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Town Riddells Creek

towns in order to maintain a sense of community identity.

Recommended - Given the existing railway infrastructure, community infrastructure and close proximity to Gisborne and Sunbury, it is recommended

Outcome that Riddells Creek could accommodate a population of approximately 6,100 by 2036. This would require additional land to be
rezoned residential. In order to preserve the character of Riddells Creek, it is recommended additional character work is undertaken
through an ODP process to ensure appropriate planning for growth.

Justification of the - The recommended outcome has regard for high historical demand patterns.
:)i(i[ggn,:]eended - There is a strong justification for growth in Riddells Creek based on existing railway infrastructure provision and community facilities.
Implications for - Given estimated land supply of 4,400, additional land will be required to be rezoned for residential purposes out to 2036.

0] prErieian - ltis likely that additional land may be required for commercial and industrial purposes out to 2036. Some or all of the 2.1 ha of

vacant land currently zoned Business Zone 3 in Riddells Creek could be utilised or if necessary rezoned to meet this need.
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Figure 17 > Riddells Creek: Constraints on Development, Town view
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Figure 18 > Riddells Creek: Constraints on Development, Locational view
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Role - The existing role of Romsey is a District Town (2,000-6,000 residents).

- Itis likely that this role will change to a Large District Town (6,000-10,000) by 2036.

Main Features - Romsey has a range of retail businesses providing weekly shopping requirements.

- Employment within the town is limited and there is a high level of commuting — only 29% of workers are employed in the Macedon
Ranges Shire.

- Romsey is not connected to a rail system and there are concerns regarding the standard of existing road infrastructure connecting
the town with the southern areas of the Shire and the Melbourne Metropolitan area.

- Significant local land systems / features include an attractive, undulating rural landscape within a belt of productive agricultural land.
Residents enjoy the ‘rural lifestyle’ offered by the township.

Existing - Reticulated sewer, water, gas and stormwater

IESTIEITE - Primary school, indoor sports centre, Council service centre / library.

Existing land - Existing residentially zoned land could accommodate approximately 6,200 people.

supply

Key policy / Romsey ODP

f;::i?l)ées - Council has prepared an Outline Development Plan (ODP) which provides a detailed plan for the future residential, commercial and

industrial growth of Romsey.
Key influences recognised in the development of this plan include:
- Protecting heritage assets, including the Main Street streetscape.
- Protecting the semi-rural landscape along the Melbourne-Lancefield Road.

- Providing employment, industrial and commercial development opportunities for the future, to help redress the imbalance between
residential land and employment opportunities in Romsey.

- Encouraging medium density residential development close to facilities, transport links and services, in recognition of changing
demographics including an increasing proportion of one and two person households.
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- There are a number of additional studies which have been completed to inform the ODP.

Macedon Ranges Planning Scheme

- Key objectives outlined in Clause 22.02-6 for Romsey include:

- To commit to urban development within defined township boundaries to protect agricultural land.

- To protect the townscape and heritage features of the town.

- To consolidate the retail area on the west side of the main street and provide for limited highway orientated uses.

- To provide for a greater mix of housing densities and styles as the town grows.

Township - Romsey forms the major urban centre in the east of the Macedon Ranges Shire, and is located on a valley plane bound by ranges to
Character both the east and west. Romsey has a crisp township edge which is bordered by predominantly a rural landscape. Deep Creek to

the east of the township is a significant landscape feature.
(Source: Aspect

Studios 2010) - The Melbourne-Lancefield Road runs north / south through the centre of the township and lined by a significant avenue of large
exotic trees which provide a formal sense of arrival. The avenue continues through to Lancefield visually connecting the two.

- Romsey'’s town centre flanks the Melbourne-Lancefield Road on both sides, with residential precincts to the east and west. It
appears that the townships initial development was with the grid street layout which tightly bound the town centre. The more recent
street layouts are more mixed, with some curvilinear layouts and cul-de-sacs similar to a typical suburban character.

Potential threats to character:

= Fragmentation of the existing compact square town boundary with views to surrounding rural landscape. If town is to grow a
hard street edge should mark the town boundary.

= Lack of development of infill areas before periphery expansion.

= Loss of the strong main grid street pattern in new developments.
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Opportunities for -
development

Constraints on -
development

Recommended -
Outcome

Justification of -
the recommended
outcome

Supply estimates indicate potential capacity for approximately 6,000 people on existing residentially zoned land.

Given the limited services and transport infrastructure which current exist in Romsey, there is an opportunity to retain the unique
village atmosphere that the township currently provides. This would offer a unique lifestyle choice for residents of Macedon Ranges
Shire.

Romsey is not connected to a rail system and there are significant concerns regarding the standard of existing road infrastructure
connecting the town with areas to the south.

Through consultation several community members expressed a desire for increasing the size of Romsey, primarily for the purpose of
achieving the population level required to sustain a secondary school. However, in light of the fact that Romsey residents currently
enjoy the choice of ten secondary schools within a 45 minute radius, it is unlikely that a secondary school would be delivered®.

A key physical constraint to growth in Romsey is the need to preserve the rich agricultural soils surrounding the town. Other
constraints are identified in Figures 19 and 20. While additional work should be undertaken to further assess the value of the
agricultural land surrounding Romsey, indicative assessments indicate that the footprint of Romsey should not be extended. Since
the precautionary approach must be adopted, the population Romsey is expected to accommodate should be limited to the current
carrying capacity of the land. Additional work should also be undertaken through the Rural Living Strategy to evaluate opportunities
to accommodate denser populations within the RLZ land.

Based on the lack of railway infrastructure, limited community services and concerns regarding the existing road infrastructure in
comparison to other towns in the Shire, it is recommended that Romsey could accommodate a population of approximately 6,200 by
2036.

Undertake additional work to evaluate the value of the agricultural land surrounding Romsey as well as opportunities to increase the
density of populations within existing RLZ land.

The recommendation is consistent with the Romsey ODP
Preserves of the rural town character and the lifestyle this delivers.

Ensures the conservation of rich agricultural land beyond the town boundary by preventing expansion of the urban footprint.

* Schools within a 45 minute radius: Candlebark School, Gisborne Secondary School, Macedon Grammar School, Kyneton Secondary School, Salesian College, Sunbury
Downs Secondary College, Sunbury College, Hume Anglican Grammar, Braemar College and Sacred Heart College.
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- Such a level of growth could be met by existing infrastructure and service capacity while ensuring that significant growth is not
promoted along the Melbourne-Lancefield Road.

Implications for - Further rezoning of residential land, beyond that provided by the Romsey ODP, will not be required out to 2036.

0] prErieian - The Romsey ODP provides for rezoning of approximately 3.5 hectares of land on the western side of the Melbourne-Lancefield

Road from Residential 1 and Business 4 to a Business 1 Zone. Along with existing vacant and underutilised Business 1 Zone land
this should comfortably accommodate the level of commercial demand associated with the recommended level of population growth.

- Industrial provision identified by Urban Enterprise and reflected in the Romsey ODP indicates an additional 19 hectares of industrial
land is required to support the growth of Romsey as recommended.
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Figure 20 > Romsey: Constraints on Development, Locational view
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Role - The existing role of Woodend is a District Town (2,000-6,000 residents) and is unlikely to change by 2036.

Main Features - Woodend’s character is defined by its township setting in a valley surrounded by forest and bushland areas, significant views of
Mount Macedon and Hanging Rock, and close proximity to forests particularly along Black Forest Drive.

- Located approximately 70 km north-west of Melbourne, Woodend is 560 metres above sea level.
- The town consists of historic buildings and streetscapes.

- A train station is located in the town and many of Woodend’s population regularly commute to Melbourne.

Existing - Reticulated sewer, water, gas and stormwater.

I ESIIEITE - Within close proximity to the Calder Freeway and railway line.

- Council service centre / library, indoor sports centre and two primary schools.

Existing land - Existing residentially zoned land could accommodate approximately 5,100 people to 2036. This has taken into regard existing
supply environmental constraints where possible.

Key policy / Macedon Ranges Planning Scheme

:;ziﬁies Clause 22.02-3 of the Macedon Ranges Planning Scheme outlines the following objectives in relation to the use and development of

land in Woodend township and environs as shown on the Woodend Township Structure Plan:
- To reinforce key urban functions and the role of Woodend as a major township in the Shire.

- To recognise that limits to the growth of Woodend need to be established based on protecting the landscape, environmental and
lifestyle qualities and infrastructure limitations.

- To protect Woodend’s landscape and townscape character.

Township - The Woodend Township is located towards the centre of the Macedon Ranges Shire sitting within a gentle hillside valley bordered
Character by the Macedon Ranges to the east and the densely planted Black Forest to the north-west.
(Source: Aspect - Woodend is accessible from all directions with the notable entrance from the south along the densely vegetated Black Forest Road.

Studios 2010) The most significant entry into Woodend is the ‘Avenue of Honour’ from the north along Macedon-Wooden Road which is one of the
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most important intact examples in the Macedon Ranges Shire if not the State.

- Woodend has significant views across the lower slopes of Mount Macedon and further north to Hanging Rock which form an
important backdrop to the township, enhancing the semi rural character of the township.

- The street layout has maintained a fairly uniform grid street layout around the natural and cultural features of the township. The
street layout has grown along the main access road leading in all directions out of town. The majority of the residential development
is quite established in character with larger lot rural residential development radiating outwards from the town’s periphery. The large
amount of trees within the township helps defines Woodend's character within the Shire.

Potential threats to character:

= Lack of township boundary through wide transition (low density residential) zones.

= Lack of street trees and pedestrian paths.

= The loss of rural character of entries, through lack of street tree and roadside reserve planting.

= Large scale development on the periphery that reduces the sense of centralising and township scale.
= |Inappropriate suburban style residential subdivisions.

= Any dilution or linear extension of the main heritage street character and commercial focus area.

Opportunities for - Supply estimates indicate potential capacity for approximately 5,100 people on existing residentially zoned land.

CIRYE RmEE - There is an opportunity to limit development in order to preserve Woodend as a tourism destination within the Shire.

Constraints on - Consultation revealed strong community sentiment around future development of the town. While it was generally recognised that
development development would occur, it was clear the community would like to limit development to that which was able to be accommodated
without jeopardising the character of the town.

- The preservation of character is particularly important in light of the tourism role the town plays.

- Key physical constraints to Woodend are illustrated in Figures 21 and 22. These include wildfire risk to the south and east of the
town, protection of native vegetation, and potential areas of cultural sensitivity and inundation risks along waterways.
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Recommended - Given the role of Woodend as an emerging tourism destination, as well as the environmental constraints to the south and east, it is
Outcome recommended that Woodend follow a growth path consistent with the volume of growth it has experienced over the past 15 years.
Woodend should therefore seek to accommodate a population of approximately 4,400 by 2036.

Justification of - The recommended outcome acknowledges existing environmental constraints such as wildfire risk and vegetation protection and
the recommended the importance of protecting the tourism attributes of the settlement.

outcome

Implications for - No further land is required to be rezoned for residential purposes out to 2036.

[N e sta - In the medium-long term, an additional 1-2 ha of Business 1 Zone land may be required to meet commercial demand. However this

should not be allowed to undermine the main street heritage character or fragment the commercial area.

- The analysis suggests that there will be potential demand for approximately 12ha of additional industrial land during the life of the
Strategy. However, it may not be necessary or appropriate to provide for all of this growth at Woodend, given the surplus of
industrially zoned land at Kyneton. Any industrial expansion would need to avoid any adverse impacts on the character of
Woodend and its tourism role.

- It is recognised that there are some existing industrial businesses for which additional growth should be facilitated, if required, to
maintain local employment.
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Figure 22 > Woodend: Constraints on Development, Locational view
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6 Summary Recommendations

The extensive consideration of factors analysed in Section 5 has produced a
recommendation for Macedon Ranges to plan for growth to approximately 55,460
people by 2036.

Figure 23 provides an overall interpretation of the desired future for the Shire,
based on the recommended outcomes for each settlement.

Overall, the Strategy directs the highest level of growth to the towns with the
greatest infrastructure capacity to accommodate it — particularly those towns on
the Bendigo railway line, providing good public transport access.

The Strategy consolidates the roles of Gisborne and Kyneton as the main towns
in the Shire. These communities have the strongest employment base and the
best community and transport infrastructure. Current zoning and planning already
provides for substantial growth in these towns. Only limited development is
anticipated in Malmsbury, as neighbouring Kyneton is better placed to
accommodate substantial growth.

The Strategy sees Romsey and Lancefield providing a more modest level of
growth, reflecting the more limited infrastructure available and the need to protect
both the character of these towns and the higher quality agricultural land around
them. Woodend is placed on a more modest growth path, with limitations relating
to flooding, native vegetation and wildfire risk. Community concern about the
character impacts of significant growth at Woodend is consistent with the expert
landscape evidence, which suggests that large scale peripheral development
would undermine that character. The Strategy supports Woodend's role as
tourism town.

Development in Macedon and Mount Macedon is restricted in recognition of the
high wildfire risk and environmental constraints. This continues the longstanding
planning policy for this area.

The Strategy avoids further dispersal of residential development across the rural
areas of the Shire. There is limited scope to accommodate growth in the smaller
settlements, although Tylden in particular has some potential. The potential for
further rural living development is restricted by a number of factors. No expansion
of rural livnhg areas is envisaged, although there may be the potential for
intensification of some existing rural living areas around Gisborne.

The Strategy provides for industrial and commercial development in association
with residential growth and seeks to achieve a better balance between housing
and employment. This balance is critical, given a history of growth driven by long
distance, car based commuting.
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Overall the Strategy provides for 90% of the population growth projected by the
State Government’s Victoria in Future projections. Tis overall growth has been
generated through a bottom-up approach, assessing the population growth each
town can reasonably accommodate from a sustainability perspective and
aggregating this at a shire-wide level.

In terms of planning for future development, the majority of settlements in the
Shire already have available zoned land which would enable these population
projections to be realised. Such recommendations align with the aim of
developing sustainable communities: directing growth towards strategically
identified locations; building on existing infrastructure; and protecting the values
and natural amenity considered unique to the Macedon Ranges Shire.
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Figure 23 > Macedon Ranges Shire, Recommended Future 2036
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7 Conclusion

In conclusion, the Settlement Strategy and associated Context and Moving
Towards Sustainable Communities Reports have sought to provide guidance for
Macedon Ranges Shire in the sustainable management of future urban growth.

Through detailed analysis of contextual issues influencing urban development in
the Shire, key settlements have been identified where growth should be directed
out to 2036. Recommendations have been presented regarding appropriate levels
of future growth in each of these settlements and should provide for in future
planning.

This strategy does not identify specific land parcels for this growth. For the most
part the Strategy and its recommendations for growth can be accommodated on
existing zoned and committed urban land. Where additional land or intensification
of existing residential land, this is required will be the subject of further work.

The Blueprint for Regional and Rural Victoria notes: ‘Regional Victoria today is in
a strong position and regional lifestyles, opportunities and amenities are better
than ever. But more challenges lie ahead... planning policies can help keep new
and established communities strong, healthy and safe in the face of significant
change.” The development of the overarching Settlement Strategy enables
Macedon Ranges Shire to continue striving towards the goal of sustainable
communities which meet the diverse needs and values of existing residents,
visitors and future generations.
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Appendix 1 — Theoretical Population Growth Scenarios

This appendix outlines a number of theoretical scenarios for Macedon Ranges
Shire and their implications. These are not growth options, but rather provide a
range of ways to look at the future growth of Macedon Ranges on a purely
theoretical population basis.

The three scenarios are:

1. Applying growth forecast for Regional Victoria generally
2. Projecting the historical magnitude of annual growth

3. Applying Victoria in Future (VIF) Projections (2008)

The implications of each of these growth scenarios will now be considered in turn.

Note: population projections have been included for the smaller rural towns as an
aggregate. Both this figure and the population of the rural balance of the Shire have been
held constant in all scenarios.

1. SCENARIO 1: Applying growth forecast for Regional Victoria generally

This scenario is based on applying the growth projected by VIF® for regional
Victoria generally between 2006 and 2036 (1.1%) to each of the nine towns of
Macedon Ranges.

This scenario maintains the existing roles of settlements in the Shire,
acknowledging Gisborne and Kyneton as the primary foci for future growth since
they currently represent areas of highest population concentration. Table 1.1
shows how the application of the average annual growth rate (AAGR) for Regional
Victoria compares to existing population distribution in Macedon Ranges Shire.
This is represented graphically in Figure 1.1.

® Department of Planning and Community Development (2008) Victoria in Future 2008 — Population Projections.
Contains current population and household projections of the Victorian State Government.
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Table 1.1 > Comparison of Population Growth applying AAGR for Regional Victoria

2006 Population 2036 AAGR for Regional Victoria
applied
Gisborne 8,900 12,300
Kyneton 5,700 7,900
Lancefield 2,000 2,900
Macedon 1,400 1,900
Malmsbury 700 900
Mt Macedon 1,100 1,200
Riddells 3,500 4,800
Creek
Romsey 4,100 5,600
Woodend 3,700 5,100
Rural Towns 4,130 4,500
Balance 4,770 4,770
Total 40,000 51,770

The implications of Growth Scenario 1 are detailed below.

Implications:

- Largely maintains existing character, - Does not consider the varying capacity of
general size and lifestyle experience of different towns to accommodate growth,
most settlements in Macedon Ranges based on community aspirations,

Shire. environmental constraints and available

- Lower growth overall may generally infrastructure.
protect environmental values and - Does not consider already existing and
productive agricultural land. proposed land supply.

- Does not allow settlements to
accommodate varying rates of growth as
has historically been the case.

- Accommodates only 83% of the VIF
projections for Macedon Ranges.
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Figure 24 > Applying AAGR for Regional Victoria
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2. SCENARIO 2: Projecting the historical magnitude of annual growth

In this scenario, the average number of additional people per year added to the
population of each of the towns® over the past 15 years is applied to the towns for
the period 2006 to 2036.

Compared to the first scenario, this scenario recognises the trend towards higher
growth rates in Gisborne, Romsey and Riddells Creek in recent times given their
proximity to Melbourne.

Table 1.2 provides a comparison of how the reflecting magnitude of growth by
town between 1991 and 2006 into the future compares to the existing population
in Macedon Ranges Shire. This is represented graphically in Figure 1.2.

Table 1.2 > Comparison of Population Growth applying reflected magnitude of growth
by town (1991 — 2006

2006 Population Projecting the historical
magnitude of annual growth

Gisborne 8,900 14,900
Kyneton 5,700 6,000
Lancefield 2,000 2,300
Macedon 1,400 1,400
Malmsbury 700 900

Mt Macedon 1,100 1,200
Riddells Creek 3,500 5,500
Romsey 4,100 6,700
Woodend 3,700 4,400
Rural Towns 4,130 4,500
Balance 4,770 4,770
Total 40,000 52,570

The implications of this growth scenario area detailed below.

Implications:

- Provides opportunity for more organic - Does not consider the varying capacity of
growth without planning controls (demand different towns to accommodate growth,
led). based on community aspirations,

- Acknowledges historical growth trends. environmental constraints and available

infrastructure.
- Higher levels of growth may result in
negative impacts on the character and

® Growth in estimated ERP by Town between 1991 and 2006: Towns in Time - Department of Planning and
Community Development; ERP extrapolation applied ABS ERP data.
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environmental values unique to the
settlements of Macedon Ranges Shire.

- Allowing for demand led growth could
result in inefficient infrastructure upgrade
requirements or expansion of settlement
footprints that are inappropriate when
considered in the broader context of the
Shire.

- May not be consistent with the aim of
developing sustainable communities.

- Accommodates only 84% of VIF
projections.
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Figure 1.2 > Applying the reflected magnitude of growth by town (1991-2006)
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3. SCENARIO 3: Applying Victoria in Future (VIF) Projections (2008)

This scenario applies the Victoria in Future (2008)" population forecasts to the
2006 estimated resident population (ERP) by town. This is arguably the most
likely ‘business as usual’ growth scenario, if growth is not actively directed.

The scenario would see Gisborne become a more dominant town within Macedon
Ranges, while also increasing the proportion of the Macedon Ranges population
living in Romsey. A slightly smaller proportion of the population would be living in
Kyneton compared with 2006 figures. Such growth would encourage use of
existing infrastructure and consolidation of development in Gisborne.

Table 1.3 provides a comparison of how the application of the VIF projections
compares to the existing population in Macedon Ranges Shire. This is
represented graphically in Figure 1.3.

Table 1.3 > Comparison of Population Growth applying VIF projections (2008
2006 Population Applying the VIF Projections 2008

Gisborne 8,900 16,400
Kyneton 5,700 8,900
Lancefield 2,000 3,200
Macedon 1,400 1,700
Malmsbury 700 1,500
Mt Macedon 1,100 1,200
Riddells Creek 3,500 6,100
Romsey 4,100 8,700
Woodend 3,700 5,900
Rural Towns 4,130 4,500
Balance 4,770 4,770
Total 40,000 62,870

The implications of this growth scenario area detailed below.

Implications:
- Meets the population projections of VIF - The high population forecast is likely to
- Utilises existing land supply have a significant impact on the existing

character of settlements.

- Does not direct growth to maximise use of
existing infrastructure and consolidation of
development in strategically identified

"Department of Planning and Community Development (2008) Victoria in Future 2008 — Population Projections.
Contains current population and household projections of the Victorian State Government.
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settlements deemed suitable for
sustainable communities.

- Higher growth may not protect
environmental values and productive
agricultural land.

- Most likely to exacerbate the
unsustainable pattern of development
based on mass commuting to the
metropolitan area.
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Figure 1.3 > Applying the VIF projections (2008)

Legend
= Shire Boundary
=== Freeway
= Major Roads
tmnnn Rajlway
[ Water Bodies/Courses
. Regional Centre
. Large District Town
. District Towns
. Small Towns
Villages
@ Hamlets

° Localities

Populaiio
16,400
Bullengarook

South Gisborne
CPG Australia Pty Lid

w,,/”Jg\c:,{,,m,ﬁ.“
0% st

I Macedon Ranges - 2036 VIF Hierarchy it Tersp s By Bl Ut S Ay

Page 82



Appendix 2
Consultation Methodology




Macedon Ranges Shire Council
Settlement Strategy

4 CPG

Appendix 2 — Consultation Methodology

Effective consultation and community engagement is an essential part of the
Macedon Ranges Settlement Strategy.

First Stage
In developing the context report a range of consultation approaches were

undertaken, including:

-  Weekday & weekday listening posts held on the streets of four settlements in
Macedon Ranges Shire.

- Enquiry by Design workshops held internally with Council staff and key
agencies.

- Website updates and uploaded material from public meetings, including an
address for written submissions.

Second Stage
Further to this process, CPG held a number of public workshops throughout the

Shire in conjunction with the Council. The workshops included a presentation of
the contextual material followed by a comprehensive discussion of a number of
concepts for the future growth of Macedon Ranges, in addition to forecast
demographics. Participants were presented with a series of maps illustrating
settlement options at a Shire level and asked to discuss the various options and
present their views to the room. The workshops provided the opportunity for
residents to voice their concerns and aspirations regarding the Settlement
Strategy and were extremely well attended, with approximately 200 people
attending the four workshops.

Third Stage
Leading on from the public workshops a series of growth options were developed

specific to each settlement, with particular emphasis on the supply and demand
assessment. These growth options were presented to Council staff through a
succession of internal meetings, aimed at gaining a holistic view of the implication
for the Shire overall as well as particular issues associated with specific
settlements. Key findings from these meetings related to the provision of existing
services and facilities and infrastructure. This information was then utilised in the
Moving Towards Sustainable Communities report, which provided a more detailed
analysis of the existing and future sustainability of settlements in the Shire.

From the internal Council discussions a range of growth scenarios and forecast
demographics for each town were identified and canvassed with Councillors over
three in-depth meetings. These scenarios are the basis for the Strategy, with
objective and strategies derived from the town specific recommendations.
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Appendix 3 — Background Town Analysis

This appendix outlines the capacity and opportunities for towns to accommodate
growth based on a technical population analysis.

Table 4 > Population Growth Scenarios in Macedon Ranges

2006 2036 AAGR for Projecting the 2036 VIF

Population Regional Victoria historical 2008
applied magnitude of Population

annual growth applied

Gisborne 8,900 12,300 14,900 16,400
Kyneton 5,700 7,900 6,000 8,900
Lancefield 2,000 2,900 2,300 3,200
Macedon 1,400 1,900 1,400 1,700
Malmsbury 700 900 900 1,500
Mt Macedon 1,100 1,100 1,200 1,200
Riddells Creek 3,500 4,800 5,500 6,100
Romsey 4,100 5,600 6,700 8,700
Woodend 3,700 5,100 4,400 5,900
Rural Towns 4,130 4,500 4,500 4,500
Balance 4,770 4,770 4,770 4,770
Total 40,000 51,770 52,570 62,870

Source: CPG Australia

7.1 Gisborne / New Gisborne

7.11 Evaluation of Residential Growth Scenarios
Table 6 shows the population of Gisborne under each of the growth scenarios and
relative to the effective population capacity the unconstrained land in Gisborne

can accommodate.

Table 5 > Population Growth Scenarios in Gisborne

% supply required to

Average effectively
Annual accommodate popn Annual
Growth within current Population
Population Increase Rate unconstrained land Increase
2006 Population 8,900
2036 AAGR Reg Vic 12,300 38% 1.1% 72% 113
Reflecting the quantum
growth in est ERP by 87
Town 1991-2006 14,900 67% 1.7% 88%
2036 VIF 2008 Popn
Applied 16,400 84% 2.1% 96% 50

Effective Supply* 17,000
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*Effective supply — the population capacity that can be effectively accommodated within the
unconstrained land zoned for residential purposes. This estimate takes into account changing average
household size and an allowance for unoccupied private dwellings.

The recommendations of this strategy need to have strong regard for the
directions outlined in the Gisborne ODP, which identifies growth to a population of
12,070 by 2031, within the area covered by the ODP, which is significantly smaller
than the Settlement Strategy study area for Gisborne. There has been very
significant community and stakeholder engagement in the ODP process over a
number of years and the resulting Planning Scheme Amendment is well
advanced.

The low projection of growth (12,300 reflecting the average annual growth for
Regional Victoria) will not meet the population as directed in the ODP. In
comparison, allowing population growth to the level forecast through the VIF will
provide a population almost 70% larger than the current population. This would be
likely to have negative impacts on character and amenity.

On this basis, facilitating population growth in line with the order of magnitude
Gisborne has historically accommodated would seem to offer a population size
which is consistent with the ODP, able to be accommodated through existing
residentially zoned land, and offer a population which can be accommodated
more consistently with character and the way Gisborne has evolved over the past
15 years.

Evaluation of Economic Role of Gisborne
Commercial Land Provision

This strategy relies on the Commercial Assessments undertaken by Tim Nott:
Economic Analysis and Strategy for Gisborne (2009).

This assessment suggests that, in the period to 2031, between 4 ha and 6 ha of
additional development land will be required to accommodate commercial
development in the Gisborne town centre. This assessment allows for the
development of local activity centres in New Gisborne, West Gisborne and South
Gisborne.

This assessment depends on Gisborne being able to retain a much higher share
of spending in household goods, a retail category in which escape spending from
the trade area is presently over 70%. Capture of more resident spending in this
category will depend on investment by particular types of retailers, such as a
discount department store (DDS), or outlets selling furniture, floor coverings,
hardware, white goods and so on. Many of these retailers require large format
shops and may prefer to be clustered together. As an indication of the potential
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development footprint, a DDS of 4,000 sg m is likely to require a site of 1.5 ha to
accommodate ground level development.

Sites for large format retailers are in short supply in the town centre. With the
exception of the allotment where the municipal offices are located, all other
potential locations within the centre will require redevelopment of some existing
uses. Even then, large developments are likely to require multiple levels to
accommodate parking. Another option would be to accommodate some peripheral
commercial activities (bulky goods, wholesalers, automotive activities etc) away
from the town centre altogether. However, there are few good sites with sufficient
exposure to be attractive to investors.

Even if some activities could be located outside the town centre, it would be
important to retain core retail and other commercial activities within the centre.
There is some leeway for the proposed local centre at New Gisborne to develop
into a small neighbourhood centre (containing a small supermarket) given
adequate population growth.

Because of the high level of existing vacant space in the Gisborne town centre
and the expected pattern of growth in available retail spending in the trade area, it
is likely that demand for additional commercial space will not be strongly felt until
after 2021. Nevertheless, there may be some potential operators for whom the
existing space is not configured appropriately and who will require large format
spaces in the meantime. Future planning should identify appropriate locations for
such activities. Fortunately, there does appear to be a number of years in which to
plan and assemble sites for the largest potential developments in the town centre.

On the basis of this analysis, which is quite optimistic in that it relies on Gisborne
retaining a much higher share of spending in household goods, it is reasonable to
assume that this assessment of between 4 and 6ha is sufficient to accommodate
commercial land demand out to 2036 even under the highest population growth
forecast (VIF population forecast).

Industrial land provision

The Gisborne ODP and Planning Scheme Amendment C67 identify a 42 ha area
for future industrial expansion in New Gisborne. This will meet the demand
identified by Urban Enterprise in their analysis of industrial land.
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Kyneton
Evaluation of Growth Scenarios
Table 7 shows the population of Kyneton under each of the scenarios, relative to

the effective population capacity the unconstrained land in Kyneton can
accommodate.

% unconstrained

land supply
required to
effectively Annual
accommodate Population
Population Increase AAGR forecast popn Increase
2006 Population 5,700
2036 AAGR Reg Vic 7,900 39% 1.1% 92% 73

Reflecting the
quantum growth in
est ERP by Town

1991-2006 6,000 5% 0.2% 70% 10
2036 VIF 2008 Popn

Applied 8,900 56% 1.5% -3% 107
Effective Supply* 8,600

*Effective supply — the population capacity that can be effectively accommodated within the
unconstrained land zoned for residential purposes. This estimate takes into account changing average
household size and an allowance for unoccupied private dwellings.

The principal impediment to developing Kyneton to the level forecast through the
application of the VIF figures (i.e. 8,900) is the level of historic demand. The low
projection of growth (6,000) reflects the magnitude of growth Kyneton has
experienced over the past 15 years — just 10 people per annum.

Given the large supply of residentially zoned land in Kyneton, and the desire of
the community for growth, it will be important for the Council to be proactive in
facilitating the growth of Kyneton, as historical growth levels would suggest very
low growth would otherwise occur.

While allowing growth to the level forecast through the VIF will deliver a
population increase of 55%, this growth would both take advantage of the
existing effective capacity of zoned land and meet resident desire for a larger,
economically more vibrant town. Important in this growth will be ensuring
development is consistent with the preservation of the town character and the
tourism role Kyneton plays.
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Evaluation of Economic Role of Kyneton

Commercial Land Provision

Kyneton is an attractive activity centre with an extensive mix of retail, other
commercial and community uses. The centre draws heavily on the spending of
people from outside the immediate area — people from the wider region and
visitors travelling on the Calder Freeway. Currently the centre provides a
successful retail mix, managing to accommodate a variety of comparison goods
as well as local convenience goods.

This assessment suggests that the town centre can continue to provide this
central role for its trade area in the period to 2031. Over that time up to 1 ha of
land will be required to accommodate additional retail and other development.
This assessment allows for the development of local activity centres in east and
south Kyneton, modest development of peripheral sales on the edge of town and
minor additions to retail floorspace elsewhere in the Kyneton trade area.

There is sufficient vacant land and buildings to accommodate the expected growth
in the town centre, although developers of larger format uses may need to spend
time in assembling sites for redevelopment.

Based on the fact that the catchment informing this demand was 10,730 by 2031,
and the expected growing role of Bendigo as a Major Regional Centre in light of
the Blueprint for Regional Victoria leading to a cannibalisation of what may have
other-wise been a broader commercial catchment, the estimate of 1ha of land
required to accommodate addiitonal retail and other development is considered
sufficient to accommodate even the highest population growth forecast from the
scenarios outlined in Section 6.2.1 (VIF population forecast).

Industrial land provision

Industrial provision identified by Urban Enterprise indicates that Kyneton is
forecast to have a substantial oversupply of industrially zoned land, even at 2031.
This analysis was based on servicing a population of some 6,400 people
(Macedon Ranges Social Development Unit) which is sits between the ‘scenario
2’ and ‘scenario 1’ population projections outlined above. Clearly Kyneton's
vacant industrially zoned land more than meets the demand for local job
containment.

The extent to which Kyneton should be providing the industrial zoned land needs
of neighbouring towns will be considered further in the recommendations.
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7.3 Lancefield

Evaluation of Growth Scenarios

Table 8 shows the population of Lancefield under each of the scenarios, relative
to the effective population capacity the unconstrained land in Lancefield can
accommodate.

Table 7 > Population Growth Scenarios in Lancefield

% unconstrained
land supply required

to effectively Annual
accommodate Population
Population Increase AAGR forecast popn Increase
2006 Population 2,000
2036 AAGR Reg Vic 2,900 45% 1.2% 97% 30

Reflecting the
quantum growth in est
ERP by Town 1991-

2006 2,300 15% 0.5% 7% 10
2036 VIF 2008 Popn

Applied 3,200 60% 1.6% 107% 40
Effective Supply* 3,000

*Effective supply — the population capacity that can be effectively accommodated within the
unconstrained land zoned for residential purposes. This estimate takes into account changing average
household size and an allowance for unoccupied private dwellings.

The principal constraints to developing Lancefield to the level forecast through the
application of the VIF figures (i.e. 3,200) are the relative geographical remoteness
of Lancefield, the relative inaccessibility of Lancefield and the traditional low
demand for growth.

While a very attractive, historic town, Lancefield is not well serviced by with public
transport or strong road infrastructure. Nor is it particularly well positioned to
accommodate population growth to service a large sustainable community. As
such, the historic growth numbers together with the effective population the
currently zoned land could accommodate, provide the best guidance to
determining an optimum population size for Lancefield.

Page 91



Macedon Ranges Shire Council
Settlement Strategy

7.3.1

4 CPG

Evaluation of Economic Role of Lancefield

Commercial Land Provision

While the work undertaken by Tim Nott: Economic Analysis and Strategy provides
an estimate of 0.25 ha of land required to accommodate the forecast additional
activity space in the Lancefield town centre over the period to 2036, this
assessment is made on an expectation of an increase in the population to almost
3,700 people by 2036. The population estimates relied upon in this strategy are in
the order of 2,300 (based on historical growth numbers) to 3,200 people (applying
the VIF extrapolated growth) with the limited growth likely to be encouraged given
the lack of public transport and inadequacy of the road provision to the town. On
this basis, together with the economic role of Lancefield within the broader
economic hierarchy, it is not anticipated that any significant retail and commercial
provision will be required to support the population of Lancefield out to 2036 and
indeed, Tim Nott’s report indicated that even the notional space requirement of
2,500 sg m by 2036 can readily be accommodated on Main Street, through
redevelopment of existing housing.

Industrial land provision
Lancefield has an existing area of vacant Industrial 3 Zone land of approximately
6 hectares.

Urban Enterprises’ assessment of Industrial Land needs in Lancefield was that
given the size, location and nature of the town, Lancefield is not considered an
appropriate location for future industrial activity.
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7.4 Macedon

7.4.1 Evaluation of Growth Scenarios
Table 9 shows the population of Macedon under each of the scenarios, relative to
the effective population capacity the unconstrained land in Macedon can

accommodate.

Table 8 > Population Growth Scenarios in Macedon

% unconstrained
land supply required

to effectively Annual
accommodate Population
Population Increase AAGR forecast Increase
2006 Population 1,400
2036 AAGR Reg Vic 1,900 36% 1.0% -36% 17

Reflecting the
quantum growth in est
ERP by Town 1991-

2006 1,400 0% 0.0% 100% 0
2036 VIF 2008 Popn

Applied 1,700 21% 0.6% -21% 10
Effective Supply* 1,400

*Effective supply — the population capacity that can be effectively accommodated within the
unconstrained land zoned for residential purposes. This estimate takes into account changing average
household size and an allowance for unoccupied private dwellings.

There is some argument that Macedon should be permitted to grow to support the
viability of the commercial centre, yet while this rationale has merit, such growth
should be limited. In the case of Macedon, historic growth does not provide an
indicator to demand since the restructure overlay has essentially prevented
development since 1980. Hence, it is difficult to determine underlying demand. If
fire constraints do not prohibit development in Macedon, it is expected that
Council should plan to accommodate moderate development rather than the VIF
applied growth to 1,700 people, given the range of constraints that exist.

7.4.2 Evaluation of Economic Role of Macedon

Commercial Land Provision

The population estimates relied upon in this strategy are in the order of a resident
population of 1,500 to 2,000 people with the minimal scope for growth in light of
environmental constraints. On this basis, together with the nominal economic role
of Macedon within the broader economic hierarchy, it is not anticipated that any
additional retail and commercial provision will be required to support the
population of Macedon out to 2036.
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Industrial land provision
Macedon currently has no land zoned for industry. Urban Enterprises’ assessment

of Industrial Land needs in Macedon was that given the size, location and nature
of the town, Macedon is not considered an appropriate location for future

industrial activity.
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7.5 Malmsbury

7.5.1 Evaluation of Growth Scenarios
Table 10 shows the population of Malmsbury under each of the scenarios, relative
to the effective population capacity the unconstrained land in Malmsbury can

accommodate.

Table 9 > Population Growth Scenarios in Malmsbur

% unconstrained

land supply
required to
effectively Annual
accommodate Population
Population Increase AAGR forecast Increase
2006 Population 700
2036 AAGR Reg Vic 900 29% 0.8% 82% 7

Reflecting the
guantum growth in
est ERP by Town

1991-2006 900 29% 0.8% 82% 7
2036 VIF 2008 Popn

Applied 1,500 114% 2.6% -36% 27
Effective Supply* 1,100

*Effective supply — the population capacity that can be effectively accommodated within the
unconstrained land zoned for residential purposes. This estimate takes into account changing average
household size and an allowance for unoccupied private dwellings.

The figures in Table 13 show that using the historical demand and average annual
growth of regional Victoria, the population is expected to increase from 700 to 900
people. There is little evidence to suggest that the extrapolated VIF figures
indicating growth to 1,500 people would be expected to eventuate. The relative
lack of supporting infrastructure, particularly compared to Kyneton, means that
growth projected through VIF could more sustainably be accommodated at
Kyneton rather than Malmsbury.

7.5.2 Evaluation of Economic Role of Malmsbury

Commercial Land Provision

The resident population estimates relied upon in this strategy are in the order of
900 to 1,500. On this basis, together with the economic role of Malmsbury within
the broader economic hierarchy, it is not anticipated that any additional retail and
commercial provision will be required to support the population of Malmsbury out
to 2036.
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Even if additional land were required, the existing town centre already carries
large areas of vacant land (including on the corner of Barker Street and the Calder
Highway) where there are opportunities for more intensive development of
existing premises.

Industrial land provision

Urban Enterprises’ assessment of Industrial Land needs in Malmsbury is that no
land should be zoned for industrial uses given the significant industrial land supply
in Kyneton.
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Mount Macedon
Evaluation of Growth Potential
Table 11 shows the population of Mount Macedon under each of the scenarios.

The numbers show that under either of the historical growth patterns (last 15
years) or applying the extrapolated VIF projections, Mount Macedon is not
expected to grow by more than 100 people over the period to 2036. This low level
of growth reflects the existing constraints in the town, which include very high
wildfire risk, slope and native vegetation issues and the absence of a reticulated
sewer system. All these factors mean that no additional population should be
planned to be accommodated at Mount Macedon.

Table 10 > Population Growth Scenarios in Mount Macedon

7.6.2

2006 Population 1,100
2036 AAGR Reg Vic 1,600
Reflecting the quantum growth in est ERP by

Town 1991-2006 1,200
2036 VIF 2008 Popn Applied 1,200
Effective Supply* 1,000

*Effective supply — the population capacity that can be effectively accommodated within the
unconstrained land zoned for residential purposes. This estimate takes into account changing average
household size and an allowance for unoccupied private dwellings.

Evaluation of Economic Role of Mount Macedon

Commercial Land Provision

The existing town centre of Mount Macedon sits in the Rural Conservation Zone,
which does not provide for business purposes. Tim Nott reported that in order to
allow the Mt Macedon activity centre to grow to its full potential as a local centre
serving residents and visitors, a potential solution would be to change the zoning
of the existing town centre precinct to Township Zone. The boundaries of this
Zone would require further discussion and consultation with land-holders but
should include some land capable of being further developed (including land on
the west side of Mt Macedon Road for example).

The Township Zone would allow development of commercial activities with a
permit (and not as of right as with the Business 1 Zone).

Industrial land provision

Urban Enterprises’ assessment of Industrial Land needs in Mount Macedon was
that given the size, location and nature of the town, Mount Macedon is not
considered an appropriate location for future industrial activity.
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7.7 Riddells Creek

7.7.1 Evaluation of Growth Scenarios
Table 12 shows the population of Riddells Creek under each of the scenarios,
relative to the effective population capacity the unconstrained land in Riddells

Creek can accommodate.

Table 11 > Population Growth Scenarios in Malmsbur

% unconstrained

land supply
required to
effectively Annual
accommodate Population
Population Increase AAGR forecast popn Increase
2006 Population 3,500
2036 AAGR Reg Vic 4,800 37% 1.1% -9% 43

Reflecting the quantum
growth in est ERP by

Town 1991-2006 5,500 57% 1.5% -25% 67
2036 VIF 2008 Popn

Applied 6,100 74% 1.9% -39% 87
Effective Supply* 4,400

*Effective supply — the population capacity that can be effectively accommodated within the
unconstrained land zoned for residential purposes. This estimate takes into account changing average
household size and an allowance for unoccupied private dwellings.

The low projection of growth (4,800 reflecting the average annual growth for
Regional Victoria) is not expected to meet demand since historical growth has
been tracking at 3.2% per annum. In comparison, allowing population growth to
the level forecast through the VIF will provide a population some 74% larger than
the current population which is likely to have challenges to character which will
need to be addressed.

Opportunities for growth of Riddells Creek include the historically high growth
patterns (AAGR 3.2% 1991-2006) and the existing rail infrastructure provision
including a rail station.

Challenges for Macedon Ranges Shire for the support of the high VIF projection

will include the cost of infrastructure servicing to deliver a sustainable community.
7.7.2 Evaluation of Economic Role of Riddells Creek

Commercial Land Provision

Riddells Creek has a small town activity centre providing local convenience
services, some professional services and a strong range of community service
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activities. The centre principally serves the people of Riddells Creek township
and immediate surrounds.

A major development has been proposed for the centre which would provide a
larger supermarket and further specialty shops. This would expand the centre
from a small neighbourhood activity centre to a more substantial neighbourhood
centre that could cater for most of the weekly shopping requirements of trade area
residents.

In addition to the proposed development, the assessment in this report suggests
that, in the period to 2031, around a further 1 ha of land will be required to
accommodate the growth of the centre. One option is that some or all of the 2.1
ha of vacant land currently zoned B3 adjacent to the centre could be rezoned for
town centre purposes to meet this need. Such a rezoning should only be
undertaken following the preparation of an urban design framework that provides
for the future shape and integration of the centre.

Industrial land provision

Industrial provision identified by Urban Enterprise indicates only a modest
additional provision will be required to support demand out to 2036. Urban
Enterprise note that considering the constrained existing supply of industrial land
and the local population base, it may be appropriate to set aside a small amount
of land for industrial use to cater for small service industrial businesses with any
larger scale industrial businesses located in New Gishorne.

It should be noted that the Business 3 zoned land (3.4 ha) referred to in the
commercial assessment above can also accommodate some industrial uses and
hence, the relative demands for commercial and industrial land will need to be
balanced.

Out to 2036 the additional industrial land provision in Riddells Creek is expected
to be in the order of 2-3ha.
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7.8 Romsey

7.8.1 Evaluation of Growth Scenarios
Table 13 shows the population of Romsey under each of the scenarios, relative to
the effective population capacity the unconstrained land in Romsey can

accommodate.

Table 12 > Population Growth Scenarios in Romse

% unconstrained

land supply
required to
effectively Annual
accommodate Population
Population Increase AAGR forecast Increase
2006 Population 4,100
2036 AAGR Reg Vic 5,600 37% 1.0% 93% 50

Reflecting the
guantum growth in
est ERP by Town

1991-2006 6,700 63% 1.7% -12% 87
2036 VIF 2008 Popn 153
Applied 8,700 112% 2.5% -45%

Effective Supply* 6,000

*Effective supply — the population capacity that can be effectively accommodated within the
unconstrained land zoned for residential purposes. This estimate takes into account changing average
household size and an allowance for unoccupied private dwellings.

Most notable from the population growth scenarios outlined in Table 16 is the
significant difference between each of the population forecasts. While the average
annual growth forecast for Regional Victoria generally would see Romsey’s
population increase to some 5,600 people, the historical growth patterns reflect an
increase to 6,700 while the Victoria in Future applied projections would have
Romsey grow to 8,700; about the same population as Gisborne and surrounds as
at 2006. This level may be regarded as ‘too big’ for many members of the Romsey
community. Further challenges to the desirability of growth to this level are the
limited public transport offerings for the Romsey population and the inferiority of
the Melbourne-Lancefield Road to adequately service even the existing
population. These factors, combined with the high-value agricultural land
surrounding Romsey, makes growth in Romsey beyond that which can be
effectively accommodated within the existing available land, undesirable.

If Romsey were to grow at the rate of Regional Victoria generally, there would be
sufficient existing and proposed residentially zoned land to accommodate this
population. However if Romsey is to continue to grown by the same number of
people each year it has increased by, there is insufficient land to accommodate
this population. It is important to note in considering various population growth
scenarios that the adopted Romsey ODP plans for a population of 5,095 people at
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2021 and 6,155 people in 2031 which represents demand for about 650 new
dwellings to 2021.

Evaluation of Economic Role of Romsey

Commercial Land Provision

The Romsey ODP provides for rezoning of approximately 3.5 hectares of land on
the western side of the Melbourne-Lancefield Road from Residential 1 and
Business 4 to a Business 1 Zone. Along with existing vacant and underutilised
Business 1 Zone land this should comfortably accommodate the level of demand
associated with the recommended level of population growth.

Industrial land provision

Industrial provision identified by Urban Enterprise and reflected in the Romsey
ODP indicates an additional 19 hectares of industrial land is required to support
demand to 2021.
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7.9.1 Evaluation of Growth Scenarios
Table 14 shows the population of Woodend under each of the scenarios, relative
to the effective population capacity the unconstrained land in Woodend can

accommodate.

Table 13 > Population Growth Scenarios in Romse

% unconstrained

land supply
required to
effectively Annual
accommodate Population
Population Increase AAGR forecast Increase
2006 Population 3,700
2036 AAGR Reg Vic 5,100 38% 1.1% 94% 47

Reflecting the
guantum growth in
est ERP by Town

1991-2006 4,400 19% 0.6% 81% 23
2036 VIF 2008 Popn

Applied 5,900 59% 1.6% -9% 73
Effective Supply* 5,400

*Effective supply — the population capacity that can be effectively accommodated within the
unconstrained land zoned for residential purposes. This estimate takes into account changing average
household size and an allowance for unoccupied private dwellings.

Both growth at the rate forecast for Regional Victoria generally and the historical
growth pattern would see Woodend develop to 2036 at a rate which, taking into
account existing constraints, should be able to be accommodated within the
currently zoned land. Growing at the rate forecast through the extrapolation of the
VIF figures would see Woodend require additional residentially zoned land: this is
regarded as undesirable given the constraints to the south and the character
issues identified through the Aspect work to the North. Further, Woodend is an
important tourist town to Macedon Ranges and erosion of the character values
through the increased commercial and possibly industrial land provision that
would be required to support the higher population of almost 6,000 people
projected through the VIF figures is regarded as undesirable to retention of this
character.

7.9.2 Evaluation of Economic Role of Woodend

Commercial Land Provision

While the work undertaken by Tim Nott: Economic Analysis and Strategy provides
an estimate of the 2.7 ha of land required to accommodate the forecast additional
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activity space in the Woodend over the period to 2036, this assessment is made
on an expectation of an increase in the population based on a trade area
population of 15,500 by 2036. The population estimates relied upon in this
strategy are in the order of 4,400 to 5,900. Even allowing for the tourism demand,
it is not anticipated that the level of additional retail and commercial provision
forecast in the Tim Nott work will be required to support the population of
Woodend out to 2036. A more realistic provision in light of the projected
population would be in the order of 0.7-1 ha of land which may be able to be
accommodated at the rear of the existing strip shopping area.

Industrial land provision

Industrial provision identified by Urban Enterprise Urban Enterprise indicates an
additional 12 hectares is required to support demand to 2031 which could be
extrapolated to an overall increase of 18.1ha to 2036 to support a population of
some 4,950 people.

While the population estimates relied upon in this strategy are in the range of that
relied upon by Urban Enterprise (in the order of 4,400 to 5,900), given the
expectation that Kyneton will carry an excess supply of Industrially zoned land,
together with the potential lack of fit between the tourist role of Woodend and
industrial uses, it is not expected Wooded should re-zone any additional land for
industrial use.
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