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Planning and Environment Act 1987 

GOLDEN PLAINS SHIRE PLANNING SCHEME 

AMENDMENT C92gpla 

EXPLANATORY REPORT 

Who is the planning authority? 

This amendment has been prepared by the Golden Plains Shire, which is the planning authority for 
this amendment. 

Land affected by the Amendment 

The amendment applies to the township of Teesdale (Figure 1).  

Figure 1: Teesdale – settlement boundary.  

The Low Density Residential Zone Schedule 1 (LDRZ1) and the Farming Zone (FZ) make up the vast 
majority of the town. The Township Zone (TZ), Public Park and Recreation Zone and Public Use Zone 
also apply to the township.  

The Design and Development Overlay Schedule 5, Environmental Significance Overlay Schedule 2, 
Heritage Overlay, Land Subject to Inundation Overlay, Floodway Overlay and Bushfire Management 
Overlay (BMO) apply to the township.  

Native Hut Creek runs in a north to south direction through the centre of the township.  
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What the amendment does 

The amendment implements the findings of the Teesdale Structure Plan (Golden Plains Shire, 2021) 
into the Golden Plains Planning Scheme in place of content from the 1997 Teesdale Structure Plan. 
The 1997 Teesdale Structure Plan is now outdated and inconsistent with the purpose of the current 
zones. 

Specifically, the amendment: 

 Amends Clause 02.03 Strategic Directions to provide context about Teesdale and key priorities for 
the future of the town. 

 Amends Clause 02.04 Strategic Framework Plans to remove the Teesdale Structure Plan map. 

 Inserts new Clause 11.03-6L-05 Teesdale to insert the Teesdale Structure Plan – Settlement 
Framework Plan 2021 and key land use and development directions for Teesdale. 

 Amends the Schedule to Clause 72.08 Background Documents to include the Teesdale Structure 
Plan (Golden Plains Shire, 2021) as a background document.  

 Amends the Schedule to Clause 74.02 Further strategic work to include details about strategic 
assessments required prior to rezoning any land to the Low Density Residential Zone within the 
Teesdale Future Growth Investigation Area. 

Strategic assessment of the Amendment 

Why is the Amendment required? 

The amendment is required to implement the Teesdale Structure Plan (Golden Plains Shire, 2021) (the 
structure plan) into the Golden Plains Planning Scheme in place of redundant content from the 1997 
Teesdale Structure Plan. The structure plan reinforces the Teesdale settlement boundary, identifies 
opportunities and constraints of the town and outlines further strategic work to establish a clear direction 
for land use and development opportunities.  

The structure plan identifies opportunities for the town such as improving walking and cycling networks 
and enhancing entrance features, for example, and highlights where further work is required to establish 
a clear direction of the potential of land use and development in Teesdale. 

The structure plan reinforces the ‘Future Growth Investigation Area’ to the north and east of Teesdale 
and includes a small area directly southwest of this area to provide certainty, what this land is designated 
for, as it is not specifically labelled with anything in the 1997 plan. The further investigations required to 
understand the potential for land use and development of this area includes land supply and demand for 
the township in context of the wider municipality, assessment of native vegetation, bushfire risk, flooding, 
drainage, infrastructure, sewer servicing, community and social infrastructure and the landfill buffer.  

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

The amendment implements the objectives of planning in Victoria by providing a clear basis for the 
implementation of a strategy aimed at the sustainable growth of Teesdale in considered locations to help 
provide a secure, pleasant, efficient, safe working, living and recreational environment for all      Victorians 
and visitors to Victoria. 

The amendment provides a clear policy framework for the fair, orderly, economic and sustainable growth 
in Teesdale. The replacement of the 1997 Structure Plan with the new structure plan into the Golden Plains 
Planning Scheme ensures future development of the town occurs in line with the availability of 
infrastructure, considers environmental constraints and highlights the preferred location for development 
and growth. 

How does the Amendment address any environmental, social and economic effects? 

The structure plan defines a settlement boundary consistent with that of the 1997 Structure Plan. 
Maintaining this boundary will contain settlement to avoid urban sprawl, and in turn protect the 
surrounding natural environment. 
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The structure plan recommends a number of future actions which seek to protect and enhance the 
natural environment, including ongoing delivery of weed management programs throughout Teesdale, 
particularly along the Native Hut Creek corridor, planting of additional street trees, and the acquisition of 
land adjacent to the Native Hut Creek at the rezoning stage of the Future Growth Investigation Area. 
This will ensure that open space and recreation continues to improve to a higher standard as 
development occurs. 

No additional land is proposed to be rezoned for commercial uses. The structure plan encourages 
utilisation of existing land within the Township Zone for future commercial uses due to its central location 
within the township. 

The structure plan flags the former Teesdale landfill and a future requirement for an environmental 
audit. The landfill has been flagged for eventual capping by Golden Plains Shire Council. There is no 
fixed timeframe for this project. 

Does the Amendment address relevant bushfire risk? 

A bushfire risk assessment was prepared to inform the structure plan by XWB consulting in 2020. The 
town is in a Bushfire Prone Area (BPA) and some land is under the Bushfire Management Overlay 
(BMO) namely the Don Wallace Reserve and a small reserve to the north west of the town (though not 
the Future Growth Investigation Area). These reserves are best described as small remnant woodland 
pockets. In the wider context, the Inverleigh Flora and Fauna Reserve is immediately south of 
Teesdale, the Bannockburn Flora and Fauna Reserve is located 7km to the east of Teesdale and the 
Brisbane Ranges are 15km to the north.  

The bushfire risk assessment determined that most of the town, other than the interface with the two 
reserves is not exposed to a potential extreme bushfire. The assessment indicated that access is 
available to areas in Teesdale township which offer a higher level of protection from the impact of 
bushfire, or alternatively, east towards the Bannockburn township. The assessment determined that 
the Future Growth Investigation Area is low risk bushfire area and could potentially be developed with 
appropriate bushfire mitigation measures. The key measures include a perimeter road and sufficient 
separation distance to reduce the BAL rating within the precinct to 12.5. It is also identified that the 
separation area would need to be appropriately managed to reduce fuel loads. A more detailed 
bushfire assessment would be required at the rezoning stage, which is expressed within the structure 
plan as a requirement before Council would consider a rezoning proposal. 

Teesdale, whilst still subject to significant bushfire risk, is well placed compared with much of regional 
Victoria in regard to fuel loads in the vicinity of the town. On this basis encouragement of infill is 
considered appropriate. 

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

The amendment is consistent with the Ministerial Direction - The Form and Content of Planning 
Schemes under Section 7 (5) of the Planning and Environment Act 1987. The amendment is also 
consistent with Ministerial Direction 15 The Planning Scheme Amendment Process and Ministerial 
Direction 11 Strategic Assessments of Amendments. 

The amendment was referred to Environmental Protection Authority (EPA) to satisfy Ministerial Direction 
19 on the Preparation and Content of Amendments that May Significantly Impact the Environment, 
Amenity and Human Health. The EPA had no concern with the amendment. Council will further consider 
contamination through a planning scheme amendment process in the consideration of any future 
rezoning of the Future Growth Investigation Area.   

How does the Amendment support or implement the State Planning Policy Framework and any 
adopted State policy? 

The amendment implements several State Planning Policies. In particular: 

 Clause 11.01-1S Settlement, by providing guidance for the sustainable development of Teesdale  

 Clause 11.01-1R Settlement – Geelong G21, Teesdale is recognised in the G21 Regional Growth 
Plan as an area which is earmarked for planned growth. The growth identified in the G21 Regional 
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Growth Plan is to occur within the identified Future Growth Investigation Area, with the opportunity 
for incremental infill also identified 

 Clause 11.01-1L Settlement, by identifying that future residential growth should be directed to 
town centres. 

 Clause 11.02-1S Supply of urban land, by delivering a framework for managing the growth of 
Teesdale. 

 Clause 11.02-2S Structure planning in the following ways: 
o Enables the ongoing delivery of land and seeks to provide clear direction on locations where 

growth could potentially occur. 
o Sets the context for more sustainable and liveable urban areas.
o Provides for improved walkability. 

How does the Amendment support or implement the Municipal Planning Strategy? 

The amendment supports the Municipal Planning Strategy including: 

 Clause 2.03-1 Settlement – small towns, by not extending the existing town boundary of 
Teesdale, limiting future rezoning to areas already identified and promoting infill development. 

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

The amendment makes proper use of the Victoria Planning Provisions by providing local content to 
support State Policy at Clause 11. The amendment is based on broad direction from the Teesdale 
Structure Plan, with a framework plan central to this strategy. The Planning Policy Framework is the 
most appropriate part of the Planning Scheme to include direction at this level of detail. 

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

Agencies were consulted during the preparation of the structure plan and the planning scheme 
amendment including the CFA, EPA, Corangamite Catchment Management Authority, Barwon Water, 
Department of Education and Training and the Wadawurrung Aboriginal Corporation. The CFA 
submitted views that needed to be considered and the amendment addresses these views by requiring 
further bushfire assessments to be undertaken before rezoning proposals are considered.  

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

The amendment is not expected to have any significant impacts on the transport system as defined by 
the Transport Integration Act 2010.

Resource and administrative costs 

 What impact will the new planning provisions have on the resource and administrative 
costs of the responsible authority? 

The amendment does not include any new permit triggers and is not anticipated to affect the 
resource and administrative costs of the responsible authority. In the long run there may be 
impacts if the north east precinct is rezoned and developed, however the precinct is already 
established as a growth precinct in the G21 Regional Growth Plan. 

Where you may inspect this Amendment 

The amendment can be inspected free of charge at the Golden Plains Shire Council website at 
www.goldenplains.vic.gov.au; or 

The amendment is available for public inspection, free of charge, during office hours at the following 
place: 

 Golden Plains Shire Council, 2 Pope Street, Bannockburn 

The amendment can also be inspected free of charge at the Department of Environment, Land, Water 

http://www.goldenplains.vic.gov.au/
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and Planning website at www.planning.vic.gov.au/public-inspection or by contacting 1800 789 386 to 
arrange a time to view the amendment documentation. 

http://www.planning.vic.gov.au/public-inspection
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