Planning and Environment Act 1987
Greater Bendigo Planning Scheme
Amendment C296gben
Explanatory Report
Overview
This draft amendment (the Amendment) facilitates the master planning of the Bendigo Regional Employment Precinct (BREP). The precinct will accommodate approximately 3,000 new jobs. 
The Planning Policy Framework will be amended to include BREP as part of the Marong Framework Plan, which sets out the future vision for the precinct. The amendment will rezone all land in the BREP to Industrial 1 Zone (IN1Z) with the application of Development Plan Overlay Schedule 34 (DPO34). Additional changes to the local policy and operational provisions of the Greater Bendigo Planning Scheme are also required to facilitate development of the precinct. 
Where you may inspect this amendment
The amendment can be inspected free of charge at the Engage Victoria website between 1 December – 13 February 2025 at:
Engage Vic
 https://engage.vic.gov.au/BREP
The amendment is available for public inspection, free of charge, during office hours at the following places:
Department of Transport and Planning
Department of Transport and Planning website at 
 https://vpa.vic.gov.au/project/brep/ or by contacting the office on 9651 9600 to arrange a time to view the amendment documentation. 
City of Greater Bendigo Council
189-229 Lyttleton Terrace, Bendigo
Should you not have access to the internet and the above offices are closed or not accessible during office hours, please contact the Department of Transport and Planning on 1800 789 386 to make alternative arrangements to obtain a copy of the amendment. 
Submissions
Any person may make a submission to the Department of Transport and Planning about the amendment. Submissions about the amendment must be received by 13 February 2025. A submission must refer to the Bendigo Regional Employment Precinct draft amendment to be sent to:
Online: https://engage.vic.gov.au/BREP 
Email: BREP@transport.vic.gov.au 
Post: Victorian Planning Authority c/- Bendigo Regional Employment Precinct GPO Box 2392 Melbourne, VIC 3001 
Standing Advisory Committee Dates
If required, this project may be subject to the Victorian Planning Authority Projects Standing Advisory Committee (SAC), appointed pursuant to Part 7, section 151 of the Planning and environment Act 1987 (the Act) to advise the Minister for Planning and the Victorian Planning Authority on referred projects and plans and associated draft planning scheme amendments.  
While the Department of Transport and Planning (DTP) through the Victorian Planning Authority (VPA) will seek to resolve any issues raised, unresolved issues or particular matters may be referred to the VPA projects SAC, which will contact submitters and then determine the best way to consider unresolved matters – either by round table discussions, written submissions or a public hearing. The VPA SAC will provide advice on the amendment to the DTP and Minister for Planning.  
The DTP will then make recommendations to the Minister for Planning, who will consider the appropriate approval pathway for the amendment. 
If required, dates for the Bendigo Regional Employment Precinct SAC are reserved for: 
Directions hearing: Week commencing 6 April 2026
Panel hearing: Week commencing 18 May 2026
Details of the amendment
Who is the planning authority?
This amendment has been prepared by the VPA, now part of the DTP, for the Minister for Planning who is the planning authority for this amendment.
Land affected by the amendment
The draft amendment applies to land included in the BREP as shown on Map 1 below. 
The BREP is located south of the Marong township and covers approximately 294 hectares of land. It is generally defined by Cemetery Road to the south, Calder Alternative Highway to the east, Wimmera Highway to the north and west, with O’Sullivans road cutting through the centre of the site. 
Map 1 – Land affected by the amendment 
[image: ]
A mapping reference table is attached at Attachment 1 to this Explanatory Report. 
What the amendment does
The Amendment proposes changes to the Greater Bendigo Planning Scheme to facilitate the master planning process of BREP by:
Zoning maps
· Amends planning scheme Map Nos. 5 and 6 to rezone land in the precinct shown on Map 1 from Farming Zone (FZ) to Industrial 1 Zone (IN1Z).
Overlay maps
· Inserts new Planning Scheme Map Nos. 5 and 6 to apply the Development Plan Overlay Schedule 34 (DPO34) to land in the amendment area. 
Planning scheme ordinance
· Amends Clause 2.03 Strategic Directions to include the BREP as the key industrial precinct and employment area
· Amends Clause 11.01-1L (Settlement – Marong) to include BREP in the Marong Framework Plan, which sets out the vision for the Marong precinct.
· Inserts new Clause 11.03-6L-04 (Bendigo Regional Employment Precinct) which outlines strategies to support the development of BREP as the key industrial precinct for the municipality. 
· Rezones all land from Farming Zone (FZ) to Industrial 1 Zone (IN1Z). 
· Inserts a new Schedule 34 to the Development Plan Overlay Schedule (DPO34) to land within the amendment area.
· Amends the Schedule to Clause 66.04 Referral of permit applications under local provisions to include referrals to Head, Transport for Victoria for applications within 50 metres of the planned Marong Western Freight Corridor and for buildings and works applications to be referred to Coliban Water, 
· Amends the Schedule to Clause 72.03 Schedule to What does this Planning Scheme Consist of? To update the list of maps for this amendment. 
· Amends the Schedule to Clause 72.08 to include the Bendigo Regional Employment Precinct Guideline for Preparing Shared Infrastructure Plan for State Transport Infrastructure (Victorian Planning Authority, November 2025).
· Amends the Schedule to Clause 74.01 Application of Zones, Overlays and Provisions. 
Strategic assessment of the amendment
Why is the amendment required?
Victoria’s Economic Growth Statement recognises Bendigo as one of the locations included in the 10-year plan to unlock industrial land. The precinct will help boost regional employment options by unlocking land for jobs in one of the designated regional greenfield locations. Further, it will deliver industrial land to support economic activity in the Bendigo region and is expected to provide 3,000 jobs. 
The Amendment provides mechanisms for the future master planning and delivery of the BREP, which will deliver 294 ha of industrial land and 3,000 jobs. The Amendment will rezone land and apply relevant overlays to enable the delivery of the precinct as envisaged. 
The Amendment proposes to rezone land to IN1Z to allow development of land for industrial purposes. This will be consistent with the industrial land supply in Greater Bendigo and with the Greater Bendigo Industrial Land Use Strategy. 
The DPO34 requires that a Development Plan is prepared before permits can be issued to use and develop the precinct. The DPO34 sets out high level land use and movement network requirements. It includes a suite of technical reports to be prepared to ensure the precinct is developed in a logical manner. 
The Amendment also safeguards the long-term strategic vision and intent for the BREP through amending the Marong Framework Plan. The framework plan sets out intended land uses for the Marong area and will include BREP as an identified precinct. 
An approved Development Plan will further detail applicable land uses, including movement networks as well as staging, integrated transport management and integrated water management plans. Further assessment of features and values within the precinct, including arboriculture and biodiversity reports, will be required before development can commence.
How does the amendment implement the objectives of planning in Victoria?
The Amendment will facilitate commercial, industrial, and infrastructure development by introducing planning provisions that apply fairly and transparently to all affected landowners. 
The Amendment allows for development of the precinct for employment purposes consistent with its identified role as part of the 10-year plan to unlock industrial land as identified in Victoria’s Economic Growth Statement and Plan for Victoria, 2025. The draft amendment will ensure that development does not negatively impact the surrounding residential land uses and nearby Marong township. 
In particular, the draft amendment implements the objectives of Planning in Victoria at Section 4(1) of the Planning and Environment Act 1987:
· to provide for the fair, orderly, economic and sustainable use, and development of land;
The Amendment will facilitate the development of a new employment precinct, building off established operations of the surrounding areas such as the Marong township. The precinct will be designed to facilitate a wide range of industries which are adaptive to future trends in employment uses. This will include manufacturing, freight and logistics. 
· to provide for the protection of natural and man-made resources and the maintenance of ecological processes and genetic diversity;
The BREP contains vegetation of varying arboricultural and amenity value. DPO34 seeks to protect environmental and ecological values where appropriate. Areas of environmental or ecological values will be protected via provisions in DPO34 which requires preparation of technical work to support detailed master planning as part of the development plan. 	
In addition, an integrated stormwater management system will convey stormwater runoff through the precinct in natural and constructed waterways, control the rate of flow and treat the quality of runoff to meet best practice standards.
· to secure a pleasant, efficient and safe working, living and recreational environment for all Victorians and visitors to Victoria;
New local parks, linear open spaces, waterway corridors and drainage assets will contribute to a pleasant and efficient recreational environment for the community that can be utilised by both workers and visitors. 
· to conserve and enhance those buildings, areas or other places which are of scientific, aesthetic, architectural or historical interest, or otherwise of special cultural value;
The precinct is on Dja Dja Wurrung Country, and as such, all features of its landscape may feature both tangible and intangible cultural values that demonstrate Dja Dja Wurrung peoples’ connection to Country. 
A Cultural Values Assessment has been undertaken for the precinct which identified that no Aboriginal Places were identified directly within the activity area. An Aboriginal Cultural Heritage Impact Assessment has also been undertaken as part of the planning for the BREP. 
Development proponents must comply with the Aboriginal Heritage Act 2006 regarding any matters of Aboriginal cultural significance on the land. Development within and adjacent to identified heritage sites must respect their heritage significance and be designed sensitively.
· to protect public utilities and other assets and enable the orderly provision and co‑ordination of public utilities and other facilities for the benefit of the community;
The Amendment ensures that servicing of the new development will be of sufficient capacity to ensure future development is connected to reticulated electricity, gas, water and sewerage. 
DPO34 requires the preparation of agreements to outline how essential infrastructure will be funded and delivered. 
· to facilitate development in accordance with the objectives set out in paragraphs (a), (b), (c), (d) and (e);
The precinct provides for employment opportunities and the provision of utilities that will benefit future workers in the precinct as well as the wider community. 
How does the amendment address any environmental, social and economic effects?
Environmental 
The Amendment identifies high-value vegetation worthy of being retained, informed by an arboricultural report, and identifies areas of environmental and ecological values to be protected and retained where appropriate. 
Stormwater flows will be managed through an integrated system that aims to manage flows beyond the precinct to be generally kept to pre-development levels. Development must be appropriately sited and elevated to ensure flood resilience, and stormwater management strategies must support water-sensitive urban design.
A land capability assessment was conducted (Land Capability Assessment, WSP April 2024) to identify any potential sources of contamination, hydrogeological, hydrological, geomorphological, and geotechnical conditions across the BREP area. The report identified nine lots as having a ‘high’ potential for contamination and eight lots as having a ‘medium’ potential for contamination. Sodic soils with a dispersive nature are present in the BREP area. The draft amendment will include provisions for the management of these matters. 
Social effects
Development facilitated by the amendment is expected to generate positive social benefits through the provision of employment opportunities to support the existing residential community of Greater Bendigo and surrounding municipalities. The precinct will provide for key infrastructure including movement networks, utilities and open space. 
Development staging will align the subdivision and development of the precinct with the required infrastructure delivery to ensure that new communities have timely and coordinated access to infrastructure. 
Economic effects 
The Amendment facilitates the delivery of land for urban growth that will include the provision of employment needs, consistent with Victoria’s Economic Growth Strategy and the Greater Bendigo Industrial Land Use Strategy. The precinct has the potential to deliver over 3,000 jobs in a variety of sectors by creating industrial and commercial areas that will capitalise on the proximity of the amendment area to the planned Marong Western Freight Corridor and nearby Marong township. 
The DPO34 includes mandatory permit conditions which require agreements under Section 173 of the Act for the delivery or funding of infrastructure required to service the precinct. There are two types of agreements within the DPO34, the first one requires the owner of the land to enter into an agreement with the responsible authority which specifies the nature and amount of any financial contributions that are required to be made with respect to the Shared Infrastructure Plan. The second agreement requires the owner of land to enter into an agreement between the responsible authority and Head, Transport for Victoria for the delivery of intersections and the external road network servicing the use and development. The third agreement requires the owner of the land to enter into an agreement between the responsible authority and the Head, Transport for Victoria for the delivery if State Infrastructure. 
These agreements will reduce the burden on the responsible authority and existing communities to fund future relevant infrastructure. 

Does the amendment address relevant bushfire risk?
Part of the precinct is located within the Bushfire Management Overlay (BMO) on the northwest boundary along O’Sullivans Road. 
The draft amendment requires applications to respond to bushfire policy prescribed in Clause 13.02 (Bushfire Planning) of the Greater Bendigo Planning Scheme. This approach to bushfire is consistent with State Planning Policy as it ensures development is appropriately located with adequate access and egress for future residents and emergency service vehicles. Development areas can be sufficiently setback from retained areas of grassland in the power transmission easement and proposed drainage reserves to provide enough separation distance such that development is not exposed to a radiant heat flux of above 12.5 kilowatts/square metre under AS 3959-2009 Construction of Buildings in Bushfire-prone Areas. 
Applications will also require a landscape bushfire management plan to demonstrate where the required bushfire protection measures apply, as part of DPO34. 
Does the amendment comply with the requirements of any other Minister’s Direction applicable to the amendment?
The amendment complies with the Ministerial Direction on the Form and Content of Planning Schemes under section 7(5) of the Act. 
The amendment also complies with the following relevant Ministerial Directions:
Ministerial direction 1 - Potentially contaminated land 
The draft amendment complies with Ministerial Direction 1 (MD1) - Potentially Contaminated Land and associated guidelines in Planning Practice Note 30 (PPN30). 
A land capability assessment was conducted (Land Capability Assessment (WSP, April 2024) to determine whether there was any land that may be potentially contaminated. The Land Capability Assessment was prepared in line with the regulatory framework of MD1 and PPN30 and provided parcel specific identification of potential contamination level. The report identified nine lots as having a ‘high’ potential for contamination and eight lots as having a ‘medium’ potential for contamination. 
 The amendment requires the preparation of a Preliminary Risk Screen Assessment (PRSA) for nine lots identified as having a high potential for contamination. The amendment also requires the eight lots with ‘medium’ contamination to produce a Preliminary Site Investigation (PSI). The precinct will be predominately developed for ‘other land uses’ with most sensitive uses such as accommodation being prohibited under the predominately INZ1 zoning applicable. As some sensitive uses, such as education centre and caretakers house, remain permitted within the INZ1 it is appropriate for a PRSA to be prepared consistent with PPN30. 
The DTP acknowledges that Ministerial Direction 1 states the planning authority must ensure an environmental auditor has issued a PRSA prior to giving notice of the amendment. Ministerial Direction 1 at section 6(3) states that ‘where a planning authority determines that complying with subclause (1) or (2) is difficult or inappropriate it may defer the requirements of those subclauses provided the requirement are included in the amendment through the application of an EAO or other appropriate measure’.
Planning Practice Note 30 also states that meeting an environmental audit requirement prior to amendment is preferred, while acknowledging that in some instances this will be difficult or inappropriate, for example where ‘the rezoning relates to a large strategic planning exercise or involves multiple sites in separate ownership’.  
The DTP determined it would have been inappropriate to undertake an environmental audit upfront at the strategic planning stage given the size of the precinct and the fragmentation in ownership of the land. 
The DTP consider it is more appropriate to defer the audit system requirements and have these assessed at the planning permit stage. In doing so, the amendment provides an appropriate response to Ministerial Direction 1, with the amendment addressing Clause 6(3) of Ministerial Direction 1 and Planning Practice Note 30. 
The approach taken by the DTP ensures that potentially contaminated land is assessed at the appropriate time, that being when the land is intended to be subdivided and developed in accordance with the future land uses outlined in the Development Plan. Assessment at this stage in the planning process ensures that the responsible authority and any other decision maker or authority will be satisfied that the land can be made suitable for a sensitive use. 
The application requirements in DPO34 integrate elements of the Environmental Audit Overlay, including the preparation of a PRSA confirming that an environmental audit is not required. The deliberate drafting of these application requirements ensures that the potential impact and risk of any contamination is not only identified but ensures that the appropriate mitigation measures are enacted to address and remediate any such contamination prior to a sensitive use being established on a given site. 
The EPA’s feedback has been implemented into the draft amendment. 
Ministerial direction 11 - Strategic assessment of Amendments 
The draft amendment complies with Ministerial Direction 11 (MD11). 
This direction seeks to ensure a comprehensive strategic evaluation of a planning scheme amendment. This explanatory report addresses the requirements outlined in this direction. 
Ministerial direction 19 – ministerial direction on the preparation and content of amendments that may result in impacts on the environment, amenity and human health
The DTP has sought the Environment Protection Authority’s (EPA) advice as part of the agency validation phase of the draft amendment. The DTP has worked together with the EPA during the agency notification phase prior to the exhibition of this draft amendment and has updated controls relating to managing adverse amenity impacts, noise sources, soil management requirements and managing potentially contaminated land. 
The EPA provided feedback to the DTP on the appropriate planning tool to manage adverse amenity impacts in the BREP. The DPO34 requires potentially contaminated land assessments to be completed for specific uses to address land compatibility. It also requires a sodic and dispersive soils assessment for the precinct at development plan stage. This will inform whether a management plan is required. 
Ministerial direction 22 – Climate change considerations
The amendment supports climate resilience and emissions reduction, both directly and indirectly. The BREP will provide opportunities for employment, consistent with the precinct’s designation as a regionally significant employment precinct. The BREP is an employment precinct with no residential land. Nonetheless, future development plans will address these elements, notably, active transport, access to services, climate resilient locations and high-quality public realm and open spaces. 
The DTP commissioned Hip V Hype to prepare a Sustainable Development Opportunity Report for the BREP. The result of this has led to a sustainability vision and provisions within the DPO34 and planning scheme ordinance, which are informed by four focus areas, zero carbon, climate resilience, circular economy, leadership and governance. In addition, the report provides best case examples of similar precincts throughout Australia which can inform the future design of the BREP development Plans. The requirement for ESD Assessment at the development plan stage will ensure for compliance with the relevant clauses of the VPP.  
The draft DPO34 amendment package and bushfire assessment were prepared in consultation with the CFA. Future development plans will be required to provide bushfire management plans and landscape protection measures to ameliorate the impacts of bushfire through the site. The provisions within DPO34, will ensure that flood risk and mitigation measures are addressed at the development plan stage. 
The DPO34 and concept plan generally meets the requirements in responding to urban heat. This will be managed through retaining canopy trees and providing open space. 
How does the amendment support or implement the Planning Policy Framework and any adopted State policy?
The draft amendment supports the implementation of the Planning Policy Framework through the following means:
· Clauses 11.01 Victoria, 11.02 Managing Growth, 11.03 Planning for Places – the draft amendment facilitates the orderly planning and delivery of employment land through preparation of a DPO to direct how the precinct will accommodate growth, and the relevant infrastructure required to support growth. This draft amendment facilitates the supply of land for industrial, commercial and community uses. Plan for Victoria is listed as a policy document to consider, with Bendigo listed as one of the major regional cities. Clause 11.01-1S (Settlement) outlines a strategy to provide convenient access to jobs, services, infrastructure and community facilities, with a focus of investment and growth in major regional cities, including Bendigo. Clause 11.01-1S lists Plan for Victoria (Department of Transport and Planning, 2025) as a policy document to consider. The BREP is identified as one of the employment precincts for Bendigo in the future. The amendment will contribute to approximately 3,000 new jobs and these jobs will contribute to providing jobs close to where Victorians live. 
· Clause 13.02 Bushfire Planning – The draft amendment has responded to the requirements of Clause 13.02 (Bushfire) of the Planning Policy Framework by requiring the preparation of a Bushfire Management Plan as part of DPO34. 
· Clause 13.04-1S Contaminated and potentially contaminated land - The amendment responds to this clause as described earlier in this report.
· Clause 17 Economic development – The draft amendment will provide for up to 3,000 jobs within commercial and industrial areas that will contribute to economic growth in the region. 
· Clauses 17.01 Employment, 17.02 Commercial, 17.03 Industrial – The draft amendment plans for an employment precinct which collectively contribute to the employment opportunities and local services available to future and existing residents. The draft amendment will rezone land to INZ1 which will support provision of sufficient industrial land to meet a range of industrial needs in Bendigo, including small to medium sized industry.
· Clause 18.01 Land Use and Transport, Clause 18.02 Movement networks - The draft amendment outlines high level expectations for a transport network that is well-integrated with the existing surrounding network. This will be supported by an interconnecting network of connector roads, shared paths and bicycle and pedestrian paths to further detailed at the master planning and permit stage of delivery.
· Clause 19.03 Development infrastructure – The amendment will implement the mechanism to collect developer contributions to fund or deliver infrastructure. 
How does the amendment support or implement the Municipal Planning Strategy?
The amendment supports the implementation of the Municipal Strategic Statement by responding to the following Clauses:
· Clause 02.03-1 Settlement – the draft amendment provides for significant opportunities for employment and economic growth through rezoning land for employment purposes and application of a DPO to direct land use and development in the precinct. 
· Clause 02.03-2 Environmental and landscape values – the draft amendment protects biodiversity through requiring future development to consider stormwater drainage to Reduce the amount of runoff from urban development and improve the quality of stormwater runoff entering waterways. 
· Clause 02.03-3 Environmental risks and amenity – the draft amendment includes provisions to manage risk from bushfires and flooding.
· Clause 02.03-5 Built environment and heritage – the draft amendment will create a built environment with active transport and a visually appealing environment. 
· Clause 02.03-7 Economic Development – the draft amendment supports ongoing employment and economic development in the Bendigo region including providing an adequate supply of industrial land that meets the needs of different industries. The draft amendment will focus new industrial development adjacent to major transportation routes and infrastructure assets. 
· Clause 02.03-8 Transport – the draft amendment will set out the high-level transport network for the precinct, with detailed integrated transport networks to be prepared at the development plan preparation stage. The draft amendment will support compatible land uses that will not negatively impact the future surrounding residential uses. 
· Clause 02.03-9 Infrastructure – the draft amendment will outline key infrastructure required for the precinct and relevant funding mechanism to development of the precinct is aligned with the delivery of necessary infrastructure.
Does the amendment make proper use of the Victoria Planning Provisions?
The draft amendment makes propose use of the Victorian Planning Provisions. The draft amendment will rezone land in the precinct to IN1Z.  The combination of the IN1Z and DPO will direct land use and development in an appropriate manner for the delivery of the precinct. 
How does the amendment address the views of any relevant agency?
The amendment has been prepared in consultation with the relevant agencies including: 
· Country Fire Authority
· Coliban Water
· City of Greater Bendigo
· Environment Protection Authority
· Department of Energy, Environment and Climate Action
· Department of Jobs, Skills, Industry and Regions
· Dja Dja Wurrung Clans Aboriginal Corporation
· North Central Catchment Authority
· Regional Development Victoria
Does the amendment address relevant requirements of the Transport Integration Act 2010?
The DTP in itself and acting as a planning authority is an ‘interface body’ under the Transport Integration Act 2010. Under section 25 of that Act: 
(1) An interface body must have regard to the transport system objectives when exercising powers and performing functions under any interface legislation which are likely to have a significant impact on the transport system. 
(2) An interface body must have regard to the decision making principles in making decision under any interface legislation which are likely to have a significant impact on the transport system. 
The amendment is not likely to have a significant impact on the transport system at a local level. It is noted however that DPO34 will require the preparation of further transport impact assessments as part of preparation of the development plan. 
The proposed additions and changes to the existing transport system in and surrounding the BREP area will meet the transport system objectives by:
· Providing for an interconnected road system that responds to the likely level of use generated by the precinct and hence facilitating investment in to a planned employment precinct. 
· Transport development infrastructure provided for via a Section 173 Agreement will be provided as sufficient demand arises for the relevant infrastructure items and provides the opportunity for the efficient construction of items concurrent with subdivision and development. 
· Involving relevant government bodies involved in the provision of transport infrastructure and services in the decision making process of the amendment.

[bookmark: _Hlk193114501]How does the amendment have regard to the principles set out in the Yarra River Protection (Wilip-gin Birrarung murron) Act 2017 in relation to Yarra River land and other land, the use or development of which may affect Yarra River land?
Not applicable as the amendment will have no impact on the Yarra River.
Resource and administrative costs
What impact will the new planning provisions have on the resource and administrative costs of the responsible authority?
The draft amendment will require the responsible authority to assess and approve a development plan for the precinct, as well as any subsequent amendments to the development plan if proponent led. 
The DPO34 will facilitate the orderly and proper planning of the area and appropriately allows for a reduction of notice provisions for future planning permit applications. On this basis, the draft amendment is expected to have minimal impact on the resources and administrative costs of the responsible authority.


Attachment 1 – Mapping reference table
	Location 
	Land /Area Affected
	Mapping Reference
	Address
	Proposed Zone changes
	Proposed Overlay changes
	Proposed deletion changes

	Bendigo Regional Employment Precinct
	The entire precinct identified in Map 1. 
	C296gben Map No. 5 and 6
	Numerous 
	Rezone from FZ to IN1Z
	
	 

	Bendigo Regional Employment Precinct 
	The entire precinct identified in Map 1. 
	C296gben Map No. 5 and 6
	Numerous
	
	DPO34
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