings are generally located towards the northern 

end of the site. There are a number of remnant trees scattered across the property. 

 

Figure 1: The subject site and immediate surrounds. 

 Surrounds 

The site is located on the northern outskirts of the Beaufort town centre. Beaufort is a regional 

centre situated in the Central Highlands region of Victoria and more particularly in the Pyrenees 

Shire. 

The surrounding land uses are a mix of residential properties, public recreational land and 

farming land. This includes a row of detached housing on the western interface that front King 

Street and a large rural farming property to the north.  This property has an access driveway 

adjoining the western edge of the site. The Camp Hill Recreation Reserve lies to the south of the 

site and features a picnic ground/BBQ while undeveloped public land for service and utility use 

lies to the east. 
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Figure 2: The lot pattern of the subject site and surrounds. 

The commercial area of the township is located 750m south of the site and generally fronts the 

Western Highway. Camp Hill Road is connected to the Western Highway via King Street, which 

intersects both roads. The Beaufort Railway Station is approximately 570m to the southeast of 

the subject site. This also features a bus interchange providing connections to surrounding 

centres. 

The Beaufort Primary School and Beaufort Secondary College are located approximately 1.5 

kilometre to the south of the subject site. 

The Western Highway is an important east-west route for western Victoria, providing immediate 

connections to Ballarat as the largest regional centre, and further to Melbourne. King Street 

becomes Main Lead Road to the north providing links to the Pyrenees Highway and the 

Beaufort-Lexton Road.  
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Nearby amenities and services are listed in Figure 10 below: 

Amenity / Service Street Address Distance  

Beaufort Skipton Heath Service Havelock Street 950m SE 

Beaufort Primary School 

Beaufort Secondary College  

Park Road 1.64km S 

Beaufort Lake Caravan Park Skipton Road 2.06km S 

Camp Hill Recreation Reserve  Muntz Lane 10m S 

Pyrenees Shire Council Offices  Lawrence Street 680m SE 

Beaufort Train Station Pratt Street 535m SE 

Beaufort Swimming Pool Leichardt Street 1.15km SE 

Western Highway Western Highway (Neill 

Street 

700m S 

Figure 3: Nearby Amenities and Services 

 Site Particulars 

Legal Description 

As its Crown land, the property does not have a title. It is described as Allot. 12, Sec. 12, 

Township of Beaufort. 

Encumbrances, Caveats and Notices 

The subject is not burdened by any known encumbrances, caveats or notices including 

covenants and 173 agreements. 

The site is not subject to any known easements. 

Current Use and Improvements 

The buildings on the site are mostly positioned on the northern side of the lot, of which some are 

used for vehicle storage. 
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 Existing Planning Framework 

 Existing Zone 

The site is currently zoned Public Use Zone 7 (Other public use). The purpose of the Public Use 

Zone is to: 

 To implement the State Planning Policy Framework and the Local Planning Policy 

Framework, including the Municipal Strategic Statement and local planning policies. 

 To recognise public land use for public utility and community services and facilities. 

 To provide for associated uses that are consistent with the intent of the public land 

reservation or purpose. 

Under the Public Use Zone, an application for a permit by a person other than the relevant public 

land manager must be accompanied by the written consent of the public land manager, 

indicating that the public land manager consents generally or conditionally either: 

 To the application for permit being made. 

 To the application for a permit being made and to the proposed use or development. 

 

Figure 4: Zone Map (Source: land.vic.gov.au) 

 Existing Overlays 

The site is located within a BMO (shown as WMO). The purpose of the Bushfire Management 

Overlay is to: 

 To implement the State Planning Policy Framework and the Local Planning Policy 

Framework, including the Municipal Strategic Statement and local planning policies. 
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 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.  

A permit is required to: 

 Subdivide land. This does not apply if a schedule to this overlay specifically states that a 

permit is not required. 

 A permit is required to construct a building or construct or carry out works associated with the 

following uses: 

 Accommodation (including a Dependent person’s unit) 

 Child care centre 

 Education centre 

 Hospital 

 Industry 

 Leisure and Recreation 

 Office 

 Place of assembly 

 Retail premises 

 Timber production 

This does not apply to any of the following: 

 If a schedule to this overlay specifically states that a permit is not required. 

 A building or works consistent with an agreement under Section 173 of the Act prepared in 

accordance with a condition of permit issued under the requirements of Clause 44.06-5. 

 An alteration or extension to an existing building used for a dwelling or a dependent person’s 

unit that is less than 50 percent of the gross floor area of the existing building. 

 An alteration or extension to an existing building (excluding a dwelling and a dependent 

person’s unit) that is less than 10 percent of the gross floor area of the existing building. 

 A building or works with a floor area of less than 100 square metres not used for 

accommodation and ancillary to a dwelling. 

 A building or works associated with Timber production provided the buildings or works are not 

within 150 metres of Accommodation or land zoned for residential or rural residential 

purposes. 

Clause 44.06-3 requires, unless specified in a Schedule to the Clause, that an application must 

be accompanied by: 

 A bushfire hazard site assessment; 

 A bushfire hazard landscape assessment; and, 

 A bushfire management statement. 

Clause 44.06-4 requires that an application to construct a building, construct or carry out works 

or to subdivide land must meet the requirements of Clause 52.47 unless a schedule to this 

overlay specifies different approved measures or additional alternative measures and decision 

guidelines to those set out in Clause 52.47. 
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Figure 5: Overlay Map (Source: land.vic.gov.au) 

 State Planning Policy Framework 
This section provides a summary of the relevant strategic policy context that has guided the 

preparation of the amendment request. 

Clause 9.01 Plan Melbourne  

Where relevant, planning and responsible authorities must consider and apply the strategy Plan 

Melbourne: Metropolitan Strategy (Department of Transport, Planning and Local Infrastructure, 

2014). 

Clause 10.04 Integrated decision making 

Society has various needs and expectations such as land for settlement, protection of the 

environment, economic well-being, various social needs, proper management of resources and 

infrastructure. Planning aims to meet these needs and expectations by addressing aspects of 

economic, environmental and social well-being affected by land use and development. 

Planning authorities and responsible authorities should endeavour to integrate the range of 

policies relevant to the issues to be determined and balance conflicting objectives in favour of net 

community benefit and sustainable development for the benefit of present and future 

generations.  However in bushfire affected areas, planning authorities and responsible authorities 

must prioritise the protection of human life over all other policy considerations. 

Consistent with the objectives of local government under the Local Government Act 1989, 

municipal planning authorities are required to identify the potential for regional impacts in their 

decision-making and co-ordinate strategic planning with their neighbours and other public bodies 

to achieve sustainable development and effective and efficient use of resources. 
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Clause 11.02-1 Supply of urban land 

To ensure a sufficient supply of land is available for residential, commercial, retail, industrial, 

recreational, institutional and other community uses. 

Clause 11.02-2 Structure planning 

To facilitate the orderly development of urban areas. 

Clause 11.02-3 Planning for growth areas 

To locate urban growth close to transport corridors and services and provide efficient and 

effective infrastructure to create benefits for sustainability while protecting primary production, 

major sources of raw materials and valued environmental areas. 

Clause 11.02-4 Sequencing of development 

To manage the sequence of development in growth areas so that services are available from 

early in the life of new communities. 

Clause 11.07 Regional Victoria 

Clause 11.07-1 Regional Planning 

To develop regions and settlements which have a strong identity, are prosperous and are 

environmentally sustainable. 

Key Strategies include: 

 Identify and assess the spatial and land use planning implications of a region’s strategic 

directions in Regional Strategic Plans. 

 Ensure regions and their settlements are planned in accordance with any relevant regional 

growth plan. 

The Policy also includes a series of principles as follows: 

 Support a network of integrated and prosperous regional settlements; 

 Maintain and provide for the enhancement of environmental health; 

 Maintain and enhance regional Victoria’s competitive advantages; 

 Respond to the impacts of climate change and natural hazards and promote community 

safety; 

 Support the growth and development of distinctive and diverse regional settlements; and, 

 Promote liveable regional settlements and healthy communities. 

Clause 11.08 Central Highlands 

Clause 11.08-1 Planning for growth 

To plan for population growth in sustainable locations throughout the region. 

Clause 11.08-2 A diversified economy 

To strengthen the region’s economy so that it is more diversified and resilient. 

Clause 11.08-3 Regional links 

To capitalise on the region’s close links with other regions and cities. 

Clause 11.08-4 Sustainable Communities 

To create sustainable and vibrant communities supported by enhanced access to key services. 
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Strategies include: Plan for growth by directing it to well serviced settlements with good access to 

Melbourne or Ballarat, particularly Bacchus March, Ballan, Creswick, Clunes, Beaufort and 

Smythesdale. 

11.08-5 A sustainable region 

To make the region more self-reliant and sustainable. 

11.08-6 Integrated Planning 

To integrate planning for growth with the provision of infrastructure. 

Clause 11.08-7 Environmental assets 

To manage, protect and enhance the region’s land, soil, water, and biodiversity. 

Clause 11.08-9 Cultural heritage and landscapes 

To recognise the importance of cultural heritage and landscapes as economic and community 

assets. 

Clause 13.03-1 Use of contaminated and potentially contaminated land 

To ensure that potentially contaminated land is suitable for its intended future use and 

development, and that contaminated land is used safely. 

Clause 13.04-1 Noise abatement 

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

Clause 13.05-1 Bushfire planning 

To strengthen the resilience of settlements and communities to bushfire through risk-based 

planning that prioritises the protection of human life. The strategies are: 

 Protection of human life 

 Bushfire hazard identification and assessment 

 Settlement planning 

 Use and development control in a Bushfire Prone Area 

The key outcome is to ensure that any planning scheme amendment will result in a development 

being able to achieve a BAL 12.5 rating. 

Clause 15.01 Urban environment 

To create urban environments that are safe, functional and provide good quality environments 

with a sense of place and cultural identity. 

Clause 15.01-5 Cultural identity and neighbourhood character 

To recognise and protect cultural identity, neighbourhood character and sense of place 

Clause 15.02-1 Energy and resource efficiency 

To encourage land use and development that is consistent with the efficient use of energy and 

the minimisation of greenhouse gas emissions. 

Clause 18.02-5 Car parking 

To ensure an adequate supply of car parking that is appropriately designed and located. 
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 Local Planning Policy Framework 

 Municipal Strategic Statement 

Clause 21.01 Pyrenees Shire Key Influences & Issues 

Clause 21.01-2 acknowledges among the key influences the settlement pattern that distributes 

the shire’s population in Beaufort and Avoca and the smaller townships and settlement as 

supporting the majority of the municipality’s population. 

Relevant key issues include: 

Settlement, built environment and heritage 

 The need to generate further employment opportunities. 

 The maintenance of viable communities at times of static or low population growth. 

 The retention of the established character and ethos of existing townships. 

 The protection of the cultural and heritage assets of the Shire. 

Environmental and landscape values & risks 

 The protection and management of the Shire’s natural resources and environment. 

Rural development  

 The protection and management of agricultural land and the need to encourage agricultural 

diversity.  

 The responsible use and management of inappropriately subdivided rural land.  

 The management of rural residential and other small lot rural development.  

 The promotion and facilitation of tourism development. 

Clause 21.02 Strategic Vision 

Clause 21.02-2 establishes the Strategic Framework Plan, which addresses the following 

matters: 

 Areas where particular environmental outcomes are required including: 

 Areas of environmental hazard (to which the Rural Conservation Zone has been applied). 

 Areas to which Environmental Significance overlays have been applied. 

 Low lying areas subject to inundation or drainage difficulty. 

 General farming areas in which different subdivisional minimums and requirements relating to 

dwellings apply. 

 Areas of inappropriate subdivision which should be restructured. 

 Areas suitable for rural living. 

 Areas of high suitability for the growing of wine grapes. 

Clause 21.03 Settlement, Built Environment and Heritage 

Clause 21.03-1 establishes settlement policies for the Shire including: 

 To encourage new urban development which makes efficient use of existing physical and 

servicing infrastructure. 

 To allow for urban expansion only in areas which have a suitability for specified uses and 

which represents an orderly extension of existing settlements and infrastructure. 
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 To ensure that a compatible relationship exists between residential and industrial uses, 

including the maintenance of appropriate environmental buffers. 

 To establish strategies for the development of small townships and residential settlements 

that promote future consolidated growth and the provision of improved services and 

community facilities. 

 To promote the retention of existing industries and employment uses and the attraction of 

new use and development which can take advantage of the Shire’s natural and cultural 

resources. 

 To encourage the maintenance and improvement of retail and commercial enterprises in the 

larger towns so as to provide the best possible levels of service to residents and visitors. 

 To prepare and implement strategies for visual and landscape enhancement of townships, 

designed to enhance their inherent qualities and to help create a sense of “place” and unique 

identity. Particular emphasis should be given to roadside landscaping, and the creation of 

themed entrances on principal road approaches. 

Clause 21.03-3 sets out the municipal heritage profile including key influences and objectives, 

strategies and implementation methods for preserving indigenous and post-settlement heritage. 

Objective 3 seeks “To conserve individual places of known Aboriginal cultural heritage 

significance”. 

The related strategy is to “Establish appropriate planning guidelines and provisions to protect 

known Aboriginal heritage places from inappropriate development and ensure where appropriate 

that proposals respond to the character, form, scale and context of these places.” 

The implementation of the objectives and strategies is to be achieved through: 

 Using policy and the exercise of discretion 

 Utilising the Local Planning Policy to protect culturally significant heritage places and areas. 

 Applying the Pyrenees Shire Heritage Precinct Policy Report (an incorporated document) 

which includes specific local heritage objectives and policies for each of the heritage 

precincts, together with policy maps and lists of relevant heritage places within the precincts. 

 Applying the Heritage Overlay to identified heritage places and precincts of cultural 

significance. 

Clause 21.04 Environmental and Landscape Values & Risks 

Clause 21.04-6 establishes objectives, strategies and implementation methods for Public safety 

and wildfire. 

The objectives include: 

 To promote community awareness of the need to reduce bushfire risk. 

 To encourage development that incorporates suitable precautions against attack by bushfire. 

 To discourage or prevent development and land use that may create or aggravate fire risks 

and hazards 

Relevant strategies include: 

 Encourage the reduction of fire hazards and programs for the protection of property from 

destruction by fire. 

 Require that subdivisions, buildings, public open space, roads and places of public use be 

designed, sited and constructed to minimise the impact and emergency conditions arising 

from fire. 

 Require that vehicle access, fencing and location of dams are developed to maximise the 

ability of emergency service organisations to fight fires and protect life and property. 
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 Require development to provide adequate water supplies with suitable flow rates. 

 Administer discretionary planning controls over the use and development of land in a way that 

has regard to the relevant strategic initiatives and published guidelines for buildings in 

bushfire-prone areas. 

 Require fuel levels to be modified to suitably minimise fire risk. 

 Require development associated with residential and public use to incorporate fire prevention 

measures in accordance with the relevant fire prevention guidelines. 

 Require plantations to be located and designed to minimise the risk and spread of fire. 

 

The identified implementation measure is to: “Undertake an ongoing review of rural and urban 

areas that may have a high degree of exposure to wildfire risk in consultation with the Country 

Fire Authority and apply the Bushfire Management Overlay controls as appropriate”. 

Clause 21.06 Local Areas 

Clause 21.06-1 establishes general land use strategy plans for Beaufort. 

Identified strengths and opportunities include: 

 An excellent range of community services and facilities and excellent accessibility via the Western 

Highway to Ballarat and Melbourne. 

 Scope within the industrial zoned areas for further industrial development. 

One identified constraint to the further development of the town is “Camp Hill to the north, the 

steep land to the south-east of the town and the low lying nature of land to the north-east and 

north-west which are constraints to the town’s expansion.” 

A main planning challenges is “How to capture the passing highway trade to ensure that the 

benefits are retained within the town.” 

The objectives for Beaufort include: 

 To maintain Beaufort’s existing function as the Shire’s principal town for urban development. 

 To develop the town’s role as a highway service centre. 

 To retain Beaufort’s character and sense of place. 

 To manage environmental risks and land use conflicts. 

Relevant strategies include: 

 Direct residential development to residential areas which have the potential to accommodate 

significant infill development. 

 Seek to achieve a more compact urban form. 

 Confine commercial development (other than highway service facilities) to the existing 

commercial precinct. 

 Discourage the expansion of the built up area of Beaufort north of the railway due to the 

isolation of the area from community facilities and services; and the low-lying nature of land in 

the area. 

 Avoid conflicts between residential and industrial uses by making the strip of undeveloped 

land in High Street, south-east of Racecourse Road available for industrial development. 

Proposed implementation measures include: 

 Applying the Industrial 1 Zone to industrial areas including the sawmill and timber treatment 

plant in the area bounded by Racecourse Road, Victoria Street and the railway. 

 Applying the Low Density Residential Zone to areas on the periphery of the township.  
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 Local Planning Policies 

Clause 22.04 Native Vegetation Protection 

This policy applies to all applications to remove native vegetation. 

An objective of the policy is “To conserve and enhance existing vegetation throughout the Shire 

wherever practicable”. 

With regards to exercising discretion, it is policy to: 

 Trees having a height of greater than 5 metres should be retained where possible and 

reasonable. 

 Areas of remnant understory should be retained.  

 In considering applications for the removal of native vegetation the responsible authority 

should take into account the likely effect of the removal of such vegetation and the desirability 

of including conditions in any Permit requiring planting or replanting of native vegetation on 

other parts of the land. 

 Council’s key strategic documents 

 Pyrenees Shire Growth Strategy 2015-2018 

The Growth Strategy identified a series of strategies and actions to be undertaken in the 12 to 24 

months after the plan’s adoption to drive its implementation. These include: 

Objective 1: Attract new residents, visitors and investment 

Strategy 1 – Promote the benefits and opportunities in the Pyrenees Shire to attract new 

residents, visitors and investment.  

Strategy 2 – Foster improvement of the Pyrenees Shires economic assets and local amenity. 

Objective 2: Foster the capability of key economic sectors 

Strategy 3 – Participate in regional industry development to grow the agriculture sector. 

Strategy 4 – Foster increased capability and reputation of the local wine sector.  

Strategy 5 – Foster improved capability of the local tourism sector.  

Strategy 6 – Leverage presence of the Langi Kal Kal and Hopkins correctional facilities.  

Strategy 7 – Leverage opportunities in the renewable energy sector.  

Objective 3: Develop local business and employee capability 

Strategy 8 – Improve the sustainability of the local economy by fostering local business capacity. 

Strategy 9 – Improve the capability of local residents to obtain employment. 

This informs the Action Plan which includes a framework of strategic responses and actions. 

Actions proposed for Beaufort include: 

2.3 Advocate for road infrastructure funding including local roads, the arterial road network, and 

for the construction of the Beaufort Bypass, and having regard to the importance of the road 

network in transporting goods to market.   

2.4 Advocate to VicRoads to undertake an economic impact study regarding the Beaufort Bypass 

ahead of the completion of planning for the Bypass. 

2.5 Advocate for the completion of a business case to support Government funding for the 

development of an improved water supply for Moonambel. 
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2.6 Implement the outcomes of the review of the Pyrenees Planning Scheme to support demand 

and population growth and incorporate the identification of:  

 Opportunities for additional residential development in Beaufort and Avoca  

 Opportunities for additional commercial space in Beaufort and Avoca  

 Potential site(s) for a major agricultural processing/value adding operation  

2.7 Seek government funding to support the development of industrial land in Avoca and 

Beaufort to stimulate investment and create jobs. 

 Beaufort & Avoca Industrial Land Strategy 2005 

This strategy seeks to identify the requirements and locations for industrial land in Beaufort and 

Avoca. The 2005 update refreshes the Beaufort & Avoca Industrial Land Strategy conducted in 

2002. The updated report provides the following recommendations to council in respect to 

industrial land requirements in Beaufort: 

 Although currently zoned Industrial 1, the land north of the railway line and south of Beaufort-

Lexton Road (identified in 2002 report as Low Priority Area 4) has significant constraints to 

development due to flooding problems and also proximity to sensitive residential uses. 

Therefore, this area does not offer any potential for further industrial development, and it is 

likely that the undeveloped portion of this area (approximately 50% of the area is currently 

occupied by a log peeling plant) will need to be reverted to an Urban Floodway Zone so as to 

recognise the serious development constraints that afflict it. 

 Should the log peeling plant close down, then this site north of the railway line and south of 

Beaufort-Lexton Road may be retained for alternative industrial use, with access provided 

from Racecourse Road. 

 The cleared former pine plantation land west of Kilbeg Road and south of the Western 

Highway is owned by McVilly Timber and is currently used as a storage yard for treated 

timber products. This land offers realistic potential for further industrial development due to its 

topography, accessibility, servicing capability and separation from sensitive land uses. A 

substantial area at the southern area of the land is under-utilised and could probably be made 

available as part of a rationalisation of the McVilly timber operation. 

 The former Lyco site between Skipton Road and Stockyard Hill Road was zoned Industrial 1 

by default and is considered unsuitable for further industrial development due to its undulating 

(and in part relatively steep) topography. This site also lacks adequate services and has 

sensitive interface issues with neighbouring recreational uses such as the Beaufort Golf 

Course and Beaufort Lake. It is recommended that this land be considered for rezoning to 

provide for a suitable non-industrial use. 

 Council is encouraged to continue its proactive approach to attracting industry to the shire. 

This approach was considered highly successful in 2002-2005. 

 Other documents and considerations 

 Plan Melbourne 

Plan Melbourne is a long-term plan to accommodate Melbourne’s future growth in population and 

employment. It includes: 

 9 principles that underpin a long-term vision for Melbourne 

 7 outcomes to drive Melbourne as a competitive, liveable and sustainable city 

 32 directions setting out how these outcomes can be achieved 

 90 policies outlining how each outcome will be approached, delivered and achieved 
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Outcome 7 of the Plan is ‘Regional Victoria is productive, sustainable and supports jobs and 

economic growth’. The following directions and policies will help achieve this outcome: 

 Direction 7.1: Invest in regional Victoria to support housing and economic growth 

 Policy 7.1.1: Stimulate employment and growth in regional cities 

 Policy 7.1.2: Support planning for growing towns in peri-urban areas 

 Direction 7.2: Improve connections between cities and regions 

 Policy 7.2.1: Improve transport and digital connectivity for regional Victoria 

 Policy 7.2.2: Strengthen transport links on national networks for the movement of commodities 

The Plan also refers to Regional Growth Plans that are being developed across regional Victoria 

(the Central Highlands Regional Growth Plan being relevant to the subject site). These are to 

provide 20-30 year land use strategies and set out how each region can accommodate a greater 

share of the State’s growth. 

 Beaufort Bypass 

In mid-2014, the Victorian and Australian governments announced $4 million would be allocated 

to Western Highway bypass planning for Beaufort and Ararat. Part of the funding commitment 

enables a bypass planning study to be completed for Beaufort. 

In 2015, the Minister for Planning determined an Environment Effects Statement (EES) would be 

undertaken under the Environment Effects Act 1978. VicRoads is the proponent for this process. 

An EES is an assessment of the potential environmental and social impacts of a proposed 

project. It is prepared to inform the Minister for Planning’s assessment on the level of 

environmental effects a project may have, which is considered by decision-makers in deciding 

whether to approve a project. 

The proposed Beaufort bypass route will be approximately nine kilometres, with the current 

planning investigation area spanning the eastern, northern and western outskirts of the township. 

The subject site shares its northern boundary with the southern boundary of the study area. If 

Route Option C is chosen as the preferred route (see Figure 7 below), the freeway will run 

directly adjacent to the site and potentially, subject to final design, have a significant impact on 

surrounding land uses. 
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Figure 6: Draft bypass route options map April 2017 

 Central Highlands Regional Growth Plan (May 2014) 

The Central Highlands Regional Growth Plan (the Plan) is the strategic land use plan for the 

region to guide growth and change for the next 30 years. The plan covers the municipalities of 

Ararat, Ballarat, Golden Plains, Hepburn, Moorabool, and Pyrenees. The plan has been 

developed in partnership between local government and state agencies and authorities and 

reflects state and local government objectives. It is one of eight Regional Growth Plans being 

prepared for Victoria. 

The Plan identifies: 

 Where future development will be supported, assessed at a regional scale; 

 Environmental, economic, community and cultural assets and resources of regional 

significance that should be preserved, maintained or developed; 

 How the region can response to opportunities, challenges and long-term drivers for change; 

 Key regional priorities for future infrastructure planning and investment to support growth. 

The Plan recognises challenges for growth will include: Development pressures in high amenity 

areas; Spreading the benefits of population growth; Realising employment growth; Changing 

climate; and, Providing new services and infrastructure, and maintenance of existing services 

and infrastructure. The plan considers a wide range of land uses including agriculture, tourism 

and the protection of environmental assets, commercial and residential uses. 

The Plan provides a vision for the region (how the region will be characterised in 2041) which is 

that the future of the Central Highlands region to 2030 and beyond to be a productive, 
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sustainable and liveable region for its people. It also contains a set of regional planning principles 

to guide growth and change. These include: 

 Population growth should be planned in sustainable location throughout the region. 

 The region’s economy should be strengthened so that it is more diversified and resilient. 

 The region should capitalise on its close links with other regions and cities. 

 The development of sustainable and vibrant communities should be supported by enhancing 

the level of access to key services. 

 Land use patterns, development and infrastructure should make the region more self-reliant 

and sustainable. 

 Planning for growth should be integrated with the provision of infrastructure. 

The Plan recognises that the region has a diverse economy but the main driver in the last 

decade had been population growth. Manufacturing, healthcare, finance, education and 

construction are leading sectors. Other important economic activities include retail trade, 

agriculture, professional services, transport, and public administration. 

Industry and employment  

In terms of Industry and employment, the Plan lists the following future directions at page 24: 

 Encourage local employment opportunities and provide industrial land to support the 

population growth and economic opportunities identified in this plan; 

 Identify opportunities for the expansion of existing industries and the establishment of new 

industries in the region that leverage off the region’s competitive strengths, including its 

workforce, research and knowledge infrastructure, and access to major markets; 

 Exploit the regional significance of the Ballarat West Employment Zone in providing land for 

manufacturing, freight and logistics, and commercial uses; 

 Support infrastructure investment where it provides for the expansion or establishment of new 

industry and other employment-generating uses; 

Land use policies, strategies and actions for commercial development include: 

 Encourage commercial services to be provided to settlements consistent with their role in the 

regional settlement network, taking into account relationships with other settlements within 

and outside the region. 

 Support commercial land uses in designated locations in planning schemes and provide 

sufficient appropriately zoned land. 

 Support the consolidation of prime commercial activties within existing town centres. 

 Regularly review commercial land supply and demand in areas experiencing population 

growth to ensure that sufficient commercial zopned land is provided. 

 Support the implementation of economic development strategies to strengthen commercial 

activity and enhance the quality of retailing in axisting town centres. 

Beaufort 

Beaufort is listed as a town in the regional settlement framework plan. The future directions for 

Beaufort include: 

 Support Beaufort as a town providing services in the Ballarat hinterland. 

 Encourage residential growth to take advantage of existing services. 

 Support local employment opportunities. 

 Plan for managing the opportunities and impacts associated with upgrades to the Western 

Highway. 
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Employment opportunities in Beaufort should be encouraged to reduce the need to commute and 

should be directed towards either the town centre or the industrial estate in the short to medium 

term. There is sufficient industrial land supply in the short to medium term, with potential for 

expansion into larger sites in the surrounding area when the need arises. 

The Plan identifies that Beaufort’s central location provides opportunities to commute to Ballarat 

and Ararat for employment and will be an attractive location for those working in local industries 

and retirees. 

Changes in transport infrastructure may lead to a change in the role and function of the town. 

The impending duplication of the Western Highway may further increase the attractiveness of 

Beaufort as an alternative location for residential development in Ballarat’s hinterland. The longer 

term potential for a bypass would also lead to the liveability of the town being significantly 

enhanced. Planning should ensure that land uses, transport networks and the built environment 

can take advantage of changes to enhance the character and identity of the town and leverage 

off these to provide new opportunities for employment and growth. 

Land use policies, strategies and actions for Beaufort include: 

 Retain and enhance services and facilities appropriate to servicing the local community. 

 Provide for residential growth as required, including infill development and development to the 

west of Beaufort. 

 Monitor the need for additional industrial land and undertake rezoning of land as required. 

 Plan for a potential longer-term highway bypass of the town both in terms of a preferred route 

and in consideration of how to manage any impacts on employment, the existing road 

network and the character of the town. 

 Environmental Sustainability Strategy: A Vision for Pyrenees Shire 2011 

The Environmental Sustainability Strategy establishes a strategic operational framework for 

working towards environmental sustainability in Pyrenees Shire. 

The Strategy contains a series of broad actions proposed to be implemented across the 

Council’s operation. Relevant actions related to land use planning included, Develop and 

promote information for building in fire zone areas. 

 Regional Bushfire Planning Assessment – Grampians Region 

The 2009 Victorian Bushfires Royal Commission (VBRC) emphasised the importance of 

considering bushfire matters at all stages of the planning process, including through regional 

settlement planning and in the LPPF. The SPP for Bushfire also identifies that strategic and 

settlement planning should assist to strengthen community resilience to bushfire. The Regional 

Bushfire Planning Assessment (RBPA) supports this approach and is part of the Government’s 

response to the VBRC. 

The RBPA provides information about areas where a range of land use planning matters 

intersects with a bushfire hazard to influence the level of risk to life and property from bushfire. 

The RBPA is not a statutory planning provision and does not directly translate into planning 

schemes. However, it provides a basis to initiate further detailed analysis as part of other 

planning processes such as planning scheme amendments.  

The RBPA provides information on matters which may be relevant to strategic and settlement 

planning and focuses on the factors considered particularly important by the VBRC, including: 

 Areas where smaller sized lots (less than 0.4ha) which may be used for residential purposes 

are in or close to a bushfire hazard; 
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 Areas where medium sized lots (between 0.4-4ha) which may be used for residential 

purposes are in or close to a bushfire hazard; 

 Areas where there is a settlement or urban interface with the bushfire hazard;  

 Locations which may have limited access and egress, indicated by a single access road to 

and from a settlement in addition to roads which connect a number of settlements in areas 

with a bushfire hazard; 

 Areas where future strategic directions contained in planning schemes may conflict with the 

bushfire hazard; 

 Areas where the broader landscape is particularly affected by a bushfire hazard; 

 Areas identified from local information provided by either the relevant fire authority or the 

council that may need to be considered in planning decision making; and 

 Areas where multiple issues occur in a single area. 

This information is shown spatially on maps at a strategic scale and is supported by a table that 

gives a brief explanation for each identified area.  

The RBPA is different to the BMO in that it informs a broader consideration of bushfire issues by 

recognising that, in specific locations, the bushfire hazard increases the potential bushfire risk in 

very specific ways, for example, due to access constraints. Addressing these factors is an 

important way that strategic and settlement planning can respond to bushfire issues before 

specific development proposals are considered. This provides an opportunity to resolve issues 

and implement mitigation measures early in the planning process and at a strategic level. 

The BMO is applied to areas where there is potential for bushfire behaviour such as a crown fire, 

extreme ember attack and radiant heat. The application of the overlay is based on a technical 

evaluation of the bushfire hazard validated with relevant fire authorities and councils. The key purpose 

of the BMO is to identify areas where a planning permit is specifically required to consider the bushfire 

matters prior to development occurring. 

Beaufort is located on the Pyrenees Municipal Map – Map 1 (p 37 of Part 2 of the strategy). The 

township is identified as having small lots in or close to hazard (0 to 0.4 hectares) with an 

identified area description (59-017) of “Clusters of small lots in Beaufort which are adjacent to 

bushfire hazard area to the north and south-east of the township”. Rural area to the north has 

multiple matters evident. The identified area description (59-007) is: 

 Multiple bushfire considerations including clusters of small and medium size lots in a 

dispersed settlement pattern in or in close proximity to bushfire hazard area associated with 

the adjacent Great Dividing Range. 

 Settlement pattern developed in a linear form along Main Lead road with connecting single 

access roads servicing surrounding dwellings. 

 Northern and southern boundaries of Beaufort interface with bushfire hazard. 

 Existing vegetation includes areas of vegetation of high and very high conservation 

significance. 
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Figure 7: Pyrenees Shire Municipal Map 1 (Source: Regional Bushfire Planning Assessment – Grampians 

Region) 

Areas of Aboriginal Cultural Heritage Sensitivity 

Part of the subject site has been designated as being subject to Aboriginal Cultural Heritage 

considerations. Unless the whole site has been the subject of substantial land disturbance, a 

Cultural Management Heritage Plan will likely be required.  This can be addressed as part of any 

future development proposal. 
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Figure 8: Aboriginal Cultural Heritage Sensitivity 

 Ministerial Directions 

 Direction No. 1- Potentially Contaminated Land 

The purpose of this Direction is to ensure that potentially contaminated land is suitable for a use 

which is proposed to be allowed under an amendment to a planning scheme and which could be 

significantly adversely affected by any contamination. The direction applies to potentially 

contaminated land. 

In preparing an amendment which would have the effect of allowing (whether or not subject to 

the grant of a permit) potentially contaminated land to be used for a sensitive use, agriculture or 

public open space, a planning authority must satisfy itself that the environmental conditions of 

that land are or will be suitable for that use. 

Potentially Contaminated Land, is land used or known to have been used for industry, mining or 

the storage of chemicals, gas, wastes or liquid fuel (if not ancillary to another use of land). This 

practice note also deals with land that may have been contaminated by other means such as by 

ancillary activities, contamination from surrounding land, fill using contaminated soil or 

agricultural uses. 

For land that has been identified as potentially contaminated land and where a planning permit 

application may allow potentially contaminated land to be used for a sensitive use, the SEPP 

(Prevention and Management of Contamination of Land) 2012 requires that the responsible 

authority seek a Certificate of Environmental Audit or a Statement of Environmental Audit 

indicating that the site is suitable for the proposed use. 
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The Direction requires planning authorities when preparing planning scheme amendments, to 

satisfy themselves that the environmental conditions of land proposed to be used for a sensitive 

use (defined as residential, child-care centre, pre-school centre or primary school), agriculture or 

public open space are, or will be, suitable for that use. 

The implementation of this Direction is assisted by a Practice Note on Potentially Contaminated 

Land. 

The purpose of this General Practice Note is to provide guidance for planners and applicants 

about: 

 How to identify if land is potentially contaminated; 

 The appropriate level of assessment of contamination for a planning permit scheme 

amendment or planning permit application; 

 Appropriate conditions on planning permits; 

 Circumstances where the Environmental Audit Overlay should be applied or removed. 

Potentially contaminated land is defined in Ministerial Direction 1 as land used or known to have 

been used for industry, mining or the storage of chemicals, gas, wastes or liquid fuel (if not 

ancillary to another use of land). 

The planning system is acknowledged as the primary means for regulating land use and 

development and is an important mechanism for triggering the consideration of potentially 

contaminated land.  

The Planning and Environment Act 1987 requires a planning authority when preparing a planning 

scheme or planning scheme amendment to ‘take into account any significant effects, which it 

considers the scheme or amendment might have on the environment or which it considers the 

environment might have on any use or development envisaged in the scheme or amendment’ 

(Section 12). 

There are two forms of assessment that can be applied. These are: 

 Require an environmental audit: a statutory audit undertaken by an environmental auditor 

under the Environment Protection Act 1970. The outcome is either a Certificate of 

Environmental Audit or a Statement of Environmental Audit. 

 Require a site assessment: a preliminary review of the site history (including current and 

previous uses and activities) by a suitably qualified environmental professional. 

Table 1 of the Practice Note lists the type of land uses that may have potential for contaminating 

land. High potential, medium potential and low potential land uses are listed. Depots are listed in 

the high potential category and would normally require a site assessment, Category B. 

The Preliminary Environmental Site Assessment has been completed and confirmed that the risk 
of contamination is appropriately rated as C for the retail, office, industrial, or warehouse uses. 
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Figure 9: Assessment Matrix 

 Direction No. 11 Strategic Assessment of Amendments 

The purpose of this Direction is to ensure a comprehensive strategic evaluation of an 

amendment and the outcomes it produces. 

In preparing an amendment a planning authority must evaluate and include in the explanatory 

report a discussion about how the amendment addresses the following strategic considerations: 

 Why is an amendment required? 

 How does the amendment implement the objectives of planning in Victoria? 

 How does the amendment address any environmental effects? 

 How does the amendment address any relevant social and economic effects? 

 Does the amendment comply with the requirements of any other Minister’s Direction 

applicable to the amendment? 

 How does the amendment support or implement the State Planning Policy Framework and 

any adopted State policy? 

 How does the amendment support or implement the Local Planning Policy Framework, and 

specifically the Municipal Strategic Statement? 

 Does the amendment make proper use of the Victoria Planning Provisions? 

 How does the amendment address the views of any relevant agency? 

 Does the amendment address the requirements of the Transport Integration Act 2010? 

A response to these ministerial directions is provided in Section 8. 

 Existing Planning Framework Problems 

The site is zoned Public Use 7 (Other public use), the purpose of which is to provide for public 

utilities and community services and facilities. Given that the land is no longer required for a 

depot, the zoning is too restrictive to enable non-public land uses to occur. Victorian Government 

Land Transactions Policy and Guidelines, April 2016 also states that ‘an agency must not offer 

land for sale where the land is zoned for public purpose’. Therefore, in order for the site to be 

disposed of, a new zone will need to be introduced.  
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 Proposed Planning Framework 

 Introduction 

In order to determine the most appropriate zone for the site, a detailed analysis of the available 

suite of zones included within the Victorian Planning Provisions has been undertaken.  In order to 

cater for the desired flexibility that is necessary to allow a range of permitted uses and 

development of the site, nine (9) zones have been identified as being possible options. These 

are: 

 Low Density Residential Zone (LDRZ) 

 Mixed Use (MUZ) 

 General Residential Zone (GRZ1) 

 Industrial 1 Zone (I1Z) 

 Industrial 3 Zone (I3Z) 

 Commercial 2 Zone (C2Z) 

 Rural Living Zone (RLZ) 

 Farming Zone (FZ) 

 Rural Activity Zone (RAC) 

 

In addition, two (2) overlays that could support viable mixed use development have also 

been identified for review.  The overlays are as follows: 

 

 Bushfire Management Overlay (BMO) 

 Environmental Audit Overlay (EAO) 

The purpose for each zone and overlay have been identified along with the pros and cons of 

introducing or retaining the control on the subject sites.  The Table below provides the summary: 
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PLANNING CONTROL PURPOSE OF THE 

CONTROL 

PROS CONS COMMENTS 

ZONE 

Low Density Residential 
Zone (LDRZ) 

 Provides for low-
density residential 
development on lots 
which, in the absence 
of reticulated 
sewerage, can treat 
and retain all 
wastewater. 

 Reticulated 
sewerage not 
required 

 Some 
commercial uses 
such as food and 
drink premises, 
plant nursery and 
market 

 Transitional zone 

 Limited 
development 
potential 

 Requires an EAO 
 No industrial uses 
 Additional small lot 

development within 
a fire hazard area 

 Maximum of two dwellings on a 
lot permitted 

 Each lot must be at least 0.4 
hectare where reticulated 
sewerage is not connected and 
0.2 hectare for each lot with 
connected reticulated sewerage. 

 EAO required. 

Mixed Use (MUZ)  Provide for a range of 
residential, 
commercial, industrial 
and other uses which 
complement the 
mixed-use function of 
the locality. 

 Provide for housing at 
higher densities which 
responds to the 
existing or preferred 
character of an area. 

 Enables a mixed 
use proposal 
including 
commercial and 
residential 

 Identified as a 
Residential Zone 

 Allows for 
industrial uses 

 Would require an 
EAO 

 Use must not affect 
amenity of nearby 
residential area 

 Can be a transition or buffer zone 
between commercial and 
residential uses 

 Compatible with adjoining uses 

 EAO required  

 Not included in the Pyrenees 
Planning Scheme 
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PLANNING CONTROL PURPOSE OF THE 

CONTROL 

PROS CONS COMMENTS 

General Residential (GRZ)  Encourages 
development that 
respects the 
neighbourhood 
character of the area. 

 Provides a diversity of 
housing types 

 Allows some non-
residential uses 

 Adjoining zone 

 Allows built form 
consistent with 
area 

 Allows for child 
care and Places 
of Assembly 

 Allows for multi-
dwelling 
developments 

 Limited 
commercial uses 

 Requires an EAO 

 No industrial uses 

 Potential additional 
residential 
development within 
a BMO 

 Regional Growth Plan does not 
indicate significant population 
growth in Shire (1100 people in 
20 years) 

 Key link to Ballarat and part of the 
Ballarat Hinterland 

 Land Use policies seek to 
promote growth with easy access 
to services and employment 

 Land Use strategy seeks to 
support growth 

 Limited growth on fringe or as 
infill consistent with Council 
strategies. 

 Infill development encouraged 

 Zone would allow development 
consistent with the character of 
the area. 

 EAO required 

Industrial 1 Zone (I1Z)  Provides for 
manufacturing 
industry, the storage 
and distribution of 
goods and associated 
uses in a manner 
which does not affect 
the safety and 
amenity of local 
communities. 

 Industry uses 
permitted 

 No EAO required 

 Limited commercial 
uses 

 No residential uses 

 Use must not affect 
amenity of nearby 
residential area 

 The Beaufort and Avoca 
Industrial Land Strategy 2005 
identified four areas to 
accommodate new industrial 
activity in Beaufort. The subject 
site is not included in these areas, 
which are all located in the east of 
the town with abuttal to Beaufort-
Lexton Road, High Street and 
Racecourse Road. 
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PLANNING CONTROL PURPOSE OF THE 

CONTROL 

PROS CONS COMMENTS 

Industrial 3 Zone (I3Z)  Provides for 
industries and 
associated uses in 
areas where special 
consideration of the 
nature and impacts of 
industrial uses is 
required or to avoid 
inter-industry conflict. 

 Provides a buffer 
between the 
Industrial 1 Zone or 
Industrial 2 Zone and 
local communities, 
which allows for 
industries and 
associated uses 
compatible with the 
nearby community. 

 Transitional zone 

 Some 
commercial uses 
permitted 

 Some agriculture 
uses permitted 

 Allows for 
industrial uses 

 No EAO required 

 No residential uses 

 Use must not affect 
amenity of nearby 
residential area 

 Can be used as a transition or 
buffer zone between residential, 
agricultural, industrial or 
commercial uses 

 The Beaufort and Avoca 
Industrial Land Strategy 2005 
identified four areas to 
accommodate new industrial 
activity in Beaufort. The subject 
site is not included in these areas, 
which are all located in the east of 
the town with abuttal to Beaufort-
Lexton Road, High Street and 
Racecourse Road. 

 Zone currently not included in the 
Pyrenees Planning Scheme. 

Commercial 2 (C2Z)  Seeks to develop 
commercial areas for 
offices, appropriate 
manufacturing and 
industrial and limited 
retail uses that do not 
affect the safety and 
amenity of adjacent, 
more sensitive uses. 

 Office uses 

 Warehouse uses 

 No sensitive uses 

 Motel could be 
established 

 Consistent with 
former use 

 Provides 
transition to 
residential uses. 

 Allows for industrial 
uses 

 Maintains former 
uses 

 Transition zone between retail 
and residential 

 Office uses 

 Tourism accommodation uses 
possible 

 Compatible with adjoining uses 

 Regional Growth Strategy seeks 
to support local employment 

 Site is outside town boundaries 
and commercial area 
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 Zone currently not included in the 
Pyrenees Planning Scheme. 

PLANNING CONTROL PURPOSE OF THE 

CONTROL 

PROS CONS COMMENTS 

Rural Living Zone (RLZ)  Provides for 
residential use in a 
rural environment. 

 Transitional zone 
 Residential uses 

permitted 
 Some agriculture 

uses permitted 
 Medical centre 
 Bed and 

Breakfast 
 Rural Industry 

permitted 

 Requires an EAO 
 Limited commercial 

uses 

 Limited industrial 
uses 

 Transition zone between 
residential and rural 

 The minimum area for an as-of-
right dwelling is 2 hectares. 

Farming Zone (FZ)  Encourages the 
retention of 
productive agricultural 
land 

 Protects the land from 
uses that adversely 
affect the use of the 
land for agriculture 

 Encourages the 
retention of 
employment and 
population to support 
rural communities. 

 Adjoining zone 
 Allows for 

industrial uses 
 Allows for 

dwellings 
generally on a lot 
of 40ha. 

 Accommodation 
uses permitted 

 Limited 
development 
potential 

 No commercial 
uses 

 Land not used for 
agricultural 
purposes 

 Potential easy sell to adjoining 
landowner 

 A single dwelling with appropriate 
waste treatment could be 
developed on the site. 

Rural Activity Zone (RAC)  Provides for uses and 
development that are 
compatible with 
agriculture and the 
environmental and 
landscape 

 Transitional zone 

 Some agriculture 
uses permitted 

 No industrial uses 
except some Rural 
Industries 

 Limited commercial 
uses 

 Limited development permitted 
without a permit 

 Applies to the Moonambel 
Township and Vineyard area 
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characteristics of an 
area 

 Tourist 
Accommodation 
uses 

 Restaurant 

 Most residential 
uses either 
prohibited or require 
a permit  

 

PLANNING CONTROL PURPOSE OF THE 

CONTROL 

PROS CONS COMMENTS 

OVERLAY 

Bushfire Management 
Overlay (BMO) 

 

 Ensures that the 
development of land 
prioritises the 
protection of human 
life and strengthens 
community resilience 
to bushfire. 

 Protects life and 
property from 
bushfire risk. 

 Permit required for 
almost all 
development. 

 BMO already applies to the 
subject land and will likely apply 
to any future development. 

Environmental Audit 
Overlay (EAO) 

 Ensures that 
potentially 
contaminated land is 
suitable for a use 
which could be 
significantly adversely 
affected by any 
contamination. 

 Ensures site is 
suitable for 
residential and 
other sensitive 
uses 

 Requires an audit 
and issue of a 
Statement or 
Certificate before 
sensitive uses 
permitted 

 Likely to be required given 
previous use and a residential 
zone is applied. 

 Need to establish level, if any, of 
contamination 

 Dependent on final zone and 
whether it would permit sensitive 
uses. 



Department of Treasury & Finance 
31 Camp Hill Road Beaufort 
15 February 2018 (Final) 

 

 
Amendment Request www.curriebrown.com  |  page 33 

 Proposed Zone for the Subject Site 

Industrial 3 Zone 

As previously discussed, the current Public Use Zone is no longer appropriate given that the land 

is to be disposed of through a public sale process. In order for the land to be sold, a new zone 

must first be introduced. 

An Industrial 3 Zone is now proposed to be applied to the site. The purpose of the zone is to: 

 To implement the State Planning Policy Framework and the Local Planning Policy 

Framework, including the Municipal Strategic Statement and local planning policies. 

 To provide for industries and associated uses in specific areas where special consideration of 

the nature and impacts of industrial uses is required or to avoid inter-industry conflict. 

 To provide a buffer between the Industrial 1 Zone or Industrial 2 Zone and local communities, 

which allows for industries and associated uses compatible with the nearby community. 

 To allow limited retail opportunities including convenience shops, small scale supermarkets 

and associated shops in appropriate locations. 

 To ensure that uses do not affect the safety and amenity of adjacent, more sensitive land 

uses. 

The application of this zone in this location is consistent with the previous use of the site and 

would ensure industries compatible with the adjoining residential uses would be established. 

Uses in this zone could also take advantage of the future bypass location. 

Applying the Industrial 3 Zone to the subject land 

The following table provides a summary of the land uses that are ‘as-of-right’, permit required 

and prohibited under the Industrial 3 Zone. 

 

As of Right Permit Required Prohibited 

 Convenience shop 

 Crop raising 

 Extensive animal 
husbandry 

 Home occupation 

 Informal outdoor 
recreation 

 Mail centre 

 Railway 

 Service station (subject 
to conditions) 

 Shop (other than Adult 
sex product shop, 
Convenience shop, 
Restricted retail premises 
and Supermarket) 
(subject to conditions) 

 Supermarket (subject to 
conditions) 

 Tramway 

 Warehouse (other than 
Fuel depot, Mail centre 

 Adult sex product shop (if 
at least 200m from a 
residential zone) 

 Agriculture (other than 
Apiculture, Crop raising, 
Extensive animal 
husbandry, and Intensive 
animal husbandry) 

 Caretaker's house 

 Education centre (not 
being a primary or 
secondary school) 

 Industry 

 Leisure and recreation 
(other than Informal 
outdoor recreation, Major 
sports and recreation 
facility, and Motor racing 
track) 

 Office (subject to a floor 
area condition) 

 Place of Assembly (other 
than Carnival and Circus) 

 Accommodation (other 
than Caretaker's house) 

 Cinema based 
entertainment facility 

 Hospital 

 Intensive animal 
husbandry 

 Major sports and 
recreation facility 

 Motor racing track 

 Shop (other than Adult 
sex bookshop, 
Convenience shop, 
Restricted retail premises 
and Supermarket) – if the 
Section 1 conditions are 
not met 

 Supermarket – if the 
section 1 conditions are 
not met 
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or Shipping container 
storage)-subject to 
conditions 

 Any use listed in Clause 
62.01 (Must meet the 
requirements of Clause 
62.01.) 

 Restricted retail premises 

 Retail premises (other 
than Shop) 

 Utility installation (other 
than Minor utility 
installation and 
Telecommunications 
facility) 

 Any other use not in 
Section 1 or 3 

Figure 10: Industrial 3 Use table 

 Summary of Benefits of Applying the Industrial 3 Zone 

It is submitted that based on the above analysis, the Industrial 3 Zone provides an appropriate fit 

for the site. This is based on the following key findings: 

 The Industrial 3 Zone is consistent with the previous use of the site; 

 The Industrial 3 Zone would ensure industries compatible with the adjoining residential uses 

would be established; 

 The Industrial 3 Zone would be compatible with any future bypass and provide a buffer to 

adjoining residential uses; 

 The Industrial 3 Zone could take advantage of a future bypass location; and, 

 The Industrial 3 Zone would not require an EAO. 

 Application of the Industrial 3 Zone 

The map below shows the extent of the proposed zone. 
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Figure 11: Proposed application of the Industrial 3 Zone. 

 Proposed Overlays 

No change to the overlay is proposed for the site. 
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 Justification for amendment 

 Why is an amendment required? 

The subject site has been declared as being surplus to the government’s operating requirements 

and is therefore required to be disposed. The Victorian Government Land Transactions Policy 

and Guidelines, April 2016 states that ‘an agency must not offer land for sale where the land is 

zoned for a public purpose’. Given that the land is currently zoned Public Use Zone Schedule 7 

(Other Public Use), it must therefore be rezoned prior to disposal. 

 How does the amendment implement the objectives of planning in Victoria? 

The amendment ensures that the objectives of planning in Victoria are met by providing for the 

fair, orderly, economic and sustainable use of the land by including the site in the most 

appropriate zone. 

The amendment implements the planning objectives in Victoria as set out in Section 4(1) of the 

Planning and Environment Act 1987 by: 

 Providing for the fair, orderly, economic and sustainable use and development of the land 

The amendment implements this objective by including the site in the most appropriate zone that 

will enable the site to be used to its full potential. This will be achieved through providing a zone 

that can facilitate development and land uses that are encouraged to provide for the ongoing 

economic stability of the township and region. 

 Protecting natural and man-made resources, ecological processes and genetic diversity. 

The amendment will not impact significant flora and fauna habitats. The amendment proposes to 

rezone land that is significantly altered from its natural state. The site is generally cleared and 

has limited constraints, enabling an appropriate development to be constructed. 

 Securing a pleasant, efficient, safe working, living and recreational environment. 

The amendment will facilitate a future development that will be consistent with the planning 

scheme controls and policy objectives relating to amenity. The site is of sufficient size to mitigate 

off-site amenity impacts. The site is readily and safely accessible to private vehicles, pedestrians 

and bicycles. 

 Conserving and enhancing places of historic interest and cultural value 

The subject site is not identified as having historical interest or cultural value. The amendment is 

consistent with this ideal. 

 Protecting and enabling the orderly provision and coordination of public utilities and other 

facilities 

The amendment will allow for an appropriate commercial development that is able to be 

connected to existing infrastructure and will not exceed the capacity of existing infrastructure. 

 Facilitating development in accordance with the above objectives 

The amendment will facilitate the construction of a small commercial development that is 

consistent with each of the above objectives. 

 Balancing the present and future needs of all Victorians 

The amendment will ensure that the planning controls are sufficiently flexible to respond to a 

need to provide land for commercial development and land uses. The amendment will enable a 

wide range employment generating land uses, which will make appropriate use of the unique 

opportunities presented by the site. 
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 How does the amendment address the environmental effects and any relevant social and 

economic effects? 

Environmental Effects 

The amendment request to rezone the site Industrial 3 will have no adverse effects on the 

environment. The site is located on the northern outskirts of the Beaufort town centre and will 

therefore support further development consistent with the new zoning. 

While there is a sparse coverage of vegetation at the site, the vegetation does not have a high 

retention value and does not contribute to the diversity of the area in terms of flora and fauna. 

The vegetation does not consist of large trees with a high amenity value. 

Potential Contamination 

A Preliminary Environmental Site Assessment has been completed on the site. It confirmed that 

some of the sheds were used for chemical and fuel storage. Soil in the vicinity of a triple 

interceptor pit and wash bay on the southern boundary and around a drain located inside a 

chemical storage shed were not able to be tested due to access issues, however the assessment 

recommended that soil around these structures be sampled if any are to be removed in the 

future. 

A sample was obtained in the north-west corner of the former chemical storage shed (SS02) to 

capture any potential run-off from the area. This sample reported an exceedance of F2-

napthalene, however the exceedance was not considered to be an unacceptable risk (for a 

commercial land use). 

The preliminary assessment titled Phase 1 and Limited Soil Assessment 31 Camp Hill Road, 

Beaufort BlueSphere Environmental 27 April 2017 ultimately confirmed that the site is suitable for 

its current use and for commercial/industrial setting. 

Social Impact 

The rezoning of the land is considered to pose a neutral social impact to the township. The site 

has not been identified as having social or heritage significance. The relatively small site has 

some sensitive interfaces. The land is currently occupied by buildings with minimal architectural 

merit that do not positively contribute to the current urban fabric.  

While a development at the site is not proposed, rezoning the land will facilitate the eventual 

redevelopment of the property. Inclusion of the land within an Industrial 3 Zone will mean that all 

new buildings will require a planning permit. This will provide Council with the ability to control 

development at the site to ensure that it is respectful of neighbourhood character. 

In terms of introducing new uses to the land, while it is acknowledged that a purpose of the 

Industrial 3 Zone does support a broad range of uses including office, industry, and bulky goods 

retailing, this will occur in a manner that does not affect the safety and amenity of adjacent, more 

sensitive uses. While the surrounds of the site feature a mixture of uses, including nearby 

residential properties any issues associated with future use and development of the site can be 

properly considered through the planning permit process. 

Economic Benefits 

The proposed amendment seeks to facilitate additional supply of Industrial Zone land, which will 

have a positive impact on the economy of Beaufort and the surrounding region. Clause 22.04 of 

the Pyrenees planning scheme seeks “To encourage the consolidation and enhancement of 

existing urban centres, through the provision of the widest possible range of services and 

facilities and the provision of a diverse range of housing types and lifestyle opportunities”. 
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The subject site is located to the north of Beaufort’s commercial centre approximately 700 metres 

from the Western Highway. The Pyrenees Shire Growth Strategy 2015-2018 includes among its 

measures, to seek government funding to support the development of industrial land in Avoca 

and Beaufort to stimulate investment and create jobs. 

The Central Highlands Regional Growth Plan (May 2014) includes “support local employment 

opportunities” among its policy directions for Beaufort. 

The site is considered to be appropriately located for an industrial enterprise to make use of its 

proximity to the proposed Western Highway bypass. The site is modest in size meaning it has 

minimal capability for use by larger enterprises associated with generating large volumes of 

traffic and other amenity impacts. It is likely that the site will be used for a small operation that 

provides appropriate services for other businesses or residential uses within the township. 

 Does the amendment address relevant bushfire risk? 

The subject site is within a Bushfire Management Overlay. While there are substantial areas of 

vegetation that could fuel a bushfire that surround the township, there is a clear division between 

these areas and the sparsely vegetated urban area.  The amendment will not facilitate an 

unacceptable risk to human life and is consistent with State Policy in this regard (particular 

reference is given to clause 13.05-1 – Bushfire Planning). 

It is further noted that a commercial use will have a lower level of risk. On this basis there is no 

need for additional protection measure to be applied to the land. It is considered that the 

proposed amendment appropriately addresses bushfire risk. 

 Does the amendment comply with the requirements of any Minister’s Direction applicable to 

the amendment? 

Ministerial Direction 11 

Ministerial Direction No.11 (Strategic Assessment of Amendments) is the relevant Minister’s 

Direction with regard to the proposed amendment. This section of the report outlines the 

proposed amendment’s compliance with the Strategic Assessment Guidelines. The amendment 

documents will also comply with the Ministerial Direction on the Form and Content of Planning 

Schemes. 

Ministerial Direction 1 

Also relevant is Ministerial Direction 1 (Potentially Contaminated Land). The purpose of the 

Direction is ensure that potentially contaminated land is suitable for a use which is proposed to 

be allowed under an amendment to a planning scheme and which could be significantly 

adversely affected by any contamination.  

Table 1 of the Potentially Contaminated Land Practice Note lists the type of land uses that may 

have potential for contaminating land. Depots are listed in the high potential category. The 

assessment matrix in the Practice Note indicates that including the land within an Industrial 3 

Zone would result in a ‘B’ score for addressing potential contamination. This score normally 

requires a site assessment from a suitably qualified environment professional if insufficient 

information is available to determine if an audit is appropriate.   

The Preliminary Environmental Site Assessment has been completed and confirmed that the risk 

of contamination is appropriately rated as C for the retail, office, industrial, or warehouse uses.  
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 How does the amendment support or implement the State Planning Policy Framework? 

The amendment will increase the supply of land available for industrial use and development in 

Beaufort. This will help to ensure that business development and resultant employment 

opportunities continue to grow in the township and municipality. Both State policy and regional 

strategies recognise the importance that the industrial sector plays in providing ongoing 

employment opportunities and economic sustainability within regional Victoria. A strategy of 

Clause 11.06-2 (A diversified economy) includes “Support growth through the development of 

employment opportunities in towns identified for population growth”. 

The Amendment will achieve an appropriate balance between the various needs and expectation 

of society in terms of their economic, environmental and social well-being. The Amendment will 

provide economic benefits to the community and will promote the sustainable growth of Beaufort. 

This will not occur at the unreasonable expense of the environment and the social fabric of the 

community. 

The Amendment will not pose an unreasonable impact to the environment. The site does not 

contain flora and fauna habitat that is of high retention value. The site has been historically used 

for industrial type uses that are consistent to the operation of a depot. The Amendment retains 

the urban nature of the land use and will primarily serve to enable a private owner to purchase 

the site and continue/establish commercial use. 

The Amendment will not pose an unacceptable threat to the social fabric of the Beaufort 

community. The land is considered to be appropriately located to be included in the Industrial 3 

Zone. It is again noted that the subject site was previously used for industrial type uses and the 

Amendment will only serve to enable a private entity to purchase and use the land. 

While it is acknowledged that there are residences in close proximity to the site, it is submitted 

that the Industrial 3 Zone requires ample consideration for the amenity of surrounding sensitive 

land uses. This is specifically referenced in one of the Purposes of the zone: “To ensure that 

uses do not affect the safety and amenity of adjacent, more sensitive uses”. 

 How does the amendment support or implement the Local Planning Policy Framework? 

The amendment will provide additional commercial land, which is supported by local planning 

policy. This includes in Clause 21.01 (General Policies) that “local employment opportunities 

should be developed, in particular through value adding to local product”. 

The policy directions of Clause 22.04 applicable to the Amendment includes: 

 To encourage the consolidation and enhancement of existing urban centres, through the 

provision of the widest possible range of services and facilities and the provision of a diverse 

range of housing types and lifestyle opportunities. 

 To encourage new urban development which makes efficient use of existing physical and 

servicing infrastructure. 

 To promote the retention of existing industries and employment uses and the attraction of 

new use and development which can take advantage of the Shire’s natural and cultural 

resources. 

 To encourage the maintenance and improvement of retail and commercial enterprises in the 

larger towns so as to provide the best possible levels of service to residents and visitors. 

The Amendment will provide local employment opportunities in Beaufort consistent with Clause 

22.05. 

As previously discussed, the subject site is relatively small in size at 2,000 square metres 

meaning that a large commercial operation will not be possible, instead more contained 



Department of Treasury & Finance 
31 Camp Hill Road Beaufort 
15 February 2018 (Final) 

 

 
Amendment Request www.curriebrown.com  |  page 40 

commercial enterprises are expected.  However, there is sufficient space on the site to allow a 

design response to appropriately respect nearby sensitive uses. 

 Does the amendment make proper use of the Victorian Planning Provisions? 

The amendment makes use of the most appropriate Victoria Planning Provision (VPP) tool for 

the facilitation of Industrial land uses and development at the site. The Industrial 3 Zone provides 

an appropriate fit for the site for the following reasons: 

 The Industrial 3 Zone provides for a range of uses at the subject site that will provide flexibility 

for a future purchaser; 

 The Zone provides adequate restrictions to ensure that any future development or uses will 

address and cater for the amenity of surrounding sensitive residential land; 

 Given the proximity to surrounding residential development, any application for buildings and 

works will be capable of being notified publicly if it is deemed that the application will cause 

material detriment; 

 Both State policy and regional strategies recognise the importance of developing local 

employment opportunities for communities. 

The amendment does not seek to apply any additional VPP tools (such as overlays) to the site. 

 How does the amendment address the views of any relevant agency? 

Pyrenees Shire Council 

A meeting was held on 23 May 2017 with planning staff of the Pyrenees Shire.  

The merits of the Industrial 3 Zone were discussed, including its ability to provide a range of 

commercial uses, the ability to provide a buffer to nearby sensitive uses, and its accordance with 

the directions of local planning policy and the Municipal Strategic Statement. 

It was agreed that Council staff were satisfied that the Industrial 3 Zone was an appropriate 

control for the location. 

Country Fire Authority 

The views of the Country Fire Authority will be considered during the amendment process. 

 Does the amendment address relevant requirements of the Transport Integration Act 2010? 

The amendment will not create a significant impact on the existing transport system as defined 

by Section 3 of the Transport Integration Act 2010. The amendment will facilitate an industrial 

development that will be readily accessible to the surrounding neighbourhood due to its close 

proximity to the Western Highway that provides road links to the major regional centres towns in 

the area as well as Melbourne and Adelaide. The site is also close to the Beaufort Train Station 

and the adjacent bus interchange. 

Appreciable increases in private vehicle traffic volumes are not expected as a result of the 

amendment. This is particularly given that a small commercial development could be expected to 

generate a similar amount of vehicle movements to the previous depot use. Further, any car 

parking and traffic impacts of a future development will be capable of being assessed and 

addressed at the planning permit stage.  

It is noted that the provisions of Division 2 (Transport System Objectives) and Division 3 

(Decision Making Principles) of the Transport Integration Act 2010 have been extensively 

considered in the formulation of the amendment. 
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The proposed zone and potential future uses are appropriate for site adjoining a future bypass 

freeway. 

 What impact will the new planning provisions have on the resource and administrative costs 

of the responsible authority? 

It is expected that the new planning scheme provisions will have a limited impact on the resource 

and administrative costs of the Pyrenees Shire. Council planning officer resources will be 

required to assess the amendment, as well as future planning permit applications for 

development of the site in accordance with the statutory controls. However, the resource and 

administrative costs to council will not be in excess of the costs typically associated with planning 

scheme amendments. 
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 Conclusion  

 Conclusion 

The Department of Treasury and Finance have engaged Currie & Brown (Australia) to provide a 

strategic town planning assessment to support a request to rezone the former DELWP depot site 

at 31 Camp Hill Road, Beaufort (Crown Allotment 12, Section 12, Beaufort) from the Public Use 

Zone 7 (Other Public Use) to the Industrial 3 Zone. 

Currie & Brown has undertaken detailed inspections of the site and the surrounding area, as well 

as a documentation review Pyrenees Shire policies to form the basis of this assessment. 

Our review has found that: 

 The site has been historically used as a DELWP depot and contains buildings consistent with 

this type of operation including an office and sheds; 

 The site has been declared as being surplus to the government’s operating requirements and 

is therefore required to be disposed. The Victorian Government Land Transactions Policy and 

Guidelines, April 2016 states that ‘an agency must not offer land for sale where the land is 

zoned for a public purpose’. Given that the land is currently in the Public Use Zone, a 

rezoning is required before a disposal can take place; 

 The amendment request is based on a number of technical assessments that confirm and 

demonstrate the need for additional Industrial Zoned land within the Beaufort township and 

the appropriateness of applying this zone to the subject land; 

 The amendment will support and implement the SPPF and LPPF by facilitating the 

redevelopment of a strategic redevelopment site which is accessible to the town’s commercial 

area, transport options and employment areas. The site is in a single ownership, has limited 

constraints and is of an appropriate scale to provide a meaningful contribution to the town’s 

industrial land; 

 The amendment will not have any negative environmental, social or economic impacts and 

will result in a net community benefit; and, 

 The site adjoins the Investigation Area for a future Bypass of Beaufort and the proposed zone 

is suitable for this location; 

 Request 

Having regard to the detailed strategic justification outlined in this report and discussions with 

Council, it is respectfully requested that the proposed amendment to rezone the site to an 

Industrial 3 Zone be considered on the following grounds: 

 The Industrial 3 Zone is consistent with the previous use of the site; 

 The Industrial 3 Zone would ensure industries compatible with the adjoining residential uses 

would be established; 

 The Industrial 3 Zone would be compatible with any future bypass and provide a buffer to 

adjoining residential uses; 

 The Industrial 3 Zone could take advantage of a future bypass location; and, 

 The Industrial 3 Zone would not require an EAO. 
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Appendices 
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Appendix A – Site Photos 

 

Figure 12: Subject site viewed from the eastern boundary. 



Department of Treasury & Finance 
31 Camp Hill Road Beaufort 
15 February 2018 (Final) 

 

 
Amendment Request www.curriebrown.com  |  page 45 

 

Figure 13: Northern boundary of subject site viewed from the eastern boundary 

 

Figure 64: Subject site viewed from the southern boundary 
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Figure 75: Subject site viewed from the southern boundary 

 

Figure 86: Housing to the south-west of subject site which fronts onto King Street 
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Figure 97: Housing to the west of subject site which fronts onto King Street 

 

Figure 18: Vehicle entrance along the southern boundary of subject site 



Department of Treasury & Finance 
31 Camp Hill Road Beaufort 
15 February 2018 (Final) 

 

 
Amendment Request www.curriebrown.com  |  page 48 

 

Figure 19: South west corner of subject site viewed from the east 

 

Figure 20: North western corner of subject site viewed from the western boundary 
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Figure 21: Subject site viewed from the western boundary. 

 

Figure 22: Driveway along the western boundary of subject site viewed from the north 


