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E X E C U T I V E  S U M M A R Y  

In July 2003 Ratio Consultants was engaged by Moorabool Shire Council to undertake a review of residential 
growth in Bacchus Marsh, and to formulate a residential growth strategy. This study forms part of a wider Council 
review of its ‘Municipal Strategic Statement’ (MSS) to bring policy up to date with existing trends and to guide the 
future growth and development of the Shire.  

The principal objective of the study is: - 

“To prepare a detailed directional growth plan for the township of Bacchus Marsh and its surrounds which 
will enable the orderly and sequential development of housing forms based on the need to accommodate 
diverse lifestyle choices over a 15-201 year planning outlook”. 
(Study Brief, p.5). 

The subject report is the final report in a series of three and essentially includes a Planning and Implementation 
Framework to assist Council in managing the projected growth to 2030. 

PLANNING FRAMEWORK OVERVIEW 

An overall planning framework was developed to guide detailed structure planning.  The Planning Framework 
takes the form of a district level Structure Plan, defining major land use components and identifying issues that 
need to be addressed at detailed planning stage.  This approach ensures that planning of individual precincts or 
sub-precincts occurs in the context of a regional strategy, creating integrated developments and preventing ad 
hoc development. 

Whilst the layout of the Planning Framework is shaped by the physical and land use constraints and 
opportunities inherent to the Bacchus Marsh Township, the principles of urban form adopted in the Planning 
Framework reflect Council’s objectives for urban growth.  These objectives promote environmental, social, and 
economic sustainability principles, the major themes including: 

§ Preservation of the rural character of Bacchus Marsh; 

§ Creation of liveable communities that are fully integrated into existing communities, preventing isolated ad 
hoc developments; 

§ Encouraging provision of a range of housing; and 

§ Preservation and conservation of natural resources. 

The Framework Pan (refer Figure 1) shows how future growth areas can be structured in terms of 
neighbourhood precincts, in order to achieve creation of integrated communities.  This structuring includes the 
identification of neighbourhood cells are based on a 400m – 450m walkability catchment from a community focal 
point, such as a local shop, park, community centre. 

                                                
1 Subsequent discussions between Moorabool Shire Council and the Consultants has resulted in a revision of the planning 
outlook to extend to 2031. This change has been made to bring population and housing forecasts into line with Melbourne 
2030 and ABS census years.  
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Community Infrastructure 

Indicative Community Infrastructure requirements have been identified to assist the preparation of detailed 
structure plans for the new growth areas.  Sites for Primary Schools, Secondary Schools, community centre sites 
and neighbourhood centres and district playing fields have been identified on the Planning Framework Plan. 

Section 3.2 provides a detailed allocation to each growth precinct for these and other services.  However, these 
are intended as broad parameters only.  It is recommended that Council update its Social Plan to take into 
account the projected growth and to examine in detail capacities for existing infrastructure. 

Open Space Linkages 

The Strategic Framework Plan shows in schematic terms the broader open space system comprising river 
systems, park areas, and conservation areas and indicates new linkages to strengthen the Open Space 
Network, indicating where reserves are to be extended around river foreshores, escarpments, etc. 

Movement System 

The land release pattern proposed by the Consultants will ensure that road provision can be made in a 
sequential and cost effective manner.  The Planning Framework Plan (Figure 1) indicates proposed extensions 
to the road network.  It should be noted that arterial road extensions are generally in accordance with the 
recommendations of the GTA Bacchus Marsh Accessibility, Traffic Management and Parking Study (2003). 

With respect to public transport services, it is recommended that the Bacchus Marsh town centre bus service be 
extended to service new residential growth areas.  In addition, the Bacchus Marsh railway station may need 
upgrading to cope with additional commuter demand.  Furthermore, if Growth Precincts 3 and 3a develop in the 
long term it is recommended that Council investigate the potential for an additional localised railway station in the 
location of the Parwan sidings. 

With respect to pedestrian and cycleway, these should be extended within the growth areas to provide linkages 
to and within the Open Space Networks, as well as to provide linkages to key community destinations such as 
schools and neighbourhood centres and Bacchus Marsh Town Centre and the railway station. 

Servicing Infrastructure 

All servicing authorities indicate that existing servicing infrastructure reticulated sewerage, water, electricity and 
gas; and telecommunications can be readily extended and upgraded to cater for the projected growth. 

IMPLEMENTATION STRATEGY – MANAGEMENT OF GROWTH 

Staging of Residential Growth Corridors 

The Growth Strategy (refer Figure 2) represents the recommended staging plan for the release of land for 
residential development in logical and sequential growth fronts.  It essential that the recommended staging 
strategy is maintained in order to ensure efficient use of infrastructure and managed impact on the environment 
and social and community resources.  Any “leapfrogging” of the identified growth fronts should only be 
considered if the developer(s) can demonstrate that infrastructure services can be extended to adequately 
service new developments and that communities are planned of a sufficient size to be self sufficient in terms of 
community infrastructure, to prevent development of socially isolated communities. 
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Encouraging Urban Consolidation 

Council may wish to consider implementing any or all of the following mechanisms to encourage development of 
the existing Residential 1 sites: 

§ Putting in place outline development and developer contribution plans over in-fill areas in the short term to 
make subdivision a more realistic short term venture, in particularly for the smaller landowners, and to assist 
in streamlining planning approval processes; 

§ Putting in place rates incentives which may include increasing rates on vacant lots within the Residential 1 
zone and offering reduced rates over those vacant lots that have current subdivision approvals to assist with 
holding costs etc. 

Due to multiplicity of landownership it is also recommended that a Development Plan Overlay be put in place 
over the vacant sites within the existing Residential 1 zone to ensure the provision of an integrated planning 
framework. 

To ensure an appropriate range of housing is provided, including adequate provision for medium density 
development, it is recommended that Council take some or all of the following measures: 

§ Public education on housing needs to cater for the demographic characteristics of Bacchus Marsh; 

§ Development of a Neighbourhood Character Policy to provide guidelines to ensure quality development that 
is keeping with the character of the township.  This policy document could include developer’s incentives to 
encourage urban consolidation, particularly provision of aged person’s accommodation; 

§ Zoning the areas identified as urban consolidation Core as Residential 2 zone; and 

§ Monitoring the State Government’s Sustainable Neighbourhoods Review of Clause 56. 

Rezoning of Residential Growth Precincts 

The recommended changes in zoning for the identified growth precincts can be summarised as follows:  All 
identified growth corridors be subject to a Development Plan Overlay and be zoned Residential 1 zone, with the 
exception of Precincts 6 & 7 which are to be rezoned to Residential 2 zone; Precincts 8, 13 & 13a to Low Density 
Residential zone, and Precincts 11 and 12 to Rural Living zone. 

It is recommended that prior to granting consent for rezoning of any of the growth precincts, Council should be 
satisfied that proponents have addressed development criteria: 

§ Development timing is in accordance with the recommended staging strategy; 

§ Demonstrate land capability, for example refining extent of flood zone to assist in defining the area to be 
rezoned; 

§ Demonstrate that adjoining / nearby agricultural activities are not adversely affected, eg, adequate buffers 
are established to protect from irrigation sprays of reticulated horticultural pursuits, as well ensuring 
adequate odour buffers from noxious uses such as broiler farms are maintained where appropriate; 

§ Agreements / mechanisms are put in place to overcome any issues arising due to multiplicity of 
landownership to ensure sequential and logical development and best practice subdivision design; 

§ Serviceability of land, in particularly for growth areas that are remote to established areas.  This includes 
demonstrating that access and servicing infrastructure can be readily extended and/ or upgraded to service 
the proposed development front; and 
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§ Resolution of other issues as identified by Council. 

Precinct Planning Guidelines /Development Overlay Schedules 

Once the criteria for rezoning have been met, Development Overlay Schedules should be put in place as part of 
the respective scheme amendment process, to guide detailed structure planning over each identified precinct. 

Section 4.5 includes a Table of guidelines that have been formulated to assist in the preparation of these 
Development Overlay Schedules by identifying major precinct-specific issues that need to be addressed as part 
of this process.  Issues contained within these guidelines fall within the following categories: 

§ Planning – highlighting issues where applicable including integration with existing neighbourhoods, 
interfacing with adjoining land uses, residential densities, and built form;  

§ Environmental Management/Landscape – highlighting requirements for Open Space linkages, setbacks 
to protect escarpments, bush fire management strategies, maintenance of buffers from incompatible land 
uses; and 

§ Access/Transport – Requirements for upgrading and extensions of particular of roads, railway crossings, 
and other traffic and transport related issues. 

APPLICATION OF PROPOSED IMPLEMENTATION STRATEGIES IN STATUTORY PLANNING 
PROCESS  

In concluding, it was considered useful to provide a summary table, refer Table A, of the relevant statutory 
planning process involved in rezoning individual growth areas, and how the implementation strategies outlined in 
this document can be applied as a checklist during that process.  

Table A. Statutory Planning Checklist 

Steps in Statutory Planning Process Checklist 

Step 1: Council receives proposal to rezone a site or 

number of sites 

Ensure proposal complies with criteria in Section 4.3 

Step 2: Initiation of Rezoning  Ensure zones selected are in accordance with Section 4.3. 

Step 3: Preparation of Development Overlay Schedules Ensure issues outlined in Table 5, Section 4.5 are addressed 

in the Schedule. 

Step 4: Finalisation of Rezoning 
N/A. 

Step 5: Approval of Structure Plan for Growth Precinct Ensure Structure Plan is generally in accordance with the 

Planning Framework Plan (Figure 1). 

Step 6: Approvals for individual planning permits for 

subdivision and development 

Ensure proposal is consistent with Approved Structure Plan. 
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1  I N T R O D U C T I O N  

This report forms the third and final report of the Residential Growth Strategy for Bacchus Marsh. 

Ratio Consultants were commissioned by Moorabool Shire Council in July 2003 to undertake a 
residential growth strategy for Bacchus Marsh as part of Council’s ‘Municipal Strategic Statement’ 
(MSS) Review. 

Milestone Report No. 1 focuses on the examination of growth trends and the identification of sites that 
were suitable for residential growth based on a rigorous physical and land use opportunities and 
constraints analysis.  Milestone 2 Report documents the evaluation of potential growth sites in terms 
of priority growth areas and provides a Growth Strategy that outlines preferred staging to 
accommodate projected growth scenarios. 

Milestone Report No. 3, the current report, documents the findings of the final phase of the project 
including the following: 

§ A Residential Growth Framework Plan for 2030.  This plan includes recommendations with 
respect to neighbourhood structuring and indicative infrastructure requirements for each 
precinct,  

§ Precinct guidelines for individual precincts to guide future structure planning and an outline of 
issues to be resolved prior to rezoning. 

§ An implementation strategy to encourage development within the strategic framework proposed. 
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2  R E S I D E N T I A L  G R O W T H  M A N A G E M E N T  
O B J E C T I V E S  

To provide a planning direction for the Growth Management Framework Plan, it is useful to examine 
Council’s objectives in the following respects: 

§ Overall Growth Principles; 

§ Environmental Considerations; 

§ Community Structuring/ Neighbourhood Planning Principles; 

§ Open Space/Community Facility Planning; and 

§ Sustainability Considerations. 

It should be noted that the following statements are based primarily on a literature review of relevant 
statutory and policy documents as well as on outcomes of Council workshops. 

Overall Growth Planning Principles 

§ Ensure the planning, density and design of new development is within the environmental and 
infrastructure constraints, and preserves the distinctive character of the Shire’s various 
communities and individual towns and settlements (Moorabool Planning Scheme, 2000); 

§ Growth should be located so as to consolidate existing urban settlement and utilise existing 
physical and community infrastructure (Melbourne 2030, 2002); 

§ Ensure that existing reserves of zoned residential land, including potential infill development, are 
substantially developed prior to rezoning any more rural land or bushland areas for urban 
purposes (Moorabool Planning Scheme, 2000); 

§ Create opportunities for a variety of residential densities and dwelling types, particularly near 
centres of commercial and community activities in larger towns (Moorabool Planning Scheme, 
2000); 

§ Provide certainty for landowners, communities, investors and service agencies about the location 
and direction of future development areas in the Shire’s towns (Moorabool Planning Scheme, 
2000). 

Environmental Considerations 

§ To ensure that new developments do not threaten environmental values or agricultural 
production (Moorabool Planning Scheme, 2000); 

§ Residential growth should not compromise special landscapes, in particular steep cliffs and 
unique valleys to the west of Bacchus Marsh (Moorabool Growth Management Strategy, 2002); 

Community Structuring/ Neighbourhood Planning Principles 

§ Residential growth should be directed into centralised areas where ‘liveable neighbourhoods’ can 
be developed, rather than areas currently zoned for low-density residential developments 
(Moorabool Growth Management Strategy, 2002); 
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§ Residential growth should be managed by adopting a ‘liveable neighbourhoods’ model based on 
a variety of housing types and lot sizes, higher densities around community facilities, and 
generous provision of open space (Moorabool Growth Management Strategy, 2002); 

§ To encourage new developments that are sympathetic to the existing character of settlements 
(Moorabool Planning Scheme, 2000); 

§ Encourage proposals for new extensions to residential areas to reflect existing street patterns 
and subdivision layouts and harmonise with the surrounding environment (Moorabool Planning 
Scheme, 2000); 

§ Higher residential densities and mixed-use developments should be encouraged near railway 
stations and principal bus routes (State Planning Policy Framework, 2003). 

§ Identify opportunities for medium density development, for example, through the application of 
the Residential 2 Zoning at appropriate locations, such as around the edge of Darley Park. 
(Darley Recreation Master Plan, 2002). 

Open Space / Community Facility Planning 

§ Communities should be planned around access to public transport and be designed to 
encourage walking and cycling; i.e. walkable neighbourhoods (Werribee Plains Vision Statement, 
2002); 

§ Encourage co-location of community facilities and open space areas to maximise access and 
surveillance (Moorabool Planning Scheme, 2002); 

§ Provide and locate open space areas and recreation facilities in relation to other major land uses 
and ensure they are designed to be safe and easily maintained (Moorabool Planning Scheme, 
2002); 

§ Develop integrated networks of paths and walkways along watercourses (Moorabool Planning 
Scheme, 2002); 

Sustainability Considerations 

§ Stormwater services should be designed to incorporate water sensitive design guidelines (State 
Planning Policy Framework, 2003); and 

§ Encourage energy efficient subdivisions and residential buildings (Moorabool Planning Scheme, 
2000). 

Summary 

Council’s objectives for urban growth are consistent with sustainability principles, the major 
themes including: 

§ Preservation of the rural character of Bacchus Marsh; 

§ Creation of liveable communities that are fully integrated into existing communities, 
preventing isolated ad hoc developments; 

§ Encouraging provision of a range of housing; and 

§ Preservation and conservation of natural resources. 



R E S I D E N T I A L  G R O W T H  S T R A T E G Y  –  M I L E S T O N E  R E P O R T  N O .  3  

R A T I O  C O N S U L T A N T S  P T Y  L T D  10 

3  P L A N N I N G  F R A M E W O R K  O V E R V I E W  

The Growth Strategy is directed to providing a strategic policy framework for the effective 
management of the municipality’s land use resources to meet the changing needs of the population 
for the Bacchus Marsh settlement over the next 30 years. 

The Planning Framework proposed for the Bacchus Marsh Growth Strategy takes into account a 
number of opportunities and constraints, which were identified in Milestone Report No. 1 of this study.  
The list below is a summary of the major opportunities and constraints, which shape the growth of 
Bacchus Marsh: 

§ The Bacchus Marsh Township is framed by hillsides to the north, east and west providing 
physical limits to the growth as well as contributing to the township’s unique sense of place. 

§ The township is traversed by two river systems, which provide an opportunity for strong north-
south and east-west landscape and open space systems. 

§ The river valley towards the west of the township accommodates a substantial area of intensive 
agriculture, a historic land use that contributes to the rural character of Bacchus Marsh, which is 
highly valued by its community and thus in need of protection from any potential urban sprawl in 
the foreseeable future. 

§ Long Forest National Park, approximately 4 km northeast of the townsite represents a significant 
fauna conservation area. 

§ Mining operations, contributing to the economic wealth of the town place restrictions on 
residential development growth due to the associated buffers around existing operations and 
mining rights over vast resources.  This includes the Maddingley Brown Coal Mine to the south 
of the town, which effectively limits southward extension 1.5 km south of the town; and the 
Mountain View Sand Quarry 3 km to the north east of the township. 

§ Industrial zoning to the southwest of the township along Bacchus Marsh – Balliang Road poses 
some constraints on residential expansion in terms of compatibility of land uses. 

§ The Freeway and railway, particularly with the proposed Fast Rail project, provide sound links to 
Melbourne, Ballarat and the region. 

Taking into consideration the abovementioned factors, an overall planning framework was developed 
to guide detailed structure planning.  The planning framework takes the form of a district level 
Structure Plan, defining major land use components and identifying issues that need to be addressed 
at detailed planning stage.  This approach ensures that planning of individual precincts or sub-
precincts occurs in the context of a regional strategy, creating integrated developments and 
preventing ad hoc development. 

The major components of the plan are described in the Sections to follow, including a description of 
community structuring, community infrastructure, open space system, movement system and 
servicing infrastructure. 



R E S I D E N T I A L  G R O W T H  S T R A T E G Y  –  M I L E S T O N E  R E P O R T  N O .  3  

R A T I O  C O N S U L T A N T S  P T Y  L T D  11 

3.1 COMMUNITY STRUCTURING 

The Framework Pan (refer Figure 1) shows how future growth areas can be structured in terms of 
neighbourhood precincts, in order to achieve creation of integrated communities.  Development within 
each neighbourhood should respond to the site context, landscape and views and other qualities that 
contribute to the sense of place of each precinct. 

The Planning Framework Plan also indicates neighbourhood cells are based on a 400m – 450m 
walkability catchment from a community focal point.  These focal points are strategically located on 
the intersection of collector streets, where possible.  Neighbourhood centres are envisaged to 
comprise a local shop, park, community centre, bus stop, or other focal point.  Neighbourhood centres 
are located to not only ensure maximum walkability but are also to be highly accessible by car.  This 
contributes to the viability of retail centres, which can take advantage of any through-traffic.  
Residential densities are envisaged to radiate out from the nuclei of these cells, i.e. medium density 
housing should be accommodated within the centres, where amenity is likely amenity.  Schools are 
located in between neighbourhood cells to ensure centrality to the school catchments, i.e. sharing by 
neighbourhood cells. 

Given the infill and constrained nature for the identified growth areas, perfectly structured 
neighbourhood cells that maximise walkability are a somewhat limited occurrence.  Furthermore, 
some of the proposed neighbourhood cells are located to take in existing subdivided areas to assist in 
integrating new development with existing community and to provide focus points for existing 
communities that have been lacking community focus.  An example of this is the proposed 
neighbourhood centre at Griffith Road, the catchment of which encompasses part of Hillside and part 
of Precinct 1. 

There are also substantial areas that are not included within the walkable neighbourhood cells.  
However, these areas often have their own secondary focus points such as adjacent river or 
escarpment reserves. 

It should be noted that this type of structuring does not cover the Lower Density Residential Areas, 
which will not have the critical population mass to sustain a retail or community centre.  However, it is 
considered that these areas should still be planned to include a focal area and open space to assist in 
community building. 

3.2 COMMUNITY INFRASTRUCTURE 

To assist in guiding structure planning for the new growth areas Table 1 sets out the community 
infrastructure requirements for the growth areas based on the dwelling yield estimates determined in 
Milestone 2 report. 

The provision rates have been sourced from the Moorabool Shire Council Social Development Plan 
(Collaborations et al 2002) and discussions with Council officers. 

It should be noted that Table 1 is intended to provide broad parameters only.  In the absence of 
information on capacity of existing community infrastructure, it is difficult to make detailed projections 
for community infrastructure for each of the growth precincts identified, particularly for infill sites within 
Darley and Bacchus Marsh.  Some of these areas may be adequately serviced by existing facilities, in 
which case it may be simply a matter of obtaining developer contributions toward upgrading facilities. 
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TABLE 1. COMMUNITY INFRASTRUCTURE REQUIREMENTS 
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4 years 

No Beds (a) No beds (b) 
1 per 20,000 

persons 

1 branch per 

12,000 persons 

Multi-purpose 

recreation facility 

per 14,000 

persons 

Major Growth Precincts 

 Areas 1, 1a, 1b 6,893 1.19 0.49 3,584 1.72 5.86 17.92 22.40 0.34 0.57 0.49 

 Areas 2, 2a 7,155 1.24 0.51 3,721 1.79 6.08 18.60 23.25 0.36 0.60 0.51 

 Areas 3, 3a 14,148 2.34 0.96 7,357 3.54 12.03 36.78 45.98 0.71 1.18 1.01 

Total Major Growth Precincts 28.195 4.78 1.97 14.662 7.05 23.97 73.31 91.64 1.41 2.36 2.01 

Urban Consolidation Precincts 

 Darley 7,013 0.97 0.40 3,647 1.75 5.96 18.23 22.79 0.35 0.58 0.50 

 Bacchus Marsh 6,518 1.14 0.47 3,390 1.63 5.54 16.95 21.18 0.33 0.54 0.47 

Total Urban Consolidation Precincts 13.531 2.11 0.87 7,036 3.38 11.50 35.18 43.98 0.68 1.13 0.97 

Low Density Rural Residential 1,525 0.25 0.10 793 0.38 0.16 0.06 0.07 0.08 0.13 0.11 

TOTAL 43,252 7.14 2.94 22,491 10.81 36.76 112.46 140.57 2.16 3.60 3.09 

(a) Estimate of 1.7% of population in respective precinct area; and 40 beds per 1,000 people aged 70+ 

(b) Estimate of 6.5% of population in respective precinct area; 50 beds per 1,000 people aged 70+ 
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In addition, Table 1 is by no means an exhaustive list of community infrastructure requirements.  
Other Community Infrastructure requirements that need to be examined at detailed planning stage 
include: 

§ Community Health Centre 

§ Medical Centres 

§ Hospital Provision 

§ Youth Services 

§ Community Development Facilities including recreation facilities, playgrounds, etc 

§ Other community infrastructure determined in conjunction with Council’s Human Services 
Branch. 

It is therefore recommended that Council update its Social Plan to take into account the projected 
growth and to examine in detail capacities for existing infrastructure. 

Further, to ensure that developer contribution is equitable, a developer contribution programme needs 
to include community infrastructure provision to partially reimburse those developers that are required 
to provide the sites, in accordance with a pro rata contribution scheme.  

The recommendations of Table 1 have been translated into the Planning Framework for Bacchus 
Marsh (refer Figure 1) where practicable.  Community facility sites have been strategically located to 
ensure maximum accessibility to residents within the facilities catchment and planning implications.  
Specific planning considerations are detailed below. 

School Provision 

Primary School and Secondary School requirements have been indicated in Table 1.  For the urban 
consolidation precincts it is assumed that existing schools within those areas have sufficient capacity 
to accommodate additional pupils.  Schools within new growth precincts have been shown on Figure 
1.  In general terms, schools have been situated central to their proposed catchments and co-located 
with other community facilities where possible. 

Preschool service requirements are indicated in Table 1 in general terms but facility requirements to 
accommodate needs should be addressed at structure planning level.  Preschool services should be 
located in conjunction with schools, community centres or neighbourhood centres. 

Aged Care 

Aged care facilities have been indicated in Table 1 but detailed facility and capacity planning needs to 
be carried out as part of an update to Council’s Social Development Plan. 

Community Centres 

Whilst community centre sites have been indicated for the growth precincts, community centre 
requirements listed in Table 1 for the areas within the existing Residential 1 zone will need to be 
evaluated in terms of capacities of existing centres. 
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Retail Centres 

Neighbourhood centres generally encompass a retail floor space of approximately 3,000m2 NLA, 
sufficient to accommodate a small convenience style supermarket and some specialty stores 
including fresh food (green grocer, baker, etc) and perhaps service retail (hairdresser, medical centre, 
and fast food/cafe).  These have been located in strategic positions to maximise retail catchments 
whilst providing key community focus points. 

In keeping with encouraging urban consolidation additional neighbourhood centres have also been 
included on Halletts Way and adjacent to the Bacchus Marsh railway station. 

Corner store sites, which are intended to provide a more local level retail function, have also been 
indicated where deemed appropriate, in particular where retail catchments are insufficient to warrant a 
neighbourhood centre but where the community would be otherwise under-serviced.  An example of 
this would be a corner store within the proposed extension to Hopetoun Park in Precinct No. 13. 

In light of the anticipated growth rates to 2031, it may be prudent for Council to carry out a retail 
strategy in the medium term. 

3.3 CONSERVATION AND OPEN SPACE SYSTEMS 

Bacchus Marsh’s greatest assets are its landscape features comprising hillsides and river systems 
and conservation reserves.  It is important that these features be preserved not only to protect 
Bacchus Marsh landscape setting but also just as importantly for environmental conservation and 
recreation purposes.  Much of these resources currently have limited public access opportunities. 

Both within and immediately surrounding the Bacchus Marsh township site there are a number of high 
value conservation and open space areas. The presence of these areas offers an excellent 
opportunity for Bacchus Marsh to develop residential communities with high amenity value, and with 
excellent access to recreational reserves, river courses and other areas with high amenity value. The 
Strategic Framework Plan, refer Figure 1, promotes strong linkages between residential development 
areas and conservation and open space systems without undermining environmental values. 

The Strategic Framework Plan shows in schematic terms the broader open space system comprising 
river systems, park areas, and conservation areas and indicates new linkages to strengthen the Open 
Space Network, indicating where reserves are to be extended around river foreshores, escarpments, 
etc. 

With respect to localised public open space provision, it is envisaged that this is in accordance with 
existing legislation and the upcoming Recreation Strategy, which is currently being prepared.  It is 
recommended that Council’s Recreation Study include the proposed urban growth areas, as well as 
the proposed Low Density and Rural Living areas. 

Environmental Management Issues are highlighted as issues to be addressed in the Development 
Overlay Schedules (refer Section 4.5). 
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3.4 MOVEMENT SYSTEMS 

3.4.1 Road Networks 

The land release pattern proposed by the Consultants will ensure that road provision can be made in 
a sequential and cost effective manner.  The short-term land release sites are already in close 
proximity to existing road corridors.  When released, the medium-term sites will be contiguous to the 
Bacchus Marsh urban area, allowing for a logical expansion of major road corridors.  The long-term 
‘satellite’ areas have some connections into the existing local road network, although some significant 
road construction will need to take place prior to housing development in these areas. 

The provision of effective road linkages from these areas into the existing Bacchus Marsh traffic 
network is an important component of the Residential Growth Strategy.  The Planning Framework 
Plan (refer Figure 1) shows proposed extensions to the road network. 

It should be noted that arterial road extensions are generally in accordance with the recommendations 
of the GTA Bacchus Marsh Accessibility, Traffic Management and Parking Study (2003). 

Key recommendations of upgrading and extensions in order of staging priority include the following: 

§ Extension of Halletts Way northbound to link up with Albert Street; 

§ Extension of Masons Lane Westwards to meet up with Halletts Way; 

§ Upgrading of Griffith Street and MC Cormack Road to service development of Precinct 1/1a; 

§ Extension of Halletts Way to Griffith Street with the development of Precinct 1; 

§ Improvements along Woolpack Road and Bacchus Marsh – Geelong Road to accommodate 
residential traffic generated by Precinct 3 and 3a; and 

§ Upgrading of Railway crossings at Parwan South / Whelans Road and Browns Lane to access 
Growth Precinct 3A. 

The above improvements will need to be subject to further detailed traffic engineering studies. 

The Planning Framework Plan also shows how the growth corridors could link into the arterial road 
network.  In general terms roads are located to ensure maximum accessibility efficiencies to the 
precincts and for circulation within the precincts.  The road links are indicative only for the purposes of 
assisting Council in guiding structure planning for the individual growth precincts.  Final alignments 
will naturally be influenced by detailed site analysis and structure planning design. 

3.4.2 Public Transport 

Bacchus Marsh Town Centre is serviced by a bus service linking the built up areas of Darley and 
Maddingley with the town centre.  It is recommended that this service be extended to service new 
residential areas. 

The railway station on Griffith Street in Maddingley provides residents with access to Melbourne and 
Ballarat via the imminent fast train link.  Consideration should be given to extending park and ride 
facilities at this station to accommodate additional commuter demand generated by future growth of 
the Township. 
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Furthermore, if Growth Precincts 3 and 3a develop in the long term, it is recommended that Council 
investigate the potential for an additional localised railway station in the location of the Parwan 
sidings. 

3.4.3 Cycle and Pedestrian Networks 

Pedestrian and Cycleways should be extended within the growth areas to provide linkages to and 
within the Open Space Network (refer Section 3.2), as well as to provide linkages to key community 
destinations such as schools and neighbourhood centres and Bacchus Marsh Town Centre and the 
railway station. 

Any future planning for the growth areas needs to link into the established cycleway systems and 
reflect the principles of the Council’s Strategic Bicycle Plan recently prepared by Turnbull Fenner. 

3.5 SERVICING INFRASTRUCTURE OVERVIEW 

The consultants have liaised with the following infrastructure providers or their representatives: 

§ Western Water 

§ Southern Rural Water 

§ Central Highlands Water 

§ Powercor 

§ Telstra 

§ TXU Networks (Gas) Pty Ltd 

All servicing authorities indicate that existing servicing infrastructure reticulated sewerage, water, 
electricity and gas; and telecommunications can be readily extended and upgraded to cater for the 
projected growth. 
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4  I M P L E M E N T A T I O N  S T R A T E G Y  –  
M A N A G E M E N T  O F  G R O W T H  

4.1 STAGING OF RESIDENTIAL GROWTH CORRIDORS 

The Growth Strategy (refer Figure 2) represents the recommended staging plan for the release of 
land for residential development in logical and sequential growth fronts.  Table 2 shows the 
recommended staging sequence, encompassing three development phases, each spanning a ten-
year timeframe.   

In general terms, the Growth Strategy proposes that growth radiate out from the Bacchus Marsh town 
centre, focussing on consolidation of the township in the short term with expansion outwards in the 
medium to long term.  Accordingly, much of the short-term growth should be encouraged within the 
existing Residential 1 zone.  However due to multiplicity of landownership and resultant difficulty in 
land assembly for subdivision it is anticipated that not all of the zoned land will be taken up in the 
immediate future.  The short - term growth shown in Table 2 reflects committed subdivision proposals. 

With respect of the proposed development expansion areas, it essential that the recommended 
staging strategy is maintained in order to ensure efficient use of infrastructure and managed impact 
on the environment and social and community resources.  Any “leapfrogging” of the identified growth 
fronts should only be considered if the developer(s) can demonstrate that infrastructure services can 
be extended to adequately service new developments and that communities are planned of a 
sufficient size to be self sufficient in terms of community infrastructure, to prevent development of 
socially isolated communities. 

TABLE 2. TIMING AND LOT YIELD FOR DESIGNATED GROWTH AREAS 

Growth Precinct 
(Refer Figure 2) 

Development Status Timing of Development Estimated Detached 
Dwelling Yield 

Residential 1 Zone Infill Short-term (2001-2011) 705 
1 Major expansion Short-term 1,080 
7 Infill Short-term 80 
5 Infill Short-medium -term 116 
6 Expansion Short-medium-term 104 

Residential 1 Zone Infill Medium-term (2011-2021) 1,697 
8 Minor expansion Medium-term 140 

1a Expansion Medium-term 350 
1b Expansion Medium-term 861 
12 Rural Living Medium-term 84 
3 Satellite Long-term (2021-2031) 1,980 

3a Satellite Long-term 2,520 
13 Low density Long-term 120 
13a Low density Long-term 208 
11 Rural Living Long-term 60 

Total   10,105 
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4.2 URBAN CONSOLIDATION WITHIN EXISTING REZ 1 ZONE 

4.2.1 Encouraging Take-up of Land within Residential 1 zone 

As discussed in Section 4.1 above, short-term growth should be taken up within the existing 
Residential 1 zone to reinforce existing communities and to fully utilise existing community and 
servicing infrastructure. 

Considering the number of recently approved subdivisions within the Residential 1 zone, Council can 
be reasonably confident of adequate land release within the 5-year timeframe.  Predicting whether 
this pattern is likely to continue beyond this timeframe to meet projected land release requirements, is 
difficult due to multiplicity of land ownership of the many relatively small vacant sites. 

Council may wish to consider implementing any or all of the following mechanisms to encourage 
development of the existing Residential 1 sites: 

§ Putting in place outline development and developer contribution plans over in-fill areas in the 
short term to make subdivision a more realistic short term venture, in particularly for the smaller 
landowners, and to assist in streamlining planning approval processes; 

§ Putting in place rates incentives which may include increasing rates on vacant lots within the Res 
1 zone and offering reduced rates over those vacant lots that have current subdivision approvals 
to assist with holding costs etc. 

Fragmentation of landownership also makes it difficult to ensure a cohesive development pattern that 
will result in the creation of liveable communities. 

It is therefore recommended that a Development Plan Overlay be put in place over the vacant sites 
within the existing Residential 1 zone to provide an integrated planning framework. 

4.2.2 Encouraging Medium Density Development 

Density of residential development should naturally reflect the demographic characteristics of the 
area.  Whilst the demographics for Bacchus Marsh (refer Ratio Consultants Milestone Report No. 1, 
2003) call for predominantly detached dwelling stock to accommodate families, there is considerable 
demand for multiple unit development to cater for a growing sector of single and two person 
households, in particularly in light of an aging population.  Table 3 below shows the Household Type 
breakdown to further illustrate this point. 

TABLE 3. HOUSEHOLD TYPE (2001) FOR BACCHUS MARSH SLA 

Household Type Percentage 

Couple Family with children 61.8 
Couple Family without children 16.6 

One Parent Family 11.6 
Lone Person Household 6.7 
Multi Family household 1.4 

Other Family 0.6 
Group Household 1.3 
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As indicated in Milestone 2 report (Ratio, 2003), approximately 15% of projected growth consists of 
multiple unit/ townhouse developments, with a projected demand of up to 1,800 dwelling units (refer 
Milestone Report No. 2, 2003).  Whilst new growth areas need to accommodate a range of housing, it 
is envisaged that 70% of medium density growth will be absorbed within the confines of the existing 
town centre of Bacchus Marsh.  It is considered that the area generally within 1 km of the Bacchus 
Marsh town centre and 800m of the railway station should be the main focus area for urban 
consolidation due to its high amenity and proximity to essential services.  For new growth areas 
medium density sites should be located in the vicinity of the neighbourhood centres. 

Whilst the above demonstrates that there is demand for medium density housing, there appears to be 
an imbalance in provision of this housing type within Bacchus Marsh and surrounds.  This is may be 
partially due to a mindset amongst local developers and purchasers concerned about on-sell values 
that large detached houses are the only marketable product, as well as a general perception amongst 
the community that higher density development is not in keeping with the character of the rural feel of 
the town, as well as fears of substandard development that may cause a decline in adjacent property 
values. 

To ensure an appropriate range of housing is provided, it is recommended that Council take some or 
all of the following measures: 

§ Public education on housing needs to cater for the demographic characteristics of Bacchus 
Marsh; 

§ Development of a Neighbourhood Character Policy to provide guidelines to ensure quality 
development that is keeping with the character of the township.  This policy document could 
include developer’s incentives to encourage urban consolidation, particularly provision of aged 
person’s accommodation; 

§ Zoning the areas identified as urban consolidation Core as Residential 2 zone; and 

§ Monitoring the state government’s Sustainable Neighbourhoods Review of Clause 56. 
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4.3 REZONING OF RESIDENTIAL GROWTH PRECINCT 

Table 4 below sets out the recommended changes in zoning for the identified growth precincts. 

TABLE 4. RECOMMENDED ZONING CHANGES 

Precinct Existing Zoning Recommended Zoning 

PROPOSED RESIDENTIAL 1 ZONES 

1 

1a 

1b 

Rural 

Rural 

Rural / Parks and Recreation Reservation 

Residential 1 /Development Plan Overlay 

Residential 1 /Development Plan Overlay 

Residential 1 /Development Plan Overlay 

2 Rural / Special Use Residential 1 /Development Plan Overlay 

2a Rural / Special Use Residential 1 /Development Plan Overlay 

3 Rural Residential 1 /Development Plan Overlay 

3a Rural Residential 1 /Development Plan Overlay 

5 Mixed Use / Rural Residential 1 /Development Plan Overlay 

PROPOSED RESIDENTIAL 2 ZONE 

6 Rural Residential 2 /Development Plan Overlay 

7 Rural Residential 2 /Development Plan Overlay 

PROPOSED LOW DENSITY RESIDENTIAL ZONE 

8 Rural Low Density Residential /Development Plan 

Overlay 

13 

13a 

Rural 

Rural 

Low Density Residential /Development Plan 

Overlay 

Low Density Residential /Development Plan 

Overlay 

PROPOSED RURAL LIVING ZONE 

11 Rural Rural Living / Development Plan Overlay 

12 Rural Rural Living/Development Plan Overlay 

It is recommended that prior to granting consent for rezoning of any of the growth precincts, Council 
should be satisfied that proponents have addressed development criteria referred to in Section 4.4 
below. 

In addition to the abovementioned zoning changes for the growth precincts, as discussed in Section 
4.2.2 above, in order to encourage urban consolidation and medium density housing development to 
cater for demands within Bacchus Marsh, Council may resolve to rezone the core area (within 1 km of 
the centre and within 800 m of the railway station to Residential 2 zone. 

It is considered vital that Development Control Overlays be introduced over all sites to be rezoned to 
ensure integrated planning, particularly as the growth precincts include multiple land ownerships.  For 
these areas Development Contributions Plan Overlays and Schedules may also be necessary to 
ensure equitable contribution towards servicing and community infrastructure.  It is envisaged that this 
will be addressed in Council’s Development Contributions Policy, which is currently being undertaken. 
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4.4 ISSUES TO BE RESOLVED PRIOR TO REZONING OF GROWTH PRECINCTS 

It is recommended that rezoning proceed generally in accordance with identified precinct boundaries 
to ensure an integrated planning approach in order to facilitate the creation of cohesive communities.  
Rezoning is proposed to include Development Overlays, which will require agreed structure plans to 
guide subdivision and development of each Precinct (refer Section 4.5 below). 

Whilst the Residential Growth Strategy has demonstrated suitability of the identified precincts for 
urbanisation, the sites are not without constraints, and further detailed assessment is required to 
demonstrate suitability for residential development. 

It is therefore recommended that prior to granting consent to initiating rezoning, Council require 
developers/proponents to satisfy the following criteria to ensure that the proposed development is 
viable: 

§ Development timing is in accordance with the recommended Staging Strategy (refer 
Section. 4.1 above). 

§ Demonstrate land capability, for example refining extent of flood zone to assist in defining the 
area to be rezoned. 

§ Demonstrate that adjoining /nearby agricultural activities are not adversely affected, eg, 
adequate buffers are established to protect from irrigation sprays of reticulated horticultural 
pursuits, as well ensuring adequate odour buffers from noxious uses such as broiler farms are 
maintained where appropriate; 

§ Agreements /mechanisms are put in place to overcome any issues arising due to 
multiplicity of landownership to ensure sequential and logical development and best practice 
subdivision design; 

§ Serviceability of land, in particularly for growth areas that are remote to established areas.  This 
includes demonstrating that access and servicing infrastructure can be readily extended and/ or 
upgraded to service the proposed development front; and 

§ Resolution of other issues as identified by Council. For instance, Growth Precinct 2/ 2A is 
sterilised due to the Maddingley Brown Coal resource protection measures, which need to be 
lifted prior to rezoning being granted are unlikely to be lifted in the foreseeable future.  It is 
understood that the Department of Sustainability & Environment (DSE) is currently undertaking 
an assessment of the regional importance of the deposit of brown coal, the recommendations of 
which may or may not free up the site for development in the long-term. 

The above also apply to Rural Living, with an additional requirement that provision can be made for 
on site effluent disposal and that a land capability study be carried out to demonstrate the overall 
density of residential development can meet environmental and physical requirements for effluent 
disposal and stormwater drainage. 
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4.5 DEVELOPMENT OVERLAY SCHEDULES 

Once the criteria for rezoning have been met, Development Overlay Schedules should be put in place 
as part of the respective scheme amendment process, to guide detailed structure planning over each 
identified precinct. 

The following guidelines have been formulated to assist Council in the preparation of these Schedules 
at rezoning stage.  Accordingly, the guidelines outline major precinct-specific issues that need to be 
addressed as part of this process. 

It is envisaged that the Structure Plans themselves are prepared in accordance with the VPP Practice 
notes.  Furthermore, structure plans should be generally consistent with the recommendations of the 
Planning Framework as contained in Section 3 of this report and Figure 1. 
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TABLE 5. MAJOR ISSUES TO BE ADDRESSED WITHIN DEVELOPMENT OVERLAY SCHEDULE 

Precinct Planning Issues Environmental Management /Landscape Value Issues Access / Transport Issues 

RESIDENTIAL 1 ZONE 

A-Z, +ac § Infill subdivision should be designed to fully integrate 

with adjoining settlement patterns, maximising visual, 

pedestrian and vehicular linkages. 

§ Subdivision should proceed in accordance with 

community structuring principles outlined in Section 3.1 

and Figure 1.  

§ Residential densities should reflect demographic needs, 

i.e. providing for a range of housing choice. 

§ Visual Open Space Linkages to be provided in 

accordance with the Planning Framework Plan (Figure 

1). 

 

§ Provide road linkages to ensure maximum permeability 

and linkages to existing settlement areas. 

§ Provision to be made for an extension of Halletts Way 

and contribution towards construction. 

 

RESIDENTIAL GROWTH PRECINCTS  

The following applies to all residential growth precincts: 

Council encourages the incorporation of innovative sustainable development practices including: 

§ Energy efficiency such as promoting the development of 5 star energy rated buildings 

§ Water sensitive design in addressing stormwater management 

§ Water recycling, in particularly innovative waste water treatment and reuse solutions 

§ Environmental management practices to protect significant flora and fauna communities including native grasslands. 

 

1 § Ensure that there is sufficient integration with adjoining 

settlement, and that lot sizes, particularly widths are 

mirrored where adjoining lots are proposed to back on 

existing residences. 

§ Appropriate Setbacks from Escarpment to ensure 

preservation of escarpment and edge of plateau to 

minimise intrusion on landscape quality. 

§ Valley area to be utilised for recreation purposes and to 

be integrated into linear open space system. 

§ Open Space/ Visual linkages to be provided between 

River system and Golf Club / Racecourse Reserve. 

§ Provision of River Foreshore Reserve. 

§ Provision for an extension of Halletts Way and 

contribution towards construction. 

§ Road linkages to be provided to Werribee Vale Road. 



R E S I D E N T I A L  G R O W T H  S T R A T E G Y  –  M I L E S T O N E  R E P O R T  N O .  3  

R A T I O  C O N S U L T A N T S  P T Y  L T D  24 

Precinct Planning Issues Environmental Management /Landscape Value Issues Access / Transport Issues 

1b § Interface with Golf Course/racecourse to be explored. 

§ Ensure safety buffers to residences are maintained from 

adjacent golf course (usually 60m from fairway 

centrelines). 

§ Ensure that new dwellings are sited outside any noxious 

industry buffer zones. 

§ Examine need for appropriate traffic management at the 

entrance off Bacchus Marsh – Balliang Road. 

2/2a  § Subject to potential buffers from industrial uses and 

Brown Coal Mine. 

§ Upgrading of intersection of south Maddingley 

Road/Parwan Road to be addressed. 

3 § Integration with adjoining Rural land uses (including 

equestrian pursuits). 

§ Appropriate Setbacks from Escarpment to ensure 

preservation of escarpment and edge of plateau to 

minimise intrusion on landscape quality. 

§ Provision of Pedestrian Open Space linkages 

§ Potential for a new railway station to service this satellite 

Precinct 3/3A should be evaluated. 

§ Upgrading of railway crossings needs to be provided. 

3a  § Waste Water Treatment Plant buffer could be utilised for 

district playing fields adjacent to proposed primary 

school and high school sites. 

§ Potential to develop low lying areas for wetlands /linear 

open space purposes. 

§ Address potential impact from heavy vehicle traffic, i.e. 

noise, potential conflicts. 

 

5  § Land within the nominal 1 km buffer zone from the coal 

mining operations may only be developed if it is 

demonstrated that any new dwellings will not be 

negatively affected by these operations in terms of 

related dust and noise or other emissions. 

 

6 § Densities should reflect principles of urban 

consolidation, i.e. medium density should be 

encouraged 

§ Ensure that adequate setbacks to residences are 

provided to protect from irrigation spray of adjoining 

market garden activities. 

§ Demonstrate that land prone to flooding can be 

satisfactorily developed. 

§ Provision of River Foreshore reserve. 
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Precinct Planning Issues Environmental Management /Landscape Value Issues Access / Transport Issues 

7 § Densities should reflect principles of urban 

consolidation, i.e. medium density should be 

encouraged 

§ The need to provide a visual /open space link between 

Main Street and the River. 

§ Provision of River Foreshore reserve. 

 

LOW DENSITY RESIDENTIAL 

8 § Residential densities should be sympathetic to 

topography 

  

13 &  

13a 

 § Appropriate setbacks from Escarpment to ensure 

preservation of escarpment and edge of plateau to 

minimise visibility of development from Bacchus Marsh 

townsite. 

§ Incorporation of valley system into a district open space 

network. 

§ Provision of Environmental Management Plan 

addressing: 

- Retention of remnant vegetation 

- Preservation of any significant Flora/Fauna 

§ Land is subject to proposed realignment of Western 

Freeway 
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RURAL LIVING 

11 § Built form to be sympathetic to rural landscape. 

 

§ Provision Of Fire Risk Management Plan. 

§ Provision Of Environmental Management Plan 

Addressing: 

- Retention Of Remnant Vegetation 

- Flora/Fauna Conservation Issues 

- Land Capability 

- Weed Control 

- Interface with Abutting National Park 

§ Upgrade road access. 

12 § Built form to be sympathetic to rural landscape. § Provision of Fire Risk Management Plan. 

§ Provision of Environmental Management Plan 

addressing: 

- Retention of remnant vegetation 

- Flora/Fauna Conservation issues 

- Land capability 

- Weed Control  

§ Land within the nominal 1 km buffer zone from the sand 

quarry operations may only be developed if it is 

demonstrated that any new dwellings will not be 

negatively affected by these operations in terms of 

related dust and noise or other emissions. 
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5  A P P L I C A T I O N  O F  P R O P O S E D  
I M P L E M E N T A T I O N  S T R A T E G I E S  I N  
S T A T U T O R Y  P L A N N I N G  P R O C E S S  

The Bacchus Marsh Planning Framework and Residential Growth Strategy will eventually form part of 
the Municipal Strategy Statement Review, currently being undertaken by Council. 

The purpose of Table 5 below is to summarise the relevant statutory planning process involved in 
rezoning of individual growth areas, and how the implementation strategies outlined in this document 
can be applied as a checklist during that process. 

TABLE 6. STATUTORY PLANNING CHECKLIST 

Steps in Statutory Planning Process Checklist 

Step 1: Council receives proposal to rezone a site or 

number of sites 

Ensure proposal complies with criteria in Section 4.2 

Step 2: Initiation of Rezoning  Ensure zones selected are in accordance with Section 4.3. 

Step 3: Preparation of Development Overlay Schedules Ensure issues outlined in Table 5, Section 4.5 are addressed 

in the Development Overlay Schedule to be included in the 

Scheme. 

Step 4: Finalisation of Rezoning 
N/A. 

Step 5: Approval of Structure Plan for Growth Precinct Ensure Structure Plan is generally in accordance with the 

Planning Framework Plan (Figure 1). 

Step 6: Approvals for individual planning permits for 

subdivision and development 

Ensure proposal is consistent with the Approved Structure 

Plan. 

 


