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1. Council Submission Summary

Mitchell Shire Council welcomes the opportunity to provide a submission on Planning Scheme 
Amendment GC55 and the Beveridge Central Precinct Structure Plan (PSP).   

Council supports the intent of Amendment GC55 and considers it to be consistent with and 
ongoing discussions held between Council officers and the Victorian Planning Authority (VPA). 

This submission requests various changes to the PSP and wishes to work through these 
issues with the Victorian Planning Authority (VPA), prior to any independent Planning Panel 
hearing should a hearing be deemed necessary.  These changes do not diminish Council’s 
support for Amendment GC55 and wishes to see the Amendment continue through the 
planning scheme amendment process in a timely manner.  

In summary, the key issues raised within this submission for Council are as follows: 

 The need for the Infrastructure Contributions Plan (ICP) to be prepared as early as
possible and prior to Ministerial approval being sought for Amendment GC55.

 Land valuations and costings associated with infrastructure items identified in the
draft PSP are sought as a priority.  This will assist in demonstrating that there is no
requirement for a supplementary levy to fund components of the local road network
indicated within Table 11 – Precinct Infrastructure Projects (PIP).

 Clarification around future management responsibilities associated with the Kelly
House.

 Deletion of any reference to applying the Residential Growth Zone and modifying the
minimum average dwelling density to 15 dwellings per hectare, not 16.5 dwellings.

 Ensure there is consistency between the approved Lockerbie North Development
Contributions Plan (DCP) and the Beveridge Central PIP, particularly with regard to
those infrastructure items identified for external apportionment within the Lockerbie
North DCP.
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2. Infrastructure Contributions Plan (ICP) & Precinct Infrastructure 
Plan (PIP) 

2.1 Summary 

Council’s strong preference is for an ICP to be prepared prior to the VPA seeking approval of 
Amendment GC55.  Without an ICP, Council cannot properly assess the ability to deliver the 
identified infrastructure projects or calculate the financial implications for Council as the lead 
agency in the PSP.  There is also uncertainty whether infrastructure items identified for 
external apportionment within the Lockerbie North DCP will be fully funded without an 
accompanying ICP. 

The Precinct Infrastructure Plan (Plan 11 and Table 7 within the PSP) indicates that ICP 
funding would be utilised to implement components of the local road network which would 
enable development.  Council provides in-principle support with this approach as it would 
deliver enabling infrastructure to facilitate development within a fragmented precinct.  
However, as not all of the road projects to be ICP funded are identified as standard levy 
transport construction allowable items (as per Table 3 in Annexure 1 to the Ministerial Direction 
on the preparation and content of infrastructure contributions plans), Council requests cost 
estimates to assess whether a supplementary levy is necessary to fund non-standard 
allowable items.  

Council officers are also of the understanding that the VPA may be considered preparing a 
global ICP which would incorporate costings across the Beveridge Central PSP and Beveridge 
North West PSP.  Such an approach would create an unnecessary level of complexity for the 
Beveridge Central PSP and subsequent ICP given that the timing of Beveridge North West 
PSP won’t occur concurrently and concerns could be raised around the nexus and equity of 
infrastructure items being identified as priorities during implementation.  There is also a greater 
level of acceptance amongst various stakeholders of the Future Urban Structure for Beveridge 
Central than Beveridge North West.  A simplified approach of preparing an ICP for Beveridge 
Central and identifying the items which require external apportionment from Beveridge North 
West PSP is recommended. 

Recommendations: 

1. Prepare an ICP for the Beveridge Central precinct prior to the finalisation of 
Amendment GC55. 

2. The ICP should be prepared for Beveridge Central only and avoid the global PSP 
approach. 

3. The VPA to provide land valuations and costings as early as possible to demonstrate 
that a supplementary levy is not required to fund non-standard allowable items (i.e. 
local road implementation). 

2.2 Other Precinct Infrastructure Projects (PIP) matters 

Recommendations: 

1. Remove RD05 (Lewis Street – Connector Road between Lithgow Street and 
Camerons Lane) as an item to be ICP funded.   
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Rationale: 
This section of road does not constitute enabling infrastructure as the timing of this 
item’s delivery will not impact upon the ability of other land parcels to develop and 
mainly consists of consolidated land ownership.  A preferable approach would for the 
infrastructure item of this section of Lewis Street to be considered as developer-
provided works as part of the normal subdivision process. 

2. Identify RD-PED01 (Lithgow Street and Hume Freeway pedestrian underpass
between Lewis Street and Spring Street) as being within the PSP area and included
as an ICP item with VicRoads identified as lead agency.

Rationale: 
The upgrade of Lithgow Street between the Hume Freeway and Stewart Street to an 
urban standard is identified as a DCP item within the Lockerbie North DCP.  15% of 
this project cost has been externally apportioned to Beveridge Central.  The pedestrian 
underpass should be included as part of the works to provide this link to an urban 
standard.  This would be consistent with Objective 27 of the PSP which is to “support 
the upgrade of Lithgow Street to facilitate a pedestrian link between the Beveridge 
Township and the broader Beveridge area” (p.11). 

3. Modify the description of ICP Item RD01 to categorise Camerons Lane as a primary
arterial rather than a secondary arterial.  Camerons Lane should have the potential to
accommodate 6 lanes in the long term to accommodate traffic generated as a result of
the Beveridge Interstate Freight Terminal (BIFT).

4. Include a signalised pedestrian / bicycle crossing at the intersection of Patterson Street
and Whiteside Street within the PIP and as an ICP item.

Rationale: 
The Lockerbie North DCP includes the construction of pedestrian signals at the 
intersection of Stewart Street and Kelly Street (refer to 98-IT08).  The intersection of 
Patterson Street and Whiteside Street is similar in nature and would provide for 
improved connectivity within Beveridge Central and the surrounding area, particularly 
as there is an existing linkage to this intersection on Council land within the abutting 
Mandalay Estate. 

5. Delete IN08 (Lithgow Street and Lewis Street intersection) which is a duplication of
IN02.

6. Provide clarification around the funding source for the intersection of Lithgow Street
and Spring Street.  Plan 11 should also show a roundabout at the intersection of
Lithgow Street and the Old Hume Freeway / southbound entry ramp as this intersection
is an existing developer obligation for the Mandalay Estate.  The provision of this
infrastructure item is trigger through an existing section 173 agreement between the
Mandalay developers and Council with the item to be provided at a later date when
traffic volumes on the southbound entry ramp exceed 600 vehicles per hour.
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7. Modify item number 59-SR04 to 98-OS06 to included reference to the approved
Lockerbie North DCP as opposed to the previous draft Beveridge North West DCP
which has no statutory weight.

8. Modify IN06 (Patterson Street and Rankin Street intersection) to be included as the
infrastructure items outside of the PSP and not within the Beveridge Central PSP.

Rationale: 
The physical location of IN06 (Patterson Street and Rankin Street intersection) is 
external the Beveridge Central PSP.  This infrastructure item needs to be re-
categorised accordingly and there should also be reference to the need for external 
apportionment from Beveridge South West PSP. 

There will also be a need to realign Rankin Street to protect the amenity of existing 
residents within the Mandalay Estate and to limit the visual impact of back fences 
abutting an arterial road.  This should occur through requiring detailed investigations 
into interface treatment through the Beveridge South West PSP. 

9. Allow for an interim T-intersection at Patterson Street and Whiteside Street.

10. Inconsistencies with the Lockerbie North DCP and the Beveridge Central PIP:

o 98-IT02 (Lithgow Street and Stewart Street intersection) – 85% of the project

cost for this item has been apportioned to the Lockerbie North DCP.  While the
Beveridge Central PIP excludes this item from ICP funding.  This should be
rectified and included as an ICP item with Council as the lead agency.

o The extent of RD01 (Camerons Lane between Patterson Street and Lewis

Street) and RD03 (Rankin Street between Patterson Street and Lewis Street)
should be extended to the Hume Freeway.  This would be consistent with 98-
RD04 (Rankin Street between Hume Freeway and Stewart Street) and 98-
RD05 (Lithgow Street between the Hume Freeway and Stewart Street) within
the Lockerbie North DCP.

Alternatively, there could be a notation indicating that the extent of these roads 
is to be funded through the Growth Area Infrastructure Contribution (GAIC) or 
other State funding which would then require the Lockerbie North DCP to be 
updated accordingly. 

o An interim roundabout at the intersection of Rankin Street and Spring Street is

identified as an infrastructure item within the Lockerbie North DCP (98-IT03)
which funds 85% of the project.  The intersection of Rankin Street and Lewis
Street is practically identical to this intersection, just on the western side of the
Hume Freeway, and it has been identified for an interim T-intersection
configuration.

Clarification is required for the difference in treatment and it is requested that a 
consistent approach be undertaken for these intersections. 

o Construction of Camerons Lane and Rankin Street – Lockerbie North DCP

funds the construction of Rankin Street up to the Hume Freeway while the
Beveridge Central PIP only includes Rankin Street construction up to Lewis
Street.  A similar situation also occurs along Camerons Lane.



Item 7.1 - Attachment 3 Mitchell Shire Draft Submission to Amendment 
GC55 - Beveridge Central Precinct Structure 

Plan 
 

MITCHELL SHIRE COUNCIL Page 24 

 
11. Provide indication that the infrastructure items identified within the approved Lockerbie 

North DCP for external apportionment will be fully met through the Beveridge Central 
ICP. 

 
12. Council is supportive of local roads being implemented through the ICP system 

provided that the road project delivers enabling infrastructure for future development 

that otherwise wouldn’t be provided due to fragmented ownership.  However, the 

following portions of local road projects identified within the PIP appear excessive 

and in each circumstance it should only be the intersections that are ICP funded with 

the road itself becoming developer works: 

o RD-04 – Lewis Street between Whiteside Street and Rankin Street. 

o RD-06 – Whiteside Street between Lewis Street and Hume Freeway. 

o RD-07 – Spring Street between Kelly Street and Rankin Street. 

2.3 Future Urban Structure 

Council is generally supportive of the land use arrangements and layout shown within the draft 

Future Urban Structure on page 8.  It is pleasing to see many key infrastructure items to 

support the broader population needs that have been subject to ongoing discussions between 

the VPA and Council factored into the proposed layout. 

The following changes are requested to the draft Future Urban Structure and the rationale for 

these requested changes are as follows: 

 Delete the residential walkable catchment and remove the Residential Growth Zone 

as well as modify the dwelling density average in Requirement 6. 

 

While Council is supportive of medium and high density in strategic locations which are close 

to services, facilities and transport connections, the application of a residential walkable 

catchment which would result in the Residential Growth Zone being applied to over half of the 

Beveridge Central precinct is excessive. 

 

The extent of the residential walkable catchment on the draft Future Urban Structure is clearly 

based on a broad brush approach rather than being site responsive.  To highlight this point, 

the following properties have been included within the residential walkable catchment:  

 

- 45 Arrowsmith Street – while in close proximity to the proposed Lithgow Street 

Convenience Centre, encouraging higher densities on land that will abut the Hume 

Freeway is questionable and it would also exacerbate the need for noise attenuation 

and appropriate interface treatments. 

- 27 Spring Street – presumably designated as residential walkable catchment due to 

the proximity of the proposed Lithgow Street convenience centre.  This is despite the 

subject site being separated from the rest of the catchment by the Hume Freeway.  
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Requirement 6 (p.15) specifies that the “subdivision of land must deliver an overall minimum 

average density of 16.5 dwellings per net developable” would provide a housing density not 

yet tested in the Beveridge market.  The strategic justification for this requirement is unclear.  

This requirement does not factor in market conditions nor due consideration of the likely 

development sequence which would see medium or high density development occur prior to 

the provision of services and facilities.  As such, the dwelling density should be decreased 

from an average of 16.5 dwellings to 15 dwellings per net developable hectare or alternatively 

reworded to form a guideline.     

 

 Remove the proposed Spring Street Local Convenience Centre  

 

The justification for a local convenience centre in this location and particularly on the eastern 

side of the Hume Freeway within the Beveridge Central precinct is unclear and questionable.   

 

A key factor for this rationale is that the proposed site would overlap with catchments of 

existing and planned commercial land.  There is existing land within the Commercial 1 Zone 

within the Beveridge township which could be encouraged to expand its services and the 

proximity of the proposed Spring Street local convenience centre could undermine the viability 

of existing land to expand.  The site is also within a 1km catchment of two future local town 

centres to be provided within the Lockerbie North PSP with each town centre providing a floor 

space of 9,000 square metres without requiring a planning permit. 

 

Another factor is that the Kelly House concept (Figure 1, p.18) also promotes the 

establishment of an interpretation centre and café.  Allowing retail at the proposed site of the 

corner of Rankin Street and Spring Street could also impact on the viability of a café or similar 

retail use establishing in a location that encourages visitors towards the Kelly House. 

 

Moreover, the provisions of the General Residential Zone, which is proposed to be the applied 

zone for the balance of the precinct, allows for discretionary retail land uses which could 

provide retail opportunities without requiring a third local convenience centre being 

designated.   

 

 Display the whole extent of the proposed PAO7  

The draft Future Urban Structure displays a portion of the proposed Public Acquisition Overlay 

(PAO) as it relates to land within the Beveridge Central Precinct.  While the full amendment 

documentation includes a relevant PAO map and associated ordinance to show the proposal, 

Council is of the opinion that the PSP could provide a greater presence of the proposed PAO 

and stronger linkages.  Specifically, the PAO should be shown in its entirety and a description 

should also be provided which specifies the process undertaken in identifying the land required 

and the requirements to ensure a future functional road network.  This matter was also raised 

as a concern by community members and affected landowners during exhibition.   

 Remove LP-04 and consolidate with LP-05 and / or LP-06 

The location of the above proposed local park raises the following concerns:  
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- Proximity of the land to the Hume Freeway and potential for poor amenity outcomes, 

- Overlapping of the 400 metre catchment of existing and proposed open space; and 

- Situated partly across a paper road which could be better utilised to provide for 

improved connectivity within the eastern portion of the precinct. 

As such the removal of this local park is sought.  The 1 hectare of open space that this would 

have provided should be utilised to expand LP-06 and / or LP-05 so as to not diminish the 

provision of open space but to provide more useable open space in strategic locations.  Refer 

to the figure below for a visual representation of the changes sought.   

Figure 1 – Requested changes to Plan 6 – Open Space 

Recommendations: 

1. Delete the residential walkable catchment and remove any references to the RGZ also 
modify Requirement 6 as discussed above. 

 
2. Remove the Spring Street Local Convenience Centre. 

 
3. Display the PAO7 mapping in its entirety. 

 
4. Remove LP-04 and consolidate with LP-05 and / or LP-06. 

-   
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3. Kelly House 

Council supports the recent State Government funding announcement to restore the Kelly 
House and the emphasis the Beveridge Central PSP places towards protecting and enhancing 
the Kelly House as well as the proposed establishment of a heritage trail that will display 
historic elements of the Beveridge township. 

It is pleasing to see a concept plan prepared that seeks to protect and enhance a key historic 
feature within this area.  Council offices have been advocating for a local park to abut the Kelly 
House to provide opportunities for the Kelly House to be activated by nearby public realm 
improvements and encouraging appropriate buffer distances from surrounding development.  
As such, the location of LP-05 abutting the Kelly House is strongly supported.   

While supporting the overall intent, Council seeks clarification to the extent of land which will 
become owned / managed by Heritage Victoria or similar entity as well as ongoing 
management responsibilities.  The recommendations specified in 3.1 and 3.2 highlight the 
matters to which clarification is sought. 

3.1 Figure 1 – Kelly House Concept 

Recommendations: 

1. Identify the responsibility and timing for the preparation of a Kelly House feasibility 
analysis. 

 
2. Reword general note 2 to clearly identify that the local park abutting the Kelly House 

and proposed visitor / interpretation centre will be credited / purchased through the 
relevant ICP.  The current wording is ambiguous and there needs to be clear 
guidance. 

 
3. Reword the description for the first item under the interpretive environment list by 

replacing “public open space” with “public area” to delineate that this doesn’t form 
part of the credited local park land.  

 
4. Include a notation that the traffic management and traffic safety measures for the land 

surrounding the conservation area are to be investigated at the time of more detailed 
planning for the proposed interpretation / visitors centre. 

 
5. Include a notation that a landscape master plan is required to be prepared for the site 

which could occur as part of the Kelly House feasibility analysis. 

 
6. Remove reference to exotic vegetation as native vegetation should be promoted.  

3.2 John Kelly’s Former House – design principles and guidelines 
appendix 

Recommendations: 

1. Provide clarification on the extent of land to be owned / managed by Heritage Victoria. 

2. Update the Kelly House concept as per the comments above. 

3. Revise and clarify the design principles and guidelines for the Kelly House. 

4. Revise the final guideline for Principle 1 to read the following: 
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 “Encourage the utilisation of digital media to provide interpretation information and
the promotion of the Kelly House”.

Rationale: 

This revision is sought as it is unclear who would be responsible for providing wifi onsite and 
how this would be monitored. 

Clarification is also sought with regards to how the following guidelines in Principle 4 would be 
triggered / considered when it is likely that future development would only require planning 
permits for subdivision and not buildings and works: 

 “Provide an interpretive design approach for the surrounding new development that
is complimentary in form, scale, detailing and materials to significant heritage
features, but is clearly complimentary in design.

 Avoid new development that distorts historic evidence by copying or reproducing
historical styles without reference to their original content” (p.67).

4. Draft Beveridge Central Precinct Structure Plan

The following sections provide Council’s submission to the specific detail within the draft 

Beveridge Central Precinct Structure Plan. The submission is provided in themes which are 

consistent with the draft Precinct Structure Plan.  

Council maintains the view that these matters can be worked through prior to finalising the 

PSP and the future request for Ministerial approval for Amendment GC55. 

4.1 Objectives 

Recommendations: 

1. Objective 3 should be expanded to include landscaping along any proposed acoustic

walls adjacent to the Hume Freeway and cross referenced throughout the PSP.

2. Objective 5 should be modified to read “Encourage built form and design layout that

demonstrates environmentally sustainable design principles” (bold emphasis added

for suggested wording).

3. Objective 10 should be simplified to read “encourage the protection of John Kelly’s

Former House (VHR940/HO4)”.  The current wording is unnecessarily complicated

and there are clear barriers to promoting a strong sense of place for the remnant

chimney until the future Hume Freeway interchanges are constructed.

4. Delete objective 14 as it does not constitute an objective instead it provides the

rationale for the location of the proposed Camerons Lane Local Convenience Centre.

5. As previously discussed in Section 2.1 of this submission, objective 27 supports a

pedestrian link along Lithgow Street between the Beveridge township and the

broader area but no formal mechanism for the delivery of the link has been identified.
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6. Delete objective 33 as it duplicates requirement 64 in relation to providing urban 

services to all lots. 

 

7. Expand objective 34 to make reference and consideration towards natural draining 

systems, including ground water. 

 

8. Modify the wording of objective 41 to reflect that the Beveridge Central PSP and 

Amendment GC55 supports the delivery of the upgraded Camerons Lane 

interchange through the proposed Public Acquisition Overlay, however, it doesn’t 

deliver the mechanism in terms of construction or funding apportionment. 

4.2 Land budget 

Recommendations: 

 

1. Delete the label “heritage reserve – post contact” from the legend on Plan 4 as it is not 

required and is difficult to distinguish from the “local sports reserve” label. 

 

2. There appear to be minor errors within the percentage calculations within Table 1 

which should be reviewed.  

4.3 Introduction 

Recommendations: 

1. Modify Plan 2 – Precinct features to show features which are within the Beveridge 

township which abut the Beveridge Central precinct.  Including, but not exclusive, to 

the following: 

a. The Beveridge Recreation Reserve, including the natural spring; and 

b. High points (i.e. Mount Fraser). 

 

The plan currently shows heritage places within the Beveridge Township and should 

also show additional features to reflect other key features. 

4.4  Image, character & housing 

 Recommendations: 

1. Requirement 1 should include a street tree average interval for the heritage trail to 

provide for streetscape amenity that encourages greater amenity and walkability along 

the trail. 

 

2. In certain locations across the Beveridge Central PSP the average density requirement 

of 16.5 dwellings per net developable hectare is not appropriate and doesn’t take into 

account market considerations.  For example, land which abuts the Hume Freeway or 

the proposed PAO7, will require interface treatment and buffer distances should be 
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encouraged to provide for noise attenuation and improved amenity impacts.  

Encouraging a minimum average density within such areas could result in poor urban 

design outcomes for future residents.  This requirement should be reduced to 15 

dwellings per net developable hectare or form a guideline rather than being mandatory. 

   

3. Guideline 6 should be expanded to encourage use of energy efficient / smart lighting. 

 

4. Guideline 10 which encourages medium / high density housing types within 400 metres 

of designated public transport routes should be reviewed to include consideration of 

proximity to services and facilities.  As previously discussed in Section 2.2 of this 

submission, there are instances where land within 400 metres of future public transport 

routes is not conducive to medium density development due to amenity factors.    

 

5. Requirements 11 and 12 should include reference to requiring landscaping along any 

acoustic walls to improve amenity and assist in attenuating noise impacts. 

4.5 Heritage and Beveridge self-guided heritage trail appendix 

 

Council is supportive of the heritage initiatives associated with the preservation and 

interpretation of the Kelly House as well as the recognition of the heritage trail connecting with 

the Beveridge township.  Council officers have been advocating for these matters during the 

preparation of the Beveridge Central PSP and endorses the inclusion within the exhibited 

documents. 

 

Recommendations: 

 

1. The heritage trail on Plan 5 (p. 16) should be modified to create a trail that aligns with 

heritage places within the Beveridge township and encourages pedestrian activity 

away from the intersection of Minton Street and Stewart Street which could present 

movement conflicts in the future. 

 

2. Include a notation for the heritage trail to read “Extent / alignment of heritage trail 

through the Beveridge township is indicative and will be informed by future planning of 

the township”. 

 

3. Relocate Guideline 12 (p.17) to the concept plan shown as Figure 3 as a general note 

and also include reference that the Heritage Overlay enables the potential for 

prohibited uses being permitted within this heritage place.   

 

4. Reword Requirements 13 and 16 which both relate to subdivision and development of 

land having appropriate sensitive interfaces to heritage places.  However, in most 

instances there would not be a planning permit required for buildings and works to 
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provide these requirements with statutory weight and to trigger the need for such an 

assessment to occur. 

 

5. Reword Requirement 14 – by replacing “be developed in accordance with the 

objectives of the overlay, and relevant state and local planning policies” with “provide 

an appropriate interface that does not detract from the heritage significance”.  This 

provides a more succinct approach with the same intent to the current wording.  

 

6. Delete Guideline 14 as this does not constitute a guideline.  This would be taken into 

consideration during the implementation of the heritage trail.  

 

7. Insert a new guideline that captures the intent for a varied pavement treatment along 

the heritage trail, this should also include wording for broader streetscape works that 

also consider street tree planting to promote improved amenity along the trail. 

 

8. Section 3.2.1 Heritage Trail and Section 4.5 – Beveridge self-guided Heritage Trail – 

areas of significance, make reference to the potential for two information / visitor 

centres being the Kelly House and the Post Office site.  Such references to the Post 

Office site should be deleted as such a site specific recommendation for a site external 

to the PSP cannot be enforced, also it is questionable whether a second information / 

visitors centre within Beveridge is viable given the proposed information / visitors 

centre at the Kelly House would be the priority.  It is also unclear who would be 

responsible for developing the information / visitors centre.  Delete all references to 

the Post Office site having potential for an information / visitors centre. 

 

9. Modify Figure 1 – Kelly House Concept through the following: 

a. Include a notation that the interpretive public open space (labelled as 1 in the 

concept) is not included within the overall open space amounts as this area 

would relate more to ancillary uses between the Kelly House and proposed 

information / visitor centre.  The ICP will need to clearly identify the extent of 

land to be credited / purchased through the ICP system, Council recommends 

that only land south of the Kelly House and the proposed information / visitor 

centre should be included as opposed to the entire area.  

b. Clarity is sought for who would be responsible for the Kelly House feasibility 

analysis and for monitoring traffic management.  Both initiatives are supported 

by Council and clarity around responsibilities and funding are sought. 

c. Include a notation that the concept plan is subject to the findings of the 

feasibility analysis and is a potential option.  This is consistent with the wording 

contained within Section 3.2.2. 

 

10. Section 4.6 – John Kelly’s Former House – design principles and guidelines: 
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a. Modify the final guideline for Principle 1 to reference that free wifi would be 

provided overtime and not in short – medium term. 

b. Clarify how the fourth and fifth dot points for Principle 4 would be triggered if 

surrounding development won’t necessarily require a planning permit for 

buildings and works. 

4.6 Open space 

Based on the estimated population yield of more than 10,193 residents within this PSP, there 

is a clear need for the delivery of active open space.  The active open space will also support 

the broader catchment and will be utilised by residents of the Mandalay Estate and future 

residents within the Beveridge North West PSP.  

The proposed location of the Sports Reserve (Item SR-01) is supported by Council.  The siting 

is in a strategic location with the proximity to the future local convenience centre, primary 

school and community facility as well as abutting Lithgow Street which provides a key gateway 

entrance through the existing road width and street tree plantings.  The location on the 

southern side of Lithgow Street also takes into consideration the likely sequencing of 

development and the need for development contributions to be collected to deliver the facility 

in a timely manner.  Upon receiving additional information from the VPA regarding land 

valuations, which would occur during the preparation of the ICP, consideration will be given to 

different implementation options.  

Council is pleased to see the inclusion of the construction of a 900 square metre sporting 

pavilion as an ICP item.  This was a key matter raised during agency consultation and it is 

considered that this will provide a community focal point within the PSP which will also support 

the broader catchment of existing and future residents. 

As previously mentioned in Section 2, the proposed Local Park (Item LP-04) provides minimal 

benefit as it creates a significant overlap of the 400 metre walkable catchments of other 

existing and proposed open space areas, particularly when considering the location of the 

existing Beveridge Recreation Reserve situated on the corner of Lithgow Street and Spring 

Street. 

Landowner submissions for the proposed active open space 

7.5 hectares of active open space is proposed to be located on the southern side of Lithgow 

Street which affects four (4) properties.  Submissions objecting to this proposed location have 

been received from all 4 property owners with the key issues being the impacts on existing 

built form, uncertainty around the timing of acquisition and seeking for the active open space 

to be relocated.  A submission was also received from an abutting landowner seeking 

confirmation that the proposed active open space will not be relocated with the intent of this 

submission being to confirm that the relevant property will not be nominated for future active 

open space. 

Following the receipt of submissions, there have been ongoing discussions with the affected 

landowners of the proposed active open space from Council officers and the VPA.  The 

discussions have been undertaken to provide additional information regarding the land 

acquisition process and potential compensation for when the land is sought to be acquired.  
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While these discussions may not resolve the submissions it has been opportunity to provide 

greater clarification regarding the impacts of the active open space. 

Despite the concerns raised by the landowners, the proposed location is recommended for 

Council support as it creates a community focal point by co-locating key land uses that will 

generate community demand in close proximity.  The proposed active open space is within 

400 metres of a future community facility and primary school as well as the future local 

convenience centre on both sides of Patterson Street.  Given the extent of land fragmentation 

across the precinct, it is difficult to locate the active open space without impacting multiple 

landowners while not affecting key landholdings that if developed for residential purposes can 

provide developer contributions which could ultimately assist with resolving the uncertainty 

around land acquisition timeframes. 

Recommendations: 

1. Retain the proposed Sports Reserve (Item SR-01) in its current location. 

 

2. Delete Local Park (Item LP-04) with the provision of land used to increase the size of 

LP-05 and / or LP-06. 

 

3. Insert a summary table of encumbered / unencumbered open space within the 

Beveridge Central PSP. 

 

4. Categorise Guideline 20 as a requirement and replace the word “should” with “must”. 

 

5. Modify Requirement 29 to encourage use of energy efficient / smart lighting.   

4.7  Community facilities 

Summary: 

The exhibited Beveridge Central PSP doesn’t include any content with regards to community 

infrastructure beyond including community infrastructure items within Table 7 – Precinct 

Infrastructure Plan.  Given that the PSP provides the strategic justification for items being 

funded through the ICP system, it would be prudent for the PSP to clearly outline the provisions 

of community infrastructure to service the future community and surrounding area. 

Council’s comments during agency consultation previously identified the need for the 

Community Infrastructure Assessment to be updated to reflect current dwelling and population 

forecasts.  The previous estimates were approximately 2,365 dwellings with a population yield 

of 6,500 – 7,000 people.  The exhibited Beveridge Central PSP estimates approximately 3,640 

dwellings (increase of over 1,200 dwellings) with a population yield of more than 10,193 people 

(increase of over 3,000 people).  Based on these increases, an update to the Community 

Infrastructure Assessment and needs analysis is still required and any recommendations will 

also need to consider the ‘Kindergarten Infrastructure Needs Assessment in Greenfield 

Growth Areas’ (MPA, April 2015) to ensure there is adequate provision for future residents 

within this area. 
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Additionally, the Background Report within the exhibited documentation makes no reference 

to the draft Community Infrastructure Assessment (ASR, January 2013).  This will be required 

to provide clear rationale and demonstrate the nexus for contributions towards community 

infrastructure items.  

The State Government recently announced funding of $3.74 million towards the Mandalay 

Community Facility through the Growing Suburbs Fund.  This funding, in addition with the 

Mandalay Estate developers community infrastructure obligation, will effectively deliver the 

Level 2 Community Centre as identified in Table 7 – Precinct Infrastructure Plan.  As such, 

further collaboration with the VPA and Council will need to occur during the preparation of the 

ICP to identify appropriate allocation of the contributions to support the future community.  

Council wishes to put forward modifying the title and description for Item CI01 to cover any 

contingencies for the Level 2 Community Facility and apportionment towards a future upgrade 

of the existing Level 1 Community Centre, situated along Lithgow Street.     

Recommendations: 

1. Insert content within the Beveridge Central PSP regarding provisions of community 

infrastructure and justification for external allocation.  The content should also 

recognise the demand upon community infrastructure and identify how this demand 

will be provided for. 

 

2. Update the Community Infrastructure Assessment to provide consistency with the 

revised dwelling and population forecasts.  The Assessment will also need to factor in 

any updated policies. 

 

3. Modify the Background Report to include a session which outlines the 

recommendations and rationale arising from the Community Infrastructure 

Assessment. 

 

4. VPA and Council to collaborate regarding Item CI01 during the preparation of the ICP, 

to allocate the contributions towards community infrastructure across the surrounding 

area. 

4.8 Town centres & employment 

Summary: 

There is strong support for the positioning of the Camerons Lane Local Convenience Centre 

adjacent to the Mandalay Estate Town Centre and providing a concept plan for this local centre 

in Figure 3. 

The justification for the Spring Street Local Convenience Centre is questionable and should 

be deleted.  There has not been an economic assessment prepared to support a retail centre 

being nominated for this location. The proposed site is not in a strategic location with regards 

to promoting a local walkable catchment or surrounding supporting land uses and it’s proximity 

to the Kelly House could impact on the viability of retail uses within the Kelly House surrounds 

as well as Commercial 1 Zone land within the Beveridge township which should be the priority 
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for future development.  Moreover, there is sufficient discretion within the Urban Growth Zone 

to consider such a land use without needing to apply the Commercial 1 Zone. 

 Recommendations: 

1. Delete all references to the proposed Spring Street Local Convenience Centre.

2. Modify Table 4 by replacing the location and ancillary uses description wording for the

Mandalay Estate Town Centre with the following wording (bold emphasis added):

a. “Located on the corner of Camerons Lane and Patterson Street west of the

precinct to service the community in Beveridge Central and Mandalay Estate.

The town centre is located in close proximity to a future State Primary School

and future Community Centre”.

3. Modify Figure 3 – Camerons Lane Local Convenience Centre Concept through the

following:

a. Third dot point – replace “townhouses” with “abutting residential development”.

b. Ensure the place making and design elements terminology aligns or makes

reference to the concept legend labels to avoid ambiguity.

4. Modify Guideline 23 – second dot point by replacing “medium and high density” with

“above ground” which is more consistent with the intent of the Commercial 1 Zone.

5. Modify Requirement 39 – by replacing “must not be visible from public areas” with

“must be screened from public areas” as the former is difficult and potentially

impractical to achieve.

4.9 Transport & movement 

Recommendations: 

Plan 8 – Street Network: 

1. Remove local road cross intersections to retain consistency with Guideline 30.

Excepting Patterson / Lewis midblock street and White Street (incorporate a

roundabout at this location) which are likely required for drainage purposes also.  The

cross intersections could be removed through modifying the way in which local

access streets are displayed in the plan.

2. Display the portion of land abutting the Hume Freeway between Lithgow Street and

Whiteside Street as a local access street – green link to improve amenity and provide

links to the proposed Lithgow Street Commercial Centre.
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3. Display local access streets as not intersecting with arterial roads to avoid any

confusion about direct connections.

4. 98-IT08 intersection of Stewart Street and Kelly Street.  Clarify location of the

pedestrian signals with the modifications to the street network resulting in Kelly Street

no longer connecting with Stewart Street.  It is unclear whether the pedestrian signals

would be relocated or retained in the current location.  Should be shown on Figure 1

– Kelly House concept (p.18) and Plan 9 – Pedestrian Signals in a consistent manner

to avoid ambiguity.

5. Clearly show Kelly Street no longer connecting with Stewart Street.  This should also

be shown in a consistent manner in the Future Urban Structure.

6. Include interim intersection / connection for Malcom Street / Lewis Street extension &

Camerons Lane prior to the Hume Freeway interchange being constructed.  Requires

inclusion within Plan 11 also.

Plan 9 – Public transport 

1. Modify to show off-road shared path abutting the Hume Freeway.

2. Modify the plan to show Lithgow Street as a bus capable road (other) between Spring

Street and Stewart Street.  This should occur to provide east-west connectivity that

was previously proposed to occur through Kelly Street (refer to Plan 8 – Public

Transport and Path Network within the draft agency consultation Beveridge Central

PSP, p.28) but has since been removed due to Kelly Street no longer intended to

connect with Stewart Street.

Other Transport & Movement matters: 

1. Seek modifications to the drainage service placement guidelines (Section 4.4).

2. Modify the Heritage Street cross section (p.61) through the following:

o Remove the swale drain proposed on the northern side of Kelly Street as it

would have an impact on future development / redevelopment opportunities

along the northern side which is within the Beveridge township.  It is also

unclear within the cross sections, whether the Heritage Street cross section is

also intended to apply to Spring Street with the swale drain proposed on the

eastern side.

o Delete the second note, relating to swale drain treatment providing an

interface treatment to the Beveridge township.  This would impose a limitation
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on development of land already within the Township Zone and may require 

frontage roads for Kelly Street and Spring Street which could become 

onerous.  

o In the first note, replace the wording “such as exposed concrete aggregate”

with to the satisfaction of Council.

3. Modify the Green Connector Street cross section (p.58) which relates to Lithgow

Street by including a note to the effect of “crossovers / direct access from Lithgow

Street will be limited and subject to the consent of the responsible authority”.

4. Modify Guideline 31 to encourage use of energy efficient / smart lighting.

 4.10 Biodiversity & threatened species 

Recommendations 

1. Include an introductory section (prior to the requirement and guideline) which

provides information including, but not exclusive, to the following:

a. Underlying geology and soils,

b. The Merri Creek system, including recognition that some of the area used to

be a natural swamp area,

c. Ecological Vegetation Class (EVC), Bioregion and conservation significance,

d. Nearby threatened ecological communities and species,

e. An explanatory note that expands on the previous approval process under the

Environment Protection and Biodiversity Conservation Act 1999 (EPBC Act)

as mentioned within Requirement 30.
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5. Planning Scheme Amendment Documentation 

5.1 Schedule 5 to Urban Growth Zone 

Recommendations 

1. Update Map 1 to Schedule 5 to Clause 37.07 in accordance with previously 

mentioned recommended changes to Plan 3 – Future Urban Structure. 

 

2. Delete the row relating to applying the Residential Growth Zone to the residential 

walkable catchment from Table 1: Applied zone provisions within Clause 2.2 (Applied 

zone provisions). 

 

3. Delete reference to the Spring Street local convenience centre within Table 2: Use 

within Clause 2.5 (Specific provision – Use of land). 

 

4. Modify Clause 3.4 and Clause 4.9 to remove reference to the properties 62 Lithgow 

Street, 101 Lithgow Street and 5 Old Hume Highway, which are all external to the 

Beveridge Central PSP and to which the condition and application requirements will 

not be triggered as the properties will not be affected by the UGZ5.  

 

The Phase 1 Environmental Site Assessment prepared by LanePiper (dated 

September 2011) identifies potentially contaminated sites, with only one (being 55 

Lewis Street) within the Beveridge Central precinct while the other 3 sites are 

external to the precinct (being the CFA Satellite Fire Station identified as 62 Lithgow 

Street, Beveridge Primary School at 101 Lithgow Street and the hotel / tavern 

identified as 5 Old Hume Highway).   

 

5. Delete Clause 4.2 (Condition – Land required for community facilities) which is 

redundant because no community facilities are proposed within the PSP study area. 

 

6. Remove references to a Section 173 Agreement within Clause 4.5 (Condition – 

Subdivision and / or development affecting land containing a heritage place).  The 

only heritage place where subdivision and / or development could be proposed is the 

Kelly House.  Requiring a s173 agreement to be entered into as a permit condition 

appears to be onerous for both Council and an applicant and should be a 

discretionary matter for Council as the responsible authority at the time subdivision / 

development is sought.  

5.2 Explanatory Report 

Recommendations 

1. Update Map 1 within the explanatory report in accordance with previously mentioned 

recommendations to Plan 2 – Precinct Features. 
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2. Delete reference to inserting the Residential Growth Zone in accordance with 

previously mentioned recommendations from the sections “What the amendment 

does” and “Does the amendment comply with the requirements of any Minister’s 

Direction applicable to the amendment?”. 

 

3. Delete reference to the average density of 16.5 dwelling per net developable Hecate 

in accordance with previous recommendations from the sections “How does the 

amendment implement the objectives of planning in Victoria?” and “Does the 

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

the amendment?”. 
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AMENDMENT GC55 SUBMISSION SUMMARY & OFFICER RESPONSE 

# Details of Submission Council Officer Response 

1 

Impacts of the proposed PAO7, in relation to the Rankin Street southern 
ramps. 

VicRoads to respond 

Requests moving the infrastructure to the south to affect land in one 
ownership within Lockerbie North PSP. 

2 

Opposed to the location of active open space due to impacts on existing 
built form and ability to develop the land for urban purposes.  The active open space is proposed to be located in this area as it will provide 

a community focal point through co-location with key land uses and has also 
considered the likely sequence of development in this PSP.   

Request for timeframes on compensation / acquisition as to when Council 
will look to acquire the land. 

Seeks clarification on why vacant land or land within Mandalay hasn't 
been identified for active open space. 

Mandalay development is subject to an existing planning framework. 
Requiring a sports reserve within the Mandalay Estate is a significant change 
which is unlikely to be agreeable with all parties. 

3 
DELWP 

No objection. Nil 

4 

Opposed to the location of a local park (LP-02) due to the impacts this 
would have on being able to develop the land for urban purposes. 

Location is justified to support 400m walkable catchments for future 
residents. 

Intention to develop a dwelling on the affected land. Previous permit lapsed and such a proposal unlikely to be supported based 
on exhibited PSP. 

Local park should affect multiple adjacent owners. Disagree due to difficulties presented by fragmented landownership if the 
need for land to be acquired arises in the future. 

5 
Concerned about the amount of land comprising the local park on the site 
(LP-05) but willing to discuss. 

This local park is already under the preferred Council size of 1 ha.  Unlikely 
to support a further reduction and unclear how this would impact on the 
Kelly House concept. 
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6 

Opposed to the location of active open space due to impacts on existing 
built form and ability to develop the land for urban purposes. 

The active open space is proposed to be located in this area as it will provide 
a community focal point through co-location with key land uses and has also 
considered the likely sequence of development in this PSP.   

Request for timeframes on compensation / acquisition. Discussions occurring with affected landowners through the preparation of 
the ICP and public land valuations. 

Request for a meeting with affected landowners of the active open space. This occurred on 16 January 2017. 

Seeks clarification on why vacant land hasn't been identified for active 
open space. 

Context of the area will change as development occurs in the PSP and the 
land has been identified based on considerations of the likely sequence of 
development in this PSP. 

7 

APA Group 

Nearest High Pressure Gas Transmission Pipeline (HPGTP) is approx 1km 
east of Stewart St.  No potential for impact on the pipeline's operation 
therefore no comment from APA. Nil 

8 

Impacts of the proposed PAO7, in relation to the Camerons Lane diamond 
interchange. 

VicRoads to respond 

Requests moving the infrastructure to the north to affect land in one 
ownership within Beveridge North East PSP. 

9 

Opposed to the location of active open space due to impacts on existing 
built form and ability to develop the land for urban purposes. 

The active open space is proposed to be located in this area as it will provide 
a community focal point through co-location with key land uses and has also 
considered the likely sequence of development in this PSP.   
A portion of the site is also identified for future residential development. 

86 Patterson Street should be designated as residential on such a key 
intersection. 

Suggest vacant land on the northern side of Lithgow St would be a more 
strategic site and swapping the active open space with a local park. 

Context of the area will change as development occurs in the PSP and the 
land has been identified based on considerations of the likely sequence of 
development in this PSP. 

10 

Opposed to the location of active open space due to impacts on existing 
built form and ability to develop the land for urban purposes. 

The active open space is proposed to be located in this area as it will provide 
a community focal point through co-location with key land uses and has also 
considered the likely sequence of development in this PSP.   

Request for timeframes on compensation / acquisition. Discussions occurring with affected landowners through the preparation of 
the ICP and public land valuations. 
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Seeks clarification on why vacant land hasn't been identified for active 
open space. 

Context of the area will change as development occurs in the PSP and the 
land has been identified based on considerations of the likely sequence of 
development in this PSP. 

11 

Amend Plan 2 - Precinct Features to remove reference to areas of cultural 
heritage likelihood based on site assessment undertaken by Ecology & 
Heritage Partners.  Also remove objective 11 based on this assessment. Agree – consistent with evidence provided. 

Modify the minimum dwelling density from 16.5 dwellings per NDA to 15 
dwellings.  This is based around onsite conditions, market considerations 
and desire to avoid template block sizes.  Also remove the "residential 
walkable catchment" from the future urban structure as this designates 
applying the Residential Growth Zone. Strongly agree. 

A need to vary the cross section of Lithgow Street due to the constraints 
imposed by the Hume Freeway underpass (i.e. divided carriageway to a 
single carriageway prior to the proposed roundabout section at Lewis & 
Lithgow Streets). Agree. 

Amend Plan 8 - Street Network as there is a need for varying cross 
sections along Lithgow and Whiteside Streets. Agree. 

Local Access Street modifications including removing a four-way 
intersection and streets to straddle property boundaries not to run along 
them. 

Agree that cross intersections need to be reviewed – however, alternative 
approach could be to modify graphics in Plan 8. 

Provide flexibility for land abutting the freeway corridor in relation to 
cross sections to reduce impacts on NDA. Would require assessment from VicRoads.  To be reviewed. 

Amend Table 7 - Precinct Infrastructure Plan so that all local parks are 
included as infrastructure projects. Agree - consistent with the ICP framework. 

Identify the works required for further Lithgow Street upgrades and 
include those not being funded by other sources within the PIP. 

Agree. 

PAO could be revised to include opportunities for maintenance access via 
abutting local access streets. VicRoads to review. 
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High level costs to be undertaken to determine whether the full standard 
levy needs to be applied. 

Agree that costs should be undertaken - the Council view is more to clearly 
demonstrate that a supplementary item is not required for local road 
implementation. 

12 

DELWP (Environment) 

Replace wording to Clause 4.4 of UGZ5 to be consistent with draft 
protocol between VPA and DELWP Nil 

Update wording to Schedule to Clause 52.17 to reflect alterations to 
agreement between VPA and DELWP. Nil 

13 

VICROADS 

Include a clause that direct property access to the arterial network will be 
denied and should be via the connector road network Agree.  There is also a need to seek limiting direct property access to Lithgow 

Street. 

Include provision in the UGZ5 for noise attenuation to the satisfaction of 
VicRoads and at no cost to VicRoads. Nil 

14 

Impacts of the proposed PAO7, in relation to the Rankin Street southern 
ramps. VicRoads to respond 

Requests moving the infrastructure to the south to affect land in one 
ownership within Lockerbie North. 

Challenges the need for the property being affected. VicRoads to respond 

15 
Impacts of the proposed PAO7, in relation to the Camerons Lane 
interchange. VicRoads to respond 

16 

Department of Economic Development, Jobs, Transport and Resources 
(DEDJTR) 

Remove reference to the PPTN from Plan 9 and label Patterson Street and 
Camerons Lane / Minton Street as a premium bus route. 

Nil 

Include pedestrian movement considerations within the local 
convenience centre design guidelines. Agree 

Additional objective for development adjoining the freeway not 
impacting on the Principal Freight Network (PFN) and protecting urban 
amenity. Agree 
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17 
Whittlesea City Council 

 
No objections or changes requested. Nil 

18 

Melbourne Water 
 

Plan 10 - request for improved legibility, display of all Melbourne Water 
drains and deletion of a pipe which is not required. 

Agree 

Include additional requirement for lots to be filled above the 100-year 
flood level to the satisfaction of Melbourne Water. Agree - will only impact on the minority of properties 

Include specific reference that local drainage is to be constructed by 
developers in addition to the Development Service Scheme. Agree 

Referral provisions should also include land to the east of the Hume 
Freeway. Nil 

19 

Heritage Victoria 
 

Clarification on funding, construction and maintenance requirements of 
new road to the west and south of the Kelly House. 

Agree - submission seeks clarity on a number of issues for the Kelly House 
including around the feasibility analysis. 

Consideration of open space being aligned to a Heritage Inventory site on 
the east side of Stewart Street. 

Additional information required for the exact siting which appears to be 
external to the precinct and in Lockerbie North DCP. 

20 

Assurance that the proposed abutting active open space will not be 
modified. No relocation is recommended by Council officers. 

Items intended for the ICP appear to be excessive. Additional information would be required at the time of the ICP being 
prepared. 

 


