
Strathbogie Shire Council                                                                                                                                            22/11/16 
Planning Committee Meeting 

   

 

 
 
 

STRATHBOGIE SHIRE COUNCIL 
 

PLANNING COMMITTEE 
 

AGENDA 
 
 

 MEETING TO BE HELD ON TUESDAY 22 NOVEMBER 2016 
 

AT THE EUROA COMMUNITY CONFERENCE CENTRE 
 

COMMENCING AT 4.00 P.M. 
 

 
 

Councillors:  Malcolm Little (Chair)    (Hughes Creek Ward) 
   John Mason    (Seven Creeks Ward)  
   Amanda McClaren   (Lake Nagambie Ward)  

Kate Stothers    (Honeysuckle Creek Ward) 
Debra Swan    (Lake Nagambie Ward)  

   Alistair Thomson   (Mount Wombat Ward) 
   Graeme (Mick)Williams  (Seven Creeks Ward)  
 
 
 

Officers:  Steve Crawcour - Chief Executive Officer 
Phil Howard - Director, Sustainable Development 

 Emma Kubeil – Manager, Sustainable Development 
 Cameron Fraser – Principal Planner 
 Roy Hetherington - Director, Asset Services 
 David Roff – Acting Director, Corporate and Liveability 
 Caroline Wallis - Group Manager, Corporate and Liveability 
  

 

 
Business: 
 
1. Welcome 
 
2.     Acknowledgement of Traditional Land Owners 
  

‘I acknowledge the Traditional Owners of the land on which we are meeting.   
I pay my respects to their Elders, past and present, and the more recent 
custodians of the land’ 

  
3. Apologies 

 
4. Confirmation of Minutes of the Planning Committee meeting held on  

Tuesday 23 August 2016 



Strathbogie Shire Council                                                                                                                                            22/11/16 
Planning Committee Meeting 

   

 
 

5. Disclosure of Interests 
 
6. Planning Reports 
 
7. Other Business 
 
 

 
 
 
 
 
 
 
 
 
 
Steve Crawcour 
CHIEF EXECUTIVE OFFICER 
 
 
 
16 November 2016 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

An audio recording of this meeting is being made for the purpose of verifying the 
accuracy of the minutes of the meeting, as per Local Law No. 1 - Meeting Procedure 
(2014) or as updated from time to time through Council Resolution 
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PLANNING COMMITTEE REPORTS INDEX 

 

 

 
Planning Committee Reports 
 

 
6.  Planning Reports 
 

 Report No. Application 
No. 

 

Purpose of Application Location Page 

 
7.  Other Business 
 

7.1 
(MSD-EK) 

Strathbogie Planning Scheme Amendment C75 1 

7.2 
(DSD-PH) 

Planning Applications Received 
- 17 August to 15 November 2016 
 

20 
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PLANNING COMMITTEE REPORT NO. 1 (MANAGER, SUSTAINABLE 
DEVELOPMENT - EMMA KUBEIL) 

 
7. OTHER BUSINESS 
 
7.1 Strathbogie Planning Scheme Amendment C75 

 
Report description 
Request to seek approval to adopt Amendment C75, and submit to the Minister 
for Planning for approval and incorporation into the Strathbogie Planning 
Scheme.   
 
Author & department 
Manager, Sustainable Development / Sustainable Development Directorate 
 
Disclosure of conflicts of interest in relation to advice provided in this 
report 
The author of this report and officers/contractors providing advice in relation to 
this report do not have a direct or indirect interest, as provided in accordance with 
the Local Government Act 1989. 
 
Summary 
Spiire Australia, on behalf of Gervale Nominees, submitted a planning scheme 
amendment for land at 357 Habel Road, Nagambie. This request was allocated 
amendment number C75. 
 
Amendment C75 proposes to rezone approximately 30 hectares of land at 357 
Habel Road, Nagambie from Farming Zone to Industrial 1 Zone and apply a 
Development Plan Overlay to the proposed area. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Conditional authorisation was granted on the 6th July 2016 under section 8A of 
the Planning and Environment Act 1987 (the Act). 
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7.1 Strathbogie Planning Scheme Amendment C75 (cont.) 
 
 
Following consultation with DELWP, changes were made to the Explanatory 
report in relation to;-  

 consultation with relevant authorities,  

 the removal of the proposed Local Planning Policy and replace with a 
Development Plan Overlay (DPO),  

 consideration of the existing uses of one adjoining property; and  

 the significance of an old dwelling in the south east corner of the subject 
site. 

 
As at the 5th August 2016, notification was sent to the Minister for Planning 
advising that Amendment C75 had been prepared and would be exhibited from 
1st September to 30th September 2016. 
 
As at the close of business 30th September, submissions had been received from 
the following: 

 Goulburn Broken Catchment Management Authority (no objection, 
comments only) 

 Goulburn Valley Region Water Authority (no objection, comments only) 

 Goulburn Murray Water (no objection, comments only) 

 VicRoads (no objection, comments only) 

 Spiire on behalf of Gervale, the Applicant (recommendations to the DPO) 
 

Having reviewed and considered all submissions, changes have been made to 
the DPO and are supported and considered appropriate by Council’s planning 
officers.  These changes can be read within the background section of this report 
and the attached ‘track change’ version of the DPO. 
 
 

 
RECOMMENDATION’ 
 
That Council; 
 
1. Adopt and endorse the Officer comments in Table 1 of the 

attachment as Council’s position;  and 
 
2. Submit adopted Planning Scheme Amendment C75 as per attached 

documents to the Minister for Planning to approve and incorporate 
into the Strathbogie Planning Scheme, pursuant to Section 31(1) of 
the Planning & Environment Act 1987. 

 

 
 

Background 
Request to amend the planning scheme 
Spiire Australia, on behalf of Gervale Nominees, made a request for a planning 
scheme amendment at 357 Habel Road, Nagambie. This request was allocated 
amendment number C75. 
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7.1 Strathbogie Planning Scheme Amendment C75 (cont.) 
 
 
Given the significant size of the land proposed to be rezoned, which will double 
the extent of industrial land in the shire, it was considered an appropriate time to 
introduce a local planning policy relating to Industrial design guidelines as part of 
this amendment.  In consultation with the Department of Environment, Land 
Water and Planning (DELWP) it was determined that a Development Plan 
Overlay (DPO) would be of better assistance to guide the development of the 
subject site.  
 
Amendment C75 proposes to rezone approximately 30 hectares of land at 357 
Habel Road, Nagambie from Farming Zone to Industrial 1 Zone and apply a DPO 
to the subject site. 
 
Key strategic framework 
The Strathbogie Shire Industrial Land Study 2008, a reference document to the 
Strathbogie Planning Scheme, identifies the need for more industrial zoned land 
in the municipality to allow for the expansion of industrial activities.  Specifically, it 
projects the need for a minimum of 20 hectares of additional industrial land within 
Nagambie and Euroa over a 15 year period.  Since Council adopted this policy, 
no industrial land rezonings have been undertaken.  
 
Currently, Nagambie has one industrial zoned area, which is located on the south 
side of Ballantynes Road and abuts the railway line to the west.  The existing 
area of Industrial land supply in Nagambie is approximately 13 hectares.  
 
The study identifies the subject site as one of three potential industrial locations in 
Nagambie. All three of the locations identified were located adjacent to 
Nagambie’s existing industrial area. The subject site was ranked as the third most 
preferable location, with the first and second ranked locations being to the 
immediate south and east of the existing industrial area respectively. The 
rankings were based on various factors, including land undulation, proximity to 
existing industrial areas, access to a major road, landowners support, conflict with 
residential growth areas, access to services, size, location within the urban 
boundary and buffers from residential areas.  
 
The subject site has many positive attributes as an industrial area. This includes 
its location opposite the existing industrial area, its location adjacent to the railway 
line and station which provides a buffer from the residential area to the west, no 
planned residential growth to its east or south, access to reticulated water and 
sewerage and its overall large size.  A key negative attribute of the site is that 
trucks would have to drive through the main street of Nagambie to get onto the 
freeway.  However this is the case for all three of the potential sites.  It is noted 
that this site partly achieved a lower preference because of the lack of landowner 
interest, which is no longer correct give the subject site has changed ownership. 
 
The Nagambie Growth Management Strategy 2008, another reference document 
to the Strathbogie Planning Scheme, also identifies the need for more industrial 
land in Nagambie.  It also recommends the rezoning of the area identified in the 
Strathbogie Shire Industrial Land Study 2008.  The strategy identifies all of the 
land at 357 Habel Road as a future residential growth area, along with five other 
areas all around the town.  Even with this industrial development, the northern 
part of the land could be rezoned for residential purposes in the future if needed.   
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7.1 Strathbogie Planning Scheme Amendment C75 (cont.) 
 
 
This is because there is ample room to provide a buffer area between the 
industrial area and any future residential area to its north.   
 
The Industrial Land Study and Nagambie Growth Management Strategy were 
formulated from extensive community consultation.  Both the study and strategy 
give support for Amendment C75 
 
Demand for industrial land 
As identified in the Strathbogie Shire Industrial Land Study 2008, in 2008 there 
was only 4 hectares of vacant industrial land in the shire.  The study identifies the 
critical need for more industrial zoned land in the municipality to allow for the 
expansion of industrial activities.  Without it, existing businesses have very limited 
opportunity to expand and new businesses are likely to set up in other Shires.  
 
This amendment is also considered to be vital to the economic growth of the 
municipality and subsequent sustainability of the organization and Shire (refer to 
Economic Implementations section) 
 
Alternative options 
Council may choose not to adopt Amendment C75 and abandon the Amendment. 
 
Risk management 
The author of this report considers that the proposed amendment will assist in the 
growth of the shire through the creation of new businesses and jobs.  The 
potential risk of not adopting the proposed amendment is stagnated growth, 
financial loss and damage of reputation for the municipality.   
 
Strategic links – policy implications and relevance to the Council Plan 
The amendment is consistent with Council’s planning policies, as previously 
outlined in this report and also outlined in the attached Explanatory Report. 
 
The amendment is also consistent with the strategic intent of the Council Plan;- 
Vision: - A Shire that drives and supports investment, population growth, shared 
wealth and wellbeing.  Notably Goal 5;- Encourage investment and development 
into the Shire by having a responsive and proactive business development culture 
(Industry, Business and Investment) and Goal 2;- To promote and enhance the 
natural and built environment for current and future generations. 
 
Best value / National Competition Policy (NCP / Competition and consumer 
Act 2010 (CCA) implications 
The report is consistent with Best Value, National Competition Policy and 
Competition and Consumer Act requirements  
 
Financial / budgetary implications 
This is a proponent driven amendment.  Thus, the majority of costs are borne by 
the applicant.  Council costs, e.g. officers’ time, is adequately covered in the 
existing operation budget.  
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7.1 Strathbogie Planning Scheme Amendment C75 (cont.) 
 
 
Economic implications 
The proposed amendment will have positive economic benefits for the shire and 
the broader community.  There is an identified need to provide more industrial 
zoned land to retain and attract businesses.  This will provide for flow on 
economic benefits to the broader community, including through the creation of 
jobs. 
 
This amendment is of state significance, considering the potential job creation 
into the future (possible 200-300 jobs) based on the location in relation to 
Melbourne and links to two major freeways, railway lines and a regional airport.  
 
Costs relating to the industrial development would be required to be borne by the 
proponent.  This includes the upgrading of roads, construction of a retarding 
basin (if appropriate) and provision of other services.   
 
Environmental / amenity implications 
Overall, the site is appropriate for industrial land use, as amenity impacts are 
limited due to the nature of the adjoining land uses and opportunities to contain 
impacts within the site.  Specifically, the adjoining railway line provides a 
significant buffer from the township. 
 
The site is not known to have any particular significant environmental attributes, 
having been cleared and used for agricultural purposes with very limited 
vegetation remaining.  This land is not located in a special water supply 
catchment under the Catchment and Land Protection Act 1994.  
 
The subject site, it is not a designated area of potential cultural heritage 
significance under the Aboriginal Heritage Act 2006 and Aboriginal Heritage 
Regulations 2007. 
 
Community implications 
The proposed amendment will have positive benefits for the shire and broader 
community, given that it will lead to the creation of new jobs and business 
opportunities. 
 
Victorian Charter of Human Rights and Responsibilities Act 2006 
The report does not limit any human rights under the Victorian Charter of Human 
Rights and Responsibilities Act 2006. 
 
Legal / statutory implications 
The process of amending the planning scheme is governed by the Planning and 
Environment Act 1987.  Final approval is given by the Minister for Planning. 
 
Consultation 
Consultation is a mandatory part of the standard planning scheme amendment 
process and has been undertaken by Council Officers in accordance with the 
requirements of the Planning and Environment Act 1987.  This includes a public 
exhibition process involving both the general public and relevant authorities. 
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7.1 Strathbogie Planning Scheme Amendment C75 (cont.) 
 
 
Attachments 
1. Summary table of authority and officer comments 
2. Instruction sheet 
3. Explanatory report 
4. Schedule 5 to the Development Plan Overlay (DPO5) 
5. Zoning and Overlay maps 
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Planning Scheme Amendments C75 – Table 1  
 

Referral Authority Submission Points Officer Comments 

GMW 
21 September 2016  

GMW has no objection to Planning Scheme Amendment C75. Noted 

GMW would suggest that a separate Stormwater a separate Stormwater 
Management Plan be required for the whole site as a separate requirement 
to the Environmental Management Plan.  

This is a requirement within the proposed 
Development Plan Overlay 

VicRoads 
(received 3rd 
October 2016) 

VicRoads have advised that the amendment is supported subject to the 
preparation of a development plan that has adequate regard to traffic 
access impacts.   
 
VicRoads would like an additional sentence added to dot point two i.e. – 
including any mitigating works require in the Goulburn Valley Freeway 
where new access is proposed to the Freeway. 
 
VicRoads would like to add an additional dot point to the Environmental 
Management Plan stating: - Noise impact on any sensitive uses from any 
new access to the Goulburn Valley Freeway to be ameliorated. 
 
 
 
 
 
 
 
 
VicRoads also commented on the Infrastructure provision plan.  VicRoads 
stated to include VicRoads as an approval authority for this plan. 
 
In addition, VicRoads have made comment to amend the Explanatory report 
to include the wording the desire for an additional future interchange to the 
Goulburn Valley Highway for Nagambie rather than be specific to a location. 

Noted and wording included with applicant 
consent. 
 
 
Noted and wording included with applicant 
consent 
 
 
Noted: an environmental management plan 
has been omitted, however this requirement 
from VicRoads will be satisfied via the 
application requirements for use of land under 
the Industrial zone. i.e. An application to use 
land for an industry or warehouse must be 
accompanied by the following information, as 
appropriate; - The likely effects, if any, on the 
neighbourhood including: Noise levels, etc. 
 
 
VicRoads are not the local road authority, 
therefore we deem this not necessary to be 
added. 
 
In relation to the Explanatory report wording, 
Council is comfortable to amend the wording in 
accordance with the suggestion. 
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Goulburn Valley 
Water 
12 September 2016 

The corporation appreciated the opportunity to comment on the amendment 
and advised that they have no objection. 
 
The corporation noted the existing water and sewer service district and that 
augmentation works would be required for additional servicing. 

Noted: comments have been forward to the 
applicant for addressing at 
development/subdivision stage. 

  

  

Department of 
Environment Land, 
Water and Planning 
(DELWP) 
5th October 2016 
 

DELWP has considered the application and offers no objection to the 
proposed amendment. 

Noted  

  

  

  

  

Goulburn Broken 
Catchment 
Management 
Authority 

The GBCMA did not object to the proposal, but instead provided 
commentary in regard to flood levels for the area and how access could 
potentially be addressed through internal roads with culverts or through 
similar changes on Habel Road. 

Noted 
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Planning and Environment Act 1987 

STRATHBOGIE PLANNING SCHEME 

 
AMENDMENT C75  

 
INSTRUCTION SHEET 

 
The planning authority for this amendment is the Strathbogie Shire Council.  

The Strathbogie Planning Scheme is amended as follows: 

Planning Scheme Maps 

The Planning Scheme Maps are amended by a total of two attached map sheets. 

Zoning Maps  

1. Amend Planning Scheme Map No 21 and 22 in the manner shown on the one attached map 
marked “Strathbogie Planning Scheme, Amendment C75”.   

Overlay Maps  

1. Amend Planning Scheme Map No 21DPO and 22DPO in the manner shown on the one 

attached map marked “Strathbogie Planning Scheme, Amendment C75”.   

Planning Scheme Ordinance 

The Planning Scheme Ordinance is amended as follows: 

1.  In Overlays – Clause 43.04 insert a new Schedule 5 in the form of the attached document. 

End of document 
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PLANNING COMMITTEE REPORT NO. 2 (DIRECTOR, SUSTAINABLE DEVELOPMENT - 
PHIL HOWARD) 
 
 
 
7.2 Planning Applications Received 
 - 17 August to 15 November 2016 
 
 Following are listings of Planning Applications Received for the period 17 August to 

15 November 2016. 
 

RECOMMENDATION 
 
That the report be noted. 
 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

THERE BEING NO FURTHER BUSINESS, THE MEETING CLOSED AT ……..…. P.M. 
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*NB – ‘$0.00 in Cost of Works means either no development, endorsement of plans or amendment to 
the original permit 

 

 

 

 

Example Legend Description 

P2014-001 Planning permit application 

P2014-001-1 Proposed amendment to a planning permit 

 


