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5.1 Briefing Note 
 
Date: 17 March 2017 
 
To:  Rural Growth Committee  File No. 02/14/001 
   
From: Geoff Alexander, Strategic Planner 
 
Topic:  Update on Implementation of the Small Towns and Settlement  Strategy 
 
 
Background 
 
The Moorabool Shire Small Towns and Settlements Strategy was adopted by Council at its 
Ordinary Meeting of Council in September, 2016. The Strategy provides a Framework for the 
future development of the Small Towns and Settlements within the Shire.  
 
The purpose of this report is to provide an overall update on how the implementation of the 
strategy is progressing. 
 
Current Status 
 
1. Amendment C78 
 
This Amendment inserts the key recommendations of the Strategy into the Planning Scheme.  
 
At the March 2017 Ordinary Meeting of Council, it was resolved to seek Authorisation from 
the Minister for Planning for the Amendment and to exhibit the Amendment once 
Authorisation has been received.  
 
The Amendment is currently with the Minister for Planning awaiting Authorisation.  
 
2. Land Owner Consultation on a Potential Future Structure Plan 
 
Land owners in Bungaree, Wallace, Dunnstown and Myrniong have also recently been 
consulted by mail as to their interest in being potentially included within a future structure 
plan. The purpose of the consultation was to gain more certainty about land owner support 
before advocating for sewer or significantly investing in a structure plan.  
 
Land owners with a significant amount of land in close proximity to the centres of Bungaree, 
Dunnstown and Myrniong have expressed an interest in being included within a future 
structure planning process.  
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This includes three land owners from Bungaree, two in Myrniong and one in Dunnstown. No 
responses from Wallace land owners was received, but there was a positive response from a 
significant Wallace land owner during the development of the Strategy. This situation may 
evolve over time.  
 
3. Sewering of Bungaree, Wallace and Dunnstown 
 
Bungaree, Wallace and Dunnstown are all situated within the catchment administered by 
Central Highlands Water (CHW).  None are sewered. All three towns are subject to the ESO1 
overlay (special water supply catchments) meaning there is virtually no scope for growth, or 
for Council to facilitate growth in the absence of sewer.  
 
Sewering would alleviate the public health risk associated with growth in a special water 
supply catchment and is needed for a structure plan to be commenced to further explore 
growth scenarios. 
 
The potential to sewer any of these settlements is therefore contingent on being identified 
within the 5 year capital works plan.  None of the settlements currently make this list.  
Presently, CHW are currently preparing their next 5 year capital works plan. If Council does 
not complete this advocacy, it will need to wait for a future capital works plan for any 
settlement to be listed. 
 
To this end, as per the recommendations contained in the adopted Small Towns Strategy, 
financial modelling of cash flow, housing demand and pay back has been undertaken for the 
sewering of Bungaree, Wallace and Dunnstown. 
 
A draft business case has been developed focussed on Bungaree, for use in discussions with 
CHW, being the closest town to the Ballarat sewage treatment plant, the least capital intensive 
to deliver and with the most landowner support. This is the focus of a separate report 
presented to the S86 Rural Growth Committee.   
 
4. Sewering of Myrniong 
 
Wastewater management within Myrniong is the responsibility of Western Water.  Western 
Water, like CHW is currently preparing its next 5 year capital works plan. 
 
Council officers have been in discussions with Western Water regarding how Myrniong could 
potentially be added to the Western Water capital works program in future.  This would 
address historic septic concerns within the settlement and enable some limited growth, 
pending further water testing in the local waterways. It is also consistent with local policy 
within the current planning scheme that seeks to grow the township. 
 
From discussions to date it is believed that Western Water would likely require adding 
Myrniong to the Moorabool Domestic Wastewater Management Plan (MDWMP) and 
undertaking a significant audit process of septic tanks in Myrniong. At the moment, Myrniong 
along with certain other settlements (including Dunnstown) are not identified within the 
MDWMP – a likely anomaly that is scheduled for review and update. 
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Based on the results of the water quality audit process, if sewering is likely to be the most cost 
effective method to address the issues, Myrniong may become a stronger candidate for 
inclusion within the Western Water capital works plan. Notwithstanding, unlike Bungaree, it 
is more likely that Myrniong will be best advocated for inclusion within the next 5 year capital 
works plan (as opposed to the one in current preparation). 
 
Council is also likely to need to make submissions about the future of the Parwan Wastewater 
Treatment Plant, its expansion, the use of wastewater for agricultural purposes and possibly 
within future urban settlements identified via the Urban Growth Framework. 
 
5. Elaine Urban Design Framework 
 
The Small Towns and Settlements Strategy includes proposed Urban Design Frameworks for 
certain towns including Elaine.  
 
Council officers are in the early stages of developing an Urban Design Framework for Elaine. 
A budget bid for local works in the 2017/18 Financial Year related to the UDF has also been 
prepared.  This will result in a plan for a series of staged public realm improvements potentially 
related to paths, roads, roundabouts, street trees, signage and more.  
 
Private land use will also be analysed in order to determine if any zone, overlay or other 
changes are warranted.  
 
The Elaine UDF, which may evolve into a streetscape masterplan, is identified as a pilot project 
for subsequent roll out into other identified settlements within the Small Towns Strategy. 
 
Conclusion 
 
The Small Towns and Settlements Strategy contains an extensive work program that will be 
implemented over a number of years. 
 
Some of the most critical work is being undertaken at the present time which will enable 
Council to achieve key objectives in the small towns. 
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GROWTH & DEVELOPMENT REPORTS 

Item 5.2 – Ballan Strategic Directions 

Introduction 

Author:  Rod Davison, Strategic Planner 
General Manager: Satwinder Sandhu, General Manager Growth & Development 

Summary 

The purpose of this report is to inform Councillors of progress in implementing a structure plan for 
Ballan into the planning scheme. 

As Councillors may be aware, Council adopted the Ballan Structure Plan in December 2015.  Shortly 
thereafter, as per the resolution made, Amendment C69 was prepared.  The Department of 
Environment, Land and Water (DELWP) issued conditional authorisation in April 2016. 

Some of the authorisation conditions required substantial further work to be undertaken on the original 
work (the adopted Structure Plan), particularly to address the following: 

 Gaps in strategic justification;

 Various inconsistencies between analysis and recommendations; and

 The strategic basis for proposed application of the Urban Growth Zone to the western and southern
growth corridors.

This further work has resulted in a new draft document titled Ballan Strategic Directions (Attachment 
1), which seeks to consolidate the existing town structure and retain the character of the township, 
provides significantly improved strategic justification, clarity and direction. 

As Ballan Strategic Directions (draft) proposes variations to the zone and overlay controls proposed 
under Amendment C69 to better meet guidance issued by DELWP for updating planning schemes, 
Council will need to apply for authorisation to prepare and exhibit a new planning scheme amendment.  
Ultimately this will save time and cost in a Panel process is the best method to expedite a clear direction 
for future planning in Ballan and avoids confusion between previous and current strategic work. 

Prior to Council seeking authorisation for a new amendment, Ballan Strategic Directions (draft) needs 
to be tested through public exhibition and submissions.  This will enable Council to consider submissions 
prior to adopting the new document.  This process will help to inform the preparation of a new planning 
scheme amendment. 

Background 

At a Special Meeting on 17 December 2015, Council resolved to adopt the Ballan Structure Plan and 
seek Ministerial authorisation to prepare and exhibit an amendment (ultimately Amendment C69) to 
the Moorabool Planning Scheme, to implement the structure plan.  Amendment C69 was authorised by 
the Minister on 13 April 2016, subject to a number of conditions which needed to be satisfied before 
the Amendment could be publicly exhibited.  Some of the authorisation conditions required substantial 
further work to be undertaken, particularly to address the following: 

 Gaps in strategic justification;

 Various inconsistencies in the Ballan Structure Plan; and

 The strategic basis for proposed application of the Urban Growth Zone to the western and southern
growth corridors.
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The Strategic and Sustainable Development unit subsequently engaged Mesh Pty Ltd, a consultancy 
with extensive experience in urban growth area planning, to address the authorisation conditions and 
modify the amendment as necessary.  Mesh undertook a thorough review of the Ballan Structure Plan, 
to identify and address any gaps in strategic justification, ultimately producing a document titled Ballan 
Strategic Directions (draft).   
 
The review of the Ballan Structure Plan noted the ongoing relevance of the key themes contained within 
the document, but highlighted deficiencies in relation to: 
 

 Incorrect application of the statutory controls (e.g. the document proposes to apply minimum lot 
sizes to land in the General Residential Zone, however, lot sizes cannot be controlled under this 
zone); 

 Inconsistencies between the plans within the document and no overall ‘Ballan Framework Plan’; 

 Unclear study boundary; 

 No reference to other Council strategies that have been prepared and provide specific guidance for 
Ballan (i.e. retail, industrial, etc.); 

 No objectives, strategies or actions to assist with the implementation and success of the document; 

 Provides direction to 2026 in part and 2031 in others and is inconsistent with Council’s recently 
prepared strategies which provide direction to 2041; 

 Unclear demographic and population projections; 

 Minimal neighbourhood character assessments for the whole of the town and, therefore, lack of 
direction for future development; 

 Minimal direction on the town’s gateways; 

 Minimal strategic justification throughout the document for many of the recommendations (e.g. 
the inclusion of the eastern growth precinct); 

 Requiring a Precinct Structure Plan and potentially an Infrastructure Contributions Plan for the 
western growth precinct is inappropriate due to the small scale of the precinct; noting that the ICP 
legislation came into effect after the structure plan was adopted in 2015; and 

 Unclear overall direction for Ballan and at times difficult to interpret how the document is achieving 

the identified strategic directions. 
 
Ballan Strategic Directions (draft) 
 
In order to address these concerns, Mesh produced a document titled Ballan Strategic Directions (draft), 
which seeks to consolidate the existing town structure and retain the character of the township.  The 
document builds on the recommendations and directions given in relevant background strategies and 
reports.  It is important to note that Ballan Strategic Directions (draft) maintains essentially the same 
extent and general direction of future growth as the Ballan Structure Plan, however, the new document 
has significantly improved clarity and direction in relation to: 
 

 A revised Ballan Framework Plan (i.e. under Clause 21.08 of the Moorabool Planning Scheme), to 
implement the vision for Ballan to 2041; 

 A Residential Settlement Framework similar to the adopted Bacchus Marsh Housing Strategy; 

 A detailed neighbourhood character assessment for each established residential precinct and 
design objectives for future development; 

 Strategic justification as to why one growth precinct is preferred over another, including justification 
on the defined settlement boundary; 

 Clear pre-conditions and direction for the development of each growth precinct including timing of 
development; 

 A suite of objectives, strategies and actions for each key theme (urban form and character, 
residential development, movement network and connectivity, open space and recreation, 
community facilities and services, non-residential uses and local employment, and drainage and 
services); 
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 A clear Implementation Plan including zone and overlay controls that are consistent with the suite 
of statutory provisions available; and 

 The inclusion of an Action Plan. 
 
The Table in Attachment 2 summarises how Ballan Strategic Directions (draft) responds to the Ballan 
Structure Plan recommendations, and provides reasons for any variations from those 
recommendations.  Variations include: 
 

 In some cases, proposed zone and overlay changes have been revised on the basis of identified 
opportunities for improvement. For instance, the residential component of the old town core was 
initially proposed to include a mix of both Neighbourhood Residential Zone and the General 
Residential Zone. This area is now proposed to be entirely General Residential Zone. This is a less 
restrictive zone and will help to consolidate growth around the core areas of the town with the best 
access to services and the train station.   

 The Ballan Structure Plan proposed the application of the Urban Growth Zone (UGZ) to the western 
and southern growth precincts (i.e. Precincts 5 and 7).  However, the application of the UGZ is not 
considered appropriate, given the relatively small size of the growth precincts in the context of 
urban growth planning.  The UGZ would require Council to develop a Precinct Structure Plan before 
any development could proceed.  Ballan Strategic Directions (draft) proposes the application of the 
GRZ with a Development Plan Overlay.  This will be far less resource intensive for Council and will 
shift the burden to the developer, to prepare a development plan and associated technical reports. 
carrying out further studies that support growth.   

 The Ballan Structure Plan proposed that the southern growth precinct would extend as far south as 
Rowett Lane.  However, Ballan Strategic Directions (draft) proposes that this precinct be reduced in 
extent (per precinct 7 in BSD), so that it only extends to Gillespies Lane in accordance with the 
existing Ballan Framework Plan in Clause 21.08 of the planning scheme.  There is currently no 
strategic justification or land supply deficiencies to extend this precinct further southwards and, 
therefore, Ballan Strategic Directions (draft) nominates the area to the south of Gillespies Lane (to 
Rowett Lane) as a future investigation area.   

 The Ballan Structure Plan proposed a large expansion of the industrial precinct to the east and 
south, to encompass the ‘possible future industrial area’ shown on the existing Ballan Framework 
Plan in Clause 21.08 of the planning scheme.  However, Ballan Strategic Directions (draft) proposes 
no expansion of the industrial precinct.  There is currently no strategic justification to expand the 
industrial precinct, as there is plenty of land available and demand for industrial land is low. 

 
It is critically important to ensure that appropriate zones and overlays are selected at the outset, with 
due consideration to relevant State government planning practice notes, advisory notes, and Ministerial 
directions.  This was a key finding of the recent audit of Victoria’s planning system by the Victorian 
Auditor General’s Office (VAGO), in which Moorabool Shire was a participant. 
 
DELWP is in the process of implementing its Smart Planning Program, a key objective of which is to 
simplify planning schemes and make them easier to use.  In order to achieve this aim, DELWP is 
encouraging Councils to discuss potential planning scheme amendments and the drafting of provisions 
with the department as early as possible.   
 
With this in mind, Council officers have been involved in extensive ongoing discussion with DELWP staff.  
Such discussion has identified a need to change the proposed zone at the southern end of growth 
precinct 5 (i.e. land bounded by Old Melbourne Rd, proposed GRZ and Werribee River) from Rural Living 
Zone (RLZ) to Low Density Residential Zone (LDRZ).  The purpose of LDRZ is more appropriate to the 
context of this neighbourhood than RLZ.  Time hasn’t permitted Ballan Strategic Directions (draft) to be 
updated to reflect this zone change prior to this meeting, however, this change together with any 
necessary additional fine-tuning (e.g. errors or omissions) will be undertaken prior to the document 
being formally exhibited for public comment. 
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The Process From Here 
 
As Ballan Strategic Directions (draft) proposes variations to the zone and overlay controls proposed 
under Amendment C69, DELWP has advised that Council will need to apply for authorisation of a new 
planning scheme amendment.   
 
DELWP has also recommended that Council should formally test Ballan Strategic Directions (draft) 
through public exhibition and submissions, prior to lodging a request for authorisation to prepare and 
exhibit a planning scheme amendment. 
 
It is recommended that the document should be exhibited for a period of 28 days, and that Council 
officers run a public information session in Ballan during the exhibition period. A communications 
strategy is currently being prepared. 
 
Victorian Charter of Human Rights and Responsibilities Act 2006  
 
In developing this report to Council, the officers considered whether the subject matter raised any 
human rights issues. In particular, whether the scope of any human right established by the Victorian 
Charter of Human Rights and Responsibilities is in any way limited, restricted or interfered with by the 
recommendations contained in the report. It is considered that the subject matter does not raise any 
human rights issues.  
 
Officer's Declaration of Conflict of Interests  
 
Under section 80C of the Local Government Act 1989 (as amended), officers providing advice to Council 
must disclose any interests, including the type of interest.  
 
General Manager – Satwinder Sandhu  
In providing this advice to Council as the General Manager, I have no interests to disclose in this report.  
 
Author – Rod Davison  
In providing this advice to Council as the Author, I have no interests to disclose in this report. 
 
Summary 
 
Thorough review of the adopted Ballan Structure Plan has revealed an opportunity for a number of 
improvements to the document.  For reasons outlined above, the currently adopted Structure Plan 
should be superseded by the new work. 
 
Ballan Strategic Directions (draft), which seeks to consolidate the existing town structure and retain the 
character of the township, provides significantly improved strategic justification, clarity and direction. 
 
Ballan Strategic Directions (draft) needs to be tested through public exhibition and submissions.  This 
will enable Council to consider submissions prior to adopting the new document.  This process will help 
to inform the preparation of a new planning scheme amendment. 
 
  

9



 

Recommendation:  
 
That the Rural Advisory Committee:  
 
1. Receives this report.  

 
2. Resolve to refer Ballan Strategic Directions (draft) to an Ordinary Meeting of Council, for the 

purpose of commencing public exhibition of the document for a period of 28 days. 
 

Report Authorisation 
 
 
Authorised by:  
Name: Satwinder Sandhu  
Title: General Manager Growth and Development  
Date: 17 March, 2017 
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Attachment 2:     Ballan Strategic Directions - Response to Recommendations in Ballan Structure Plan

Ballan Structure Plan Recommendation Precinct Description Derived From Ballan Structure Plan Current Zone Ballan Strategic Directions Response
Ballan Strategic 

Directions Reference
Reason for variation from Ballan Structure Plan recommendations

1.  Replace Clause 21.08 to reflect policy directions of the Ballan 
Structure Plan and identify future strategic work.

N/A N/A
States same aim, to "further review as part of the 
implementation of Ballan Strategic Directions".

Clause 1.3.3 - page 11. No variation.

2.  Apply the Urban Growth Zone to the western growth corridor.
Land bounded by Werribee River, Old Melbourne Rd, Geelong-
Ballan Rd & Western Fwy.

RLZ

Western corridor remains a priority, however, no UGZ is 
proposed.  Precinct 5 (i.e. the western growth corridor per 
the BSP) will be subject to a landowner-initiated precinct-
specific planning scheme amendment.  

Page 86.

The purpose of the UGZ is to generally manage the transition of 
non-urban land into urban land in accordance with a Precinct 
Structure Plan. Given the scale of the growth areas within Ballan 
being reasonably small in a growth context, it is not considered a 
Precinct Structure Plan is required to implement growth in Ballan.

3.  Apply the Industrial 1 Zone to the existing Industrial 2 area.
Land to the south of Gillespies Lane, including Haddon Dve & 
Smallmans Rd.

IN2Z Same.
Non residential uses & 
employment - Action 
A6 - Page 87

No variation.

4.  Apply the General Residential Zone (specific schedule) to 
identified land near the commercial centre and Ballan Hospital. 

It is unclear which sites the BSP is referring to. The map in clause 
2.4 proposes no GRZ in proximity to the commercial centre or the 
hospital, however, the map in clause 4.1 proposes GRZ to the W, 
SW, S & NE of the hospital.

Mostly GRZ1, except for a small 
precinct of LDRZ N of Old 
Melbourne Rd, W of Bradshaw St 
& E of Old Geelong Rd.

Retain/apply the GRZ generally consistent with the map in 
clause 4.1 of BSP, except for land to the W of the hospital 
(retain as LDRZ), and land to the NE of the hospital 
between Roch Crt and Werribee River (rezone from GRZ to 
NRZ). 

Pages 42-43.  Pages 58-
59.  Figure 21 - page 
89.  Table 03 - page 
87.

Land to the W of the hospital:   This precinct (i.e. part of precinct 6) 
has been identified as a 'minimal residential growth area', due to 
site constraints such as steep topography and flooding from the 
Werribee River.              Land to the NE of the hospital between 
Roch Crt and Werribee River:   This precinct (i.e. part of precinct C) 
is dominated by larger residential lots with low site coverage and in 
a landscaped setting.  Based on locality and landscape, this precinct 
is not considered suitable for intensification.  NRZ is considered a 
more appropriate zone. 

5.  Apply the General Residential Zone (specific schedule) to land 
where resubdivision should provide connection to adjoining 
developments / future developments

It is unclear which land the BSP is referring to, however, it is 
assumed that this recommendation refers to land annotated on 
the map in clause 2.4 as 04 (General residential) and 06 (Future 
residential), except the western growth corridor for which the BSP 
proposed UGZ.

GRZ1 (existing urban area), FZ 
(land to S of railway line), & FZ 
(land to N of Inglis St & E of Lay St).

Applies GRZ to the central town core (i.e. most of precinct 
A) and much of the 'greenfield residential growth areas' 
(i.e. precinct 7 and much of precinct 5), and applies a mix 
of NRZ (800m2 min lot size), LDRZ and RLZ to areas 
identified as being suitable for 'minimal residential 
growth'.

Clause 4.2, particularly 
pages 40-43.  Figure 
21 - page 89.

To assist in directing appropriate densities of housing and growth 
to appropriate locations, three 'settlement types' have been 
identified (i.e. minimal, natural and greenfield residnetial growth 
areas; refer to pages 42-43).  Each 'settlement type' plays a 
different role in meeting Ballan's current and emerging housing 
needs.  Accordingly, different forms of growth and development 
will be appropriate within each settlement type, but collectively 
they will each contribute towards a sustainable community, that 
provides for a range of housing choices to meet the needs of 
current and future residents.  In determining the appropriate 
settlement type, consideration has been given to the preferred 
character of the relevant precinct with a balance of addressing the 
housing needs of Ballan.  This has included ensuring that any 
existing important characteristics of Ballan are retained, regardless 
of the precincts suitability for accommodating future residential 
growth.

6.  Apply the Neighbourhood Residential Zone (specific schedule) 
to strategic unit development close sites to the hospital.  

It is unclear which 'strategic' sites the BSP is referring to. The map 
in clause 2.4 proposes NRZ to the S, SE & NE of the hospital, 
however, the map in clause 4.1 proposes GRZ in these precincts.

GRZ1 Apply the GRZ. Figure 21 - Page 89

The GRZ is a more appropriate zone to encourage infill mulit-
dwelling developments in close proximity to the hospital.  The 
application of NRZ would unreasonably hinder infill development 
potential in such locations.
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Ballan Structure Plan Recommendation Precinct Description Derived From Ballan Structure Plan Current Zone Ballan Strategic Directions Response
Ballan Strategic 

Directions Reference
Reason for variation from Ballan Structure Plan recommendations

7.  Apply the Neighbourhood Residential Zone (specific schedule) 
to land in the town core to maintain the treed character of the 
area

Land generally bounded by Werribee River, Lay St, Walsh St, 
railway line, Cowie St, Edols St & Cooper St.

GRZ1 Apply the GRZ. Figure 21 - Page 89

In determining what the most appropriate zone to apply to each 
settlement type, consideration was given to the suite of Residential 
Zones. Consideration was also given to the Residential Zones 
Standing Advisory Committee (Amendment C78) which stated that 
despite requesting the Minister to apply the Neighbourhood 
Residential Zone to the majority of Ballan that: “…the Committee 
acknowledges the policy imperatives to protect and enhance the 
existing character, built form and natural environment, this needs 
to be balanced against providing opportunities for residential 
growth and for different forms of housing.  The Committee does 
not support the introduction of the NRZ as the sole residential zone 
in Ballan (in conjunction with the proposed schedules) as proposed 
in the draft Amendment. While some areas (such as on the north 
side of the river) might be suitable for the NRZ, the extensive use of 
the NRZ has not been adequately justified, and its use raises a 
number of policy and implementation issues that require further 
analysis by Council…”

8.  Apply the Neighbourhood Residential Zone (specific schedule) 
to land in the town core with heritage character and to areas in the 
south east to maintain the historic streetscape character of the 
area

Land generally bounded by Werribee River, Lay St, Walsh St, 
railway line, Cowie St, Edols St & Cooper St.

GRZ1 Apply the GRZ. Figure 21 - Page 89 Ditto.

9.  Apply the Neighbourhood Residential Zone (specific schedule) 
to newer subdivisions to the east of the town centre to enhance 
the existing character

Land generally bounded by Inglis St, Ingliston St, railway line & Lay 
St.

GRZ1
Apply the NRZ (800m2) to the eastern portion of precinct 
A.

Figure 21 - Page 89 No variation.

10.  Apply the Neighbourhood Residential Zone (specific schedule 
[mostly 900m2 min lot size & also some 1,500m2]) to newer 
subdivisions in the North Ballan to reflect the existing character of 
the area including rural infrastructure provision.

The area bounded by Spencer Rd, Densley St, Hogan Rd and 
Western Fwy (i.e. Precinct E per the BSD); plus the area bounded 
by Musgrave St, Bank St and Blackwood St; the area to the NW of 
the intersection of Myrtle Grove Rd and Ballan-Greendale Rd; plus 
Dixon Drive area, N of Myrtle Grove Rd. 

GRZ1
Apply the NRZ (800m2 min lot size) to precinct E.   Apply 
NRZ (1,400m2 min lot size) to the other areas.

Pages 45-46. Figure 21 
(page 89) & Table 03 
(page 87)

Minimal variation proposed, except for two small areas within 
precinct D for which the BSP proposed NRZ (900m2 min lot size), 
whereas the BSD proposes NRZ (1,400m2 min lot size).  The aim is 
to apply consistent controls, to maintain the open and spacious 
character through retaining large lots that are occupied by single 
dwellings, wide frontages and substantial setbacks around the 
dwellings.

11.  Apply the Neighbourhood Residential Zone (specific schedule 
[mostly 1,500m2 min lot size & also some 900m2]) developed areas 
within North Ballan to maintain the existing low density residential 
character.

Remainder of land generally bounded by Western Fwy, eastern 
town boundary, Hall St, Ocock St, Myers Crt, Musgrave St, Bank St, 
Blackwood St, Berry St, Fraser Crt, Fraser St, Berry St & Spencer Rd.

GRZ1 Apply the NRZ (1,400m2 min lot size).
Figure 21 (page 89) & 
Table 03 (page 87)

Minimal variation proposed (1,400m2 rather than 1,500m2).

12.  Amend the schedule to the Low Density Residential Zone to 
restore the 0.4ha minima

N/A N/A
Apply a 4,000m2 min lot size to existing & proposed LDRZ 
land via a schedule to the zone.

Table 03 (page 87) No variation.

13.  Future proponent led rezonings – eastern infill site, industrial 
zone expansion, southern growth corridor.

Eastern infill site = land to N of Inglis St & E of Lay St.  Industrial 
zone expansion = land to the E of the existing IN1Z.  Southern 
growth corridor = land to the S of the railway line, E of Geelong-
Ballan Rd & N of Rowett Ln & Kerrins Ln.

FZ

Precincts 1, 2, 5 & 7 (including the eastern infill site & a 
portion of the southern growth corridor per the BSP) will 
be subject to proponent-initiated precinct-specific 
planning scheme amendments.  The eastern infill site has 
been increased in extent.  The southern growth corridor 
has been reduced in extent as per precinct 7 in BSD.  BSD 
does not propose any expansion of the existing industrial 
precinct.

Pages 49-51.  Pages 56-
58.  Page 61.  Pages 76-
78.  Page 88.

The eastern infill site has been increased in extent (per precincts 1 
and 2 in BSD) in order to continue the open space network along 
the Werribee River to Old Melbourne Rd, thereby resulting in a 
loop.  The southern growth corridor has been reduced in extent 
(per precincts 7 in BSD) and now only extends to Gillespies Lane in 
accordance with the Ballan Framework Plan in Clause 21.08 of the 
MPS. There is currently no strategic justification to extend this 
precinct further southwards, however, an area to the south of 
Gillespies Lane has been nominated as a future investigation area.  
There is currently no strategic justification to extend the industrial 
precinct further eastwards, as there is plenty of land still available 
in the industrial estate and the demand for industrial land is low.

14.  Future proponent led Precinct Structure Plans for Western and 
Southern Growth Corridors following application of the Urban 
Growth Zone.

Western growth corridor = land bounded by Werribee River, Old 
Melbourne Rd, Geelong-Ballan Rd & Western Fwy.     Southern 
growth corridor = land to the S of the railway line, E of Geelong-
Ballan Rd & N of Rowett Ln & Kerrins Ln.

Western growth corridor = RLZ.     
Southern growth corridor = FZ.

No UGZ and therefore no PSP proposed.  Precincts 5 & 7 
(i.e. the western & southern growth corridors per the BSP) 
will be subject to proponent-initiated precinct-specific 
planning scheme amendments.  BSD recommends the 
application of a DPO due to the scale of the precincts.  BSD 
recommends that a number of pre-conditions identified in 
clause 4.2.4 should be included in the statutory tools 
applied.

Clause 4.2.4 & page 
88.

This recommendation is inconsistent with the BSP recommendation 
number 3 which proposes the application of UGZ to the western 
growth corridor only.  The purpose of the UGZ is to generally 
manage the transition of non-urban land into urban land in 
accordance with a Precinct Structure Plan. Given the scale of the 
growth areas within Ballan being reasonably small in a growth 
context, it is not considered a Precinct Structure Plan is required to 
implement growth in Ballan.
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Ballan Structure Plan Recommendation Precinct Description Derived From Ballan Structure Plan Current Zone Ballan Strategic Directions Response
Ballan Strategic 

Directions Reference
Reason for variation from Ballan Structure Plan recommendations

15.  Apply a Development Plan Overlays or policy statement to land 
zoned General Residential Zoned land which is able to be 
resubdivided to ensure connections between separate land 
holdings.

It is unclear which land the BSP is referring to, however, it is 
assumed that this recommendation refers to land annotated on 
the map in clause 2.4 as 04 (General residential) and 06 (Future 
residential), except for the western growth corridor which was 
recommended for UGZ with a PSP.

N/A
Recommends the application of a DPO to precincts 1, 2, 5 
and 7 (i.e. eastern, western and southern growth areas per 
the BSP).

Clause 4.2.4 & page 
88.

No variation, other than to the extent of the GRZ application (refer 
to comments relating to recommendation 5).

16.  Apply a Design and Development Overlay to area with a 
concentration of indicative heritage sites.

It is unclear exactly which land the BSP is referring to, however, it is 
assumed that this recommendation refers to land generally within 
the old town core.

N/A No DDO proposed

Apart from the application of the Development Plan Overlay to the 
precincts identified, no overlays are recommended to be applied to 
implement Ballan Strategic Directions. With the reformed 
residential zones, there is now more ability to apply controls under 
the Zones to ensure the desired development and character 
outcomes are achieved. Previously, overlays would have been 
relied upon to achieve these outcomes. Although the application of 
an overlay, in some instances may still be appropriate, the 
assessment undertaken of the Study Area determined that the 
application of any overlays was not required.  Council has recently 
prepared the West Moorabool Heritage Study, which proposes that 
a future planning scheme amendment to apply the Heritage 
Overlay to parts of Ballan.

17.  Apply a Design and Development Overlay to the commercial 
area to allow for redevelopment which reinforces the character of 
the centre; encourages an urban form respectful to the exising 
form; encourages integration between areas and provides 
opportunities for community space.

Existing C1Z area. N/A No DDO proposed Ditto.

18.  Consider future application of a Design and Development 
Overlay to land adjoining the Industrial Zone.

It is unclear which land the BSP is referring to, however, it is 
assumed that this recommendation refers to land to the north, 
west & south of the existing IN2Z (i.e. land shown on map in clause 
7.0 as 'buffer to industrial land').

N/A No DDO proposed Ditto.

19.  Introduce a schedule to Clause 52.01 Open Space Provision N/A N/A No schedule proposed There is no strategic work to justify this.
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Item 5.3 – Reticulated Sewer for Bungaree – Advocacy to Central Highlands Water 

File No.: 13/01/013 
Author: Geoff Alexander 
General Manager: Satwinder Sandhu 

Introduction 

The purpose of this report is to present a business case for reticulated sewerage in small towns in the 
west of the Shire. The business case presented will form part of Council’s advocacy to Central Highlands 
Water (CHW) for inclusion in their 5 year capital works program. 

Bungaree under ‘Option B’ has been identified as the preferred option for reticulated sewer in the short 
term, given identified growth scenarios, strategic context, land owner interest and financial modelling. 

Background 

The Central Highlands Regional Growth Plan is a State level document which identifies broad 
imperatives to appropriately grow small towns within Moorabool. Part of the aim of this document is 
to ensure small towns accommodate their share of growth in an efficient and appropriate manner. 

At a local level, the Moorabool Shire Small Towns and Settlements Strategy provides a framework for 
the future development of small towns and settlements within the Shire to complement the Central 
Highlands Regional Growth Plan. Key components of the Strategy include: 

 Identifying towns which have significant existing local infrastructure;

 Identifying towns which have community support for growth; and

 Identifying towns which have a strategic basis for expansion.

Certain towns will require reticulated sewer schemes to support further expansion. Bungaree, Wallace 
and Dunnstown (herein referred to as ‘the identified western small towns’) have been identified as 
settlements that warrant further investigation into sewer schemes given their strategic context. 

CHW as the regional water service provider are currently preparing their five year capital works 
program. The program sets out priorities for service provision, including reticulated sewerage, across 
the region. To ensure that the identified western small towns are included in the program, it is critical 
that Council advocates for the required sewer infrastructure, and supports that advocacy with suitable 
justification and evidence.  

Key Issues 

Impact of growth rates on infrastructure provision 

Population thresholds are key to leveraging potential capital works. Bungaree, Wallace and Dunnstown 
all currently have insufficient population to leverage capital works. Significant growth is needed for a 
commercially viable financial model in any of these towns. 

There are two sources for growth estimates that Council has used in discussions with CHW. The first is 
the projections provided by Urban Enterprise in 2014, which estimate a growth rate of 12-25 dwellings 
across the identified western small towns per annum. By comparison, Ballan has a current growth rate 
of approximately 25 dwellings per annum. The second source is the projected growth rate of Brown Hill 
in the outer east of Ballarat, which is relevant given its location close to services and amenities 
commensurate with the identified western small towns.  Brown Hill has a projected 74 dwellings per 
annum between 2010 and 2020. 
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Given the above data, an estimated potential growth rate of 37 dwellings per annum (50% of the Brown 
Hill growth rate) across all of the identified western small towns (total) has been used for discussions 
with CHW and for Council’s internal modelling. 
 
Financial Expectations of Central Highlands Water 
 
CHW has indicated that there is significant competition between regions for inclusion within their five 
year capital works program. Given these circumstances, it is advisable to include a ‘pay back’ period for 
any proposed sewering project of 10-15 years.  
 
Interest rates for borrowings required to fund any sewer project have also been adjusted in Council’s 
internal modelling to reflect feedback from CHW staff. 
 
The Size of a Sustainable Town 
 
There is no precise population size for a sustainable town. What is relevant however under the Central 
Highlands Regional Growth Plan is that any growth investigation towns developed would be at the scale 
of a ‘small town’; that is, smaller than Ballan.  
 
Growth to a population of approximately 2000 residents for any of the identified western small towns 
would better utilise community facilities, and at two thirds the size of Ballan, would remain a ‘small 
town’. 
 
Increasing the population size of Bungaree, Wallace and Dunnstown would ultimately mean a larger 
customer base for CHW and a stronger business case for servicing. Problematically, the current cost 
estimate for a sewer pipe for Bungaree, as well as the combined estimate for Bungaree and Wallace 
assume a sewer pipe with a population capacity of 1000 residents. The cost of a pipe that would cater 
to a population of 2000 is unknown (though not likely to be appreciably larger than serving a smaller 
town). Further financial analysis will need to be completed to more definitively address this issue.  
 
The Need for Conditional Inclusion in the Five Year Plan 
 
Should CHW include the sewering of one of the identified small towns in their five year plan it would 
need to be conditional, as CHW cannot be certain that growth will occur at the scale needed to justify 
the capital expenditure. The following would be required to address this matter: 
 

 Approval of Planning Scheme Amendment C78 (Small Towns Strategy), to ensure there is official 
State Government support for facilitating growth in the identified western small towns.  

 Development of a Structure Plan including a detailed analysis of constraints and agricultural viability 
(at the moment only a high level constraints analysis has occurred). 

 Rezoning of further land for residential and commercial use.  

 Establishment of a special rates scheme to pay for sewering (if Council chooses to pursue a special 
rates scheme). This would likely require a vote from land owners indicating that they support  
connection charges.  
 

Sewering more than one Town 
 
Given the requirements of CHW, sewering any of the identified western small towns will be a financial 
challenge and will require a range of likely funding sources. Financial modelling carried out by Council 
shows that pursuing the sewering of more than one town at a time is not economically feasible. This is 
due to trunk installation costs and the high likelihood that two towns coming on-line together would 
diminish land demand and thus payback periods. 
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Critically, advocating for more than one town would diminish the financial and strategic justification for 
inclusion in CHW’s 5 year plan. If Council does not succeed in getting any towns listed in the 5 year plan, 
no towns will be sewered in the short to medium term, impacting timelines and priorities set out in the 
Small Towns Strategy.  
 
Business Case 
 
Council officers have formulated a business case for advocacy, including capacity analysis and financial 
modelling. The business case is based on different scenarios to pay for the significant capital and 
operational expenditure that would be required for installation of reticulated sewer schemes.  
 
Estimates are based on detailed costings completed by AECOM (2014), TGM (2016) and Urban 
Enterprise (2016), summarised below: 
 

Town Project CAPEX OPEX Source Contingency 

Bungaree Gravity Sewer to 
Ballarat – 
population capacity 
1000  

$6,773,642 $77,047 AECOM, 2014 30% 

Bungaree and 
Wallace 
combined 

Gravity Sewer to 
Ballarat – 
population capacity 
1000 people 

$9,212,452 $143,249 AECOM, 2014 30% 

Wallace Only Gravity Sewer to 
Ballarat – Unknown 
population capacity 

$6,580,102 $112,255 Urban Enterprise, 2016 – 
derived from AECOM 
methodology (potentially 
not dependable due to skill 
sets of Urban Enterprise) 

Unknown 

Dunnstown Gravity sewer to 
Ballarat – Capacity 
unknown 

$2,769,299 $20,000 TGM, 2016 20% 

Dunnstown Reticulated Water – 
Capacity Unknown 

$1,739,000 $70,200 TGM, 2016 20% 

Table 1: Costing estimates for sewer schemes in Bungaree, Wallace and Dunnstown. 

 
Based on the cost estimates prepared by AECOM in 2014, the upfront cost of sewering both Bungaree 
and Wallace together is approximately $2.4 million dollars higher than the cost of sewering Bungaree 
alone. The operational expense per year would be $66,202 more than for Bungaree alone.  
 
The break even spreadsheet at Attachment 1 indicates that with a special use charge of $13,000 per lot 
for sewer connection, a subsidy of $2.4 million to CHW and a subsidy of $6,500 per property for the 
estimated existing 126 properties in Bungaree and Wallace (which would halve their special use 
connection charge) the sewer cost for Bungaree and Wallace could be paid off after 11 years. This would 
require over $2.2 million of additional subsidies compared to paying off sewer in the same time for 
Bungaree alone.  
 
The break even analysis for Bungaree and Wallace assumes a dwelling growth rate of 37 dwellings per 
year, which is the same rate used in the graphs for Bungaree alone. This is based on the idea that the 
market would be likely to see Bungaree and Wallace as similar offerings and providing new residential 
land supply in both of them would not necessarily increase total demand above  that of Bungaree alone.  
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Given the financial difficulty associated with sewering multiple towns, Bungaree is proposed for 
sewering due to its strategic location on the Western Freeway, its closer proximity to Ballarat, and its 
long term financial viability in relation to population capacity, and identified landowner interest.  
 
Any sewering of Bungaree would be done in such a manner as to enable future connection to Wallace 
within a subsequent 5 year plan. 
 
Financing Requirements and Potential Funding Sources 
 
Sewering Bungaree may require approximately $6.7 million in financing based on current estimates, 
with operational expenses of approximately $77,000 per annum.  
 
Some of this could potentially be financed by Council or other tiers of Government in the form of a 
subsidy or grant, but the balance would need to be borrowed by CHW and paid back over time. 
 
Notably, trunk sewer infrastructure is not an allowable item that can be included in a Developer 
Contribution Plan. However, trunk sewer costs could likely be captured via a Section 173 Agreement. 
 
The following methods could potentially be utilised to fund capital and operational expenses.   
 
Special Charge Schemes 
  
Section 163 of the Local Government Act 1989 allows Council to initiate a Special Charge Scheme for 
the purposes of defraying expenses or repaying (with interest) a loan. 
 
Council could set up a scheme based on a per connection basis that helps to finance the infrastructure. 
A similar scheme was recently used in the town of Alberton in Victoria, which resulted in charges of 
$9,200 per lot. In Alberton’s case a vote was carried out for the purposes of gaining support for the 
scheme which resulted in 67% of land owners voting in favour.  
 
Should Council decide to pursue a Special Charge Scheme to help pay for sewer, Council could 
potentially subsidise the cost of the special charge scheme for existing residents.  There is a need to 
ensure that special charges are not so great as to stifle development potential.  
 
Council Subsidy options 
 
A significant upfront subsidy from Council paid directly to CHW would help to keep Special Use Charges 
for existing and new residents to a level that is feasible to discuss with residents.  
 
In forming the attached financial analysis graphs officers have worked with a hypothetical figure of a $1 
million Council contribution. 
 
State and Federal Grants 
 
At the present time there is no specific grant scheme for sewer, nonetheless Council could lobby RDV 
or other parts of State Government, or the Federal Government for a grant. In putting a proposed 
business case forward to CHW for financing, it would be beneficial if there is a mutual understanding 
that the ultimate source of financing is flexible.  
 
The Special Charge Scheme for Alberton was successful in attracting a $1 million State Government 
grant, a similar sized grant could in this case substantially reduce the special charge scheme burden on 
new and existing residents.  
 
  

135



 

Brokering a Deal with Land Owners 
 
In early 2017, Council officers wrote to land owners in the three western small towns identified for 
potential growth, asking them to indicate whether they would like to be included in a future structure 
plan if one was prepared.  
 
Given indicative commitments for $550,000 with additional funding likely from at least two other 
parties. There are therefore 3-4 likely parties that would commit to a funding mechanism for sewering 
Bungaree, subject to further project refinement. These contributions are indicative only and there is no 
legal contract. But a clear commitment exists and it is considered that private sector support for a 
combined agency/Council/private sector model for funding is feasible. 
 
There is a risk that land owners later decide not to make a contribution when CHW needs the money to 
pay for sewer construction. Funding mechanisms can be further developed as part of the structure 
planning process to ensure equity is achieved and required funding is obtained.   
 
CHW Standard Fees and Charges 
 
Central Highlands Waters standard annual service fees for sewer and water have been factored in to all 
financial modelling scenarios.  
 
Financing Options 
 
The following three financing options are provided. These options are provided assuming that only one 
town (Bungaree) can be sewered in the next 5 year capital works plan by CHW. 
 
All options assume a growth rate of 37 dwellings per annum. All options are based on paying off a sewer 
pipe which supports an ultimate population of 1000 with a noted qualification that pipe upsizing costs 
would need to be addressed in further analysis (therefore the work below is indicative only). 
 
Option A – Gravity Sewer to Bungaree: Broker a Deal with Land Owners + Special Charge Scheme + 
Council Subsidy. 
 
Under this scenario Central Highlands Water could pay off their loan after 11 years assuming that: 
 

 There is a special charge scheme of $10,000 per dwelling for new and existing dwellings to connect 

to reticulated sewer;  

 Council provides a 50% subsidy for existing dwellings to connect to sewer. The owners of the 60 

existing dwellings in the town would pay $5000 each for connection, for a total cost to Council of 

$300,000; 

 Council provides a $700,000 subsidy direct to CHW; and 

 Land owners who would benefit from a structure plan could voluntarily provide $1.2 million to CHW 

– contributions would need to be equitable with contracts entered into at the detailed planning 

stage.  

 
This scenario is modelled on a Break Even Analysis graph provided at Attachment 2. 
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Option B – Gravity Sewer to Bungaree: Special Charge Scheme + Council Subsidy 
 
Under this scenario Central Highlands Water could pay off their loan after 11 years assuming that: 
 

 There is a special charge scheme of $13,000 per dwelling for new and existing dwellings to connect 
to reticulated sewer;  

 Council provides a 50% subsidy for existing dwellings to connect to sewer. So the owners of the 60 
existing dwellings in the town would pay $6500 each for connection, for a total cost to Council of 
$390,000; and 

 Council provides a $610,000 subsidy direct to CHW.  
 
This scenario is modelled on a Break Even Analysis graph provided at Attachment 3. 
 
Option C – Gravity Sewer to Bungaree: Council Subsidy + State Government Grant + Special Rates 
Scheme.  
 
Under this scenario CHW could pay off their loan after 11 years assuming that: 
 

 Council provides a subsidy of $1 million direct to CHW; 

 Council attains State and Federal grants for as much money as possible; and 

 The balance is paid for by a Special Charge Scheme (depending on the size of State and Federal 
grants).  

 
Under Options A and B, Council could still apply for State and Federal grants after attaining support in 
the CHW five year capital works program. Successful grant applications could reduce the level of special 
charges or reduce the extent of a Council subsidy.   
 
Other Considerations 
 
CHW has recently indicated that they are investigating a potentially more cost effective pressure sewer 
system that may be applicable to Bungaree. It has been advised that this research will be completed by 
April, 2017.   
 
Timeline - Proposed Path Forward for towns in CHW area of responsibility 
 
Council officers intend to seek further feedback from CHW on the viability of all business cases but in 
particular Option B, which appears the most viable option. 
 
Following further discussions, officers will seek formal endorsement on the business case at the May 
2017 Meeting of Council, including a likely subsidy contribution from Council of $1 million.  
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Policy Implications 
 
The 2013 - 2017 Council Plan provides as follows: 
 
Key Result Area    Representation and Leadership of Our Community 
 
Objective Advocate for services and infrastructure that meets the Shire’s 

existing and future needs. 
 
Strategy Advocate on behalf of the community to improve services and 

infrastructure within the Shire. 
 
Represent Council at a regional level to improve services and 
infrastructure within the Shire. 

 
Objective Effective strategic and business planning for a growing 

community 
 
Strategy Develop service plans consistent with Business Excellence 

principles that reflect systems thinking and value for the 
community 

 
Key Result Area Enhanced Infrastructure and Natural and Built Environment. 
 
Objective  Effective and integrated strategic planning in place to create 

sustainable communities. 
 
Strategy  Development of Urban and Rural Growth Strategies in 

conjunction with other related plans 
 
 Advocate and lobby government for increased infrastructure 

funding and ensure state land use plans are in line with the 
Moorabool community needs. 
 
Undertake integrated infrastructure and land use planning to 
guide future growth and development of our towns and 
settlements 

 
Objective  Ensure current and future infrastructure meets the needs of 

the community. 
 
Strategy Develop long term social and physical infrastructure plans and 

funding modelling as part of the Moorabool 2041 Framework 
including opportunities for development contributions. 

 
Advocacy to Central Highlands Water, complete with strategic justification and sound financial 
modelling, is consistent with the 2013-2017 Council Plan. 
 
Financial Implications 
 
Financial implications would include those as modelled above, including Council staff resourcing costs. 
Costs to Council would be covered under the respective financial year budget over the lifetime of CHW’s 
5 year plan. Ongoing maintenance costs would also be incurred for any assets that come into Council 
ownership. 
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Risk & Occupational Health & Safety Issues 
 
There are no immediate risks associated with the consideration of this report. 
 
Victorian Charter of Human Rights and Responsibilities Act 2006 
 
In developing this report to Council, the officer considered whether the subject matter raised any 
human rights issues. In particular, whether the scope of any human right established by the Victorian 
Charter of Human Rights and Responsibilities is in any way limited, restricted or interfered with by the 
recommendations contained in the report. It is considered that the subject matter does not raise any 
human rights issues. 
 
Officer's Declaration of Conflict of Interests 
 
Under section 80C of the Local Government Act 1989 (as amended), officers providing advice to Council 
must disclose any interests, including the type of interest. 
 
General Manager – Satwinder Sandhu 
In providing this advice to Council as the General Manager, I have no interests to disclose in this report. 
 
Author – Geoff Alexander 
In providing this advice to Council as the Author, I have no interests to disclose in this report. 
 
Conclusion 
 
Investigations have shown Bungaree to be the preferred option for sewering within the next Central 
Highlands Water  5 year capital works program. This is given the scenarios justified under ‘Option B’ in 
the preceding sections of this report. 
 
Bungaree alone provides the most effective location for effective service and population increase in the 
short term, and will support sustainable increase in regional populations without undue financial 
burden to Council. It has been noted that advocating for more than one town carries what is considered 
an unacceptably high risk of exclusion from the 5 year capital works program. 
 
Recommendation: 
 
That Council: 
 
1. Resolve to present Bungaree as the preferred option for inclusion in the next Central Highlands 

Water’s 5 year capital works program for reticulated sewer, in line with Option B as outlined 
within the this report.  

 
2. Ensure in negotiations with Central Highlands Water that any sewering of Bungaree is 

undertaken in such a manner as to enable the future connection of Wallace, subject to a future 
business case being tabled and accepted by all parties. 

 

Report Authorisation 
 
 
Authorised by:  
Name: Satwinder Sandhu  
Title: General Manager Growth and Development  
Date: 8 March, 2017 
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Break Even Analysis ‐ Bungaree and Wallace Sewer

Dwelling growth PA 37
One off connection fee $13,000
Annual Service fee  $731
Completion of works End of year 0
Capex ‐$9,212,452
Opex  ‐$143,249
Cost Inflation (applies to Opex, An 2.40% 10 year bond rollover year ‐ add 1% interest
Loan Principal ‐$9,212,452
Interest Rate (based on the Victor 4.30%
Start point of loan Beginning of year 0
 Subsidy to CHW at year 0 (potent $2,400,000
Connection fee subsidy for existin $6500 per dwelling or a total of $819,000

Dwellings  Year 0 Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10 Year 11 Year 12 Year 13
Total 126 163 200 237 274 311 348 385 422 459 496 533 570 607
New 37 37 37 37 37 37 37 37 37 37 37 37 37

Annual service fee per lot $0 $731 748.544 766.509056 784.9052733 803.743 823.032832 842.7856199 863.0124747 883.7247741 904.934169 926.652589 948.8922509 971.6656649
One off connection fee per lot $0 $13,000 13312 13631.488 13958.64371 14293.6512 14636.6988 14987.97956 15347.69107 15716.03565 16093.2205 16479.4578 16874.96479 17279.96395
Revenue
One off connection fees  2,119,000 492544 504365.056 516469.8173 528865.093 541557.855 554555.2437 567864.5696 581493.3192 595449.159 609739.939 624373.6972 639358.666
Annual Service Fees 119153 149708.8 181662.646 215064.0449 249964.073 286415.426 324472.4636 364191.2643 405629.6713 448847.348 493905.83 540868.583 589801.0586
Subsidy at year 0 $2,400,000
Total Revenue $2,400,000 2,238,153 642,253 686,028 731,534 778,829 827,973 879,028 932,056 987,123 1,044,297 1,103,646 1,165,242 1,229,160

Costs
Capex ‐$9,212,452
Opex ‐$143,249 ‐146686.976 ‐150207.46 ‐153812.4425 ‐157503.94 ‐161284.04 ‐165154.853 ‐169118.5691 ‐173177.4147 ‐177333.673 ‐181589.68 ‐185947.8332 ‐190410.5812
Debt Servicing ‐369905.44 ‐308841.37 ‐232040.677 ‐220709.1 ‐207159.3161 ‐191225.15 ‐172730.84 ‐151490.631 ‐127308.1953 ‐99976.14536 ‐85386.0319 ‐43962.461 0 0
Total Costs ‐$9,582,357 ‐$452,090 ‐$378,728 ‐$370,917 ‐$360,972 ‐$348,729 ‐$334,015 ‐$316,645 ‐$296,427 ‐$273,154 ‐$262,720 ‐$225,552 ‐$185,948 ‐$190,411

Net Cash Flow ‐$7,182,357 1,786,063 263,525 315,111 370,562 430,100 493,958 562,382 635,629 713,969 781,577 878,094 979,294 1,038,749
Net Position ‐$7,182,357 ‐$5,396,295 ‐$5,132,770 ‐$4,817,659 ‐$4,447,096 ‐$4,016,996 ‐$3,523,038 ‐$2,960,656 ‐$2,325,027 ‐$1,611,057 ‐$829,480 $48,613 $1,027,908 $2,066,657

Attachment 1
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Break Even Analysis ‐ Bungaree Sewer

Dwelling growth PA 37
One off connection fee $10,000
Annual Service fee  $731
Completion of works End of year 0
Capex ‐$6,773,642
Opex  ‐$77,047
Cost Inflation (applies to Opex, An 2.40% 10 year bond rollover year ‐ add 1% interest
Loan Principal ‐$6,773,642
Interest Rate (based on the Victor 4.30%
Start point of loan Beginning of year 0
 Subsidy to CHW at year 0 (potent $1,900,000
Connection fee subsidy for existin $5000 per dwelling or a total of $300,000

Dwellings  Year 0 Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10 Year 11 Year 12 Year 13
Total 60 97 134 171 208 245 282 319 356 393 430 467 504 541
New 37 37 37 37 37 37 37 37 37 37 37 37 37

Annual service fee per lot $0 $731 748.544 766.509056 784.9052733 803.743 823.032832 842.7856199 863.0124747 883.7247741 904.934169 926.652589 948.8922509 971.6656649
One off connection fee per lot $0 $10,000 10240 10485.76 10737.41824 10995.1163 11258.9991 11529.21505 11805.91621 12089.2582 12379.4004 12676.506 12980.74215 13292.27996
Revenue
One off connection fees  970,000 378880 387973.12 397284.4749 406819.302 416582.966 426580.9567 436818.8997 447302.5533 458037.815 469030.722 480287.4594 491814.3584
Annual Service Fees 70907 100304.896 131073.049 163260.2969 196917.035 232095.259 268848.6127 307232.441 347303.8362 389121.693 432746.759 478241.6945 525671.1247
Subsidy at year 0 $1,900,000
Total Revenue $1,900,000 1,040,907 479,185 519,046 560,545 603,736 648,678 695,430 744,051 794,606 847,160 901,777 958,529 1,017,485

Costs
Capex ‐$6,773,642
Opex ‐$77,047 ‐78896.128 ‐80789.635 ‐82728.58631 ‐84714.072 ‐86747.21 ‐88829.1432 ‐90961.0426 ‐93144.10762 ‐95379.5662 ‐97668.676 ‐100012.724 ‐102413.0294
Debt Servicing ‐156099.8 ‐216278.9 ‐184132.91 ‐174838.21 ‐163511.2203 ‐149996.11 ‐134127.98 ‐115732.452 ‐94625.12867 ‐70611.12638 ‐53597.2073 ‐16593.522 0 0
Total Costs ‐$6,929,742 ‐$293,326 ‐$263,029 ‐$255,628 ‐$246,240 ‐$234,710 ‐$220,875 ‐$204,562 ‐$185,586 ‐$163,755 ‐$148,977 ‐$114,262 ‐$100,013 ‐$102,413

Net Cash Flow ‐$5,029,742 747,581 216,156 263,418 314,305 369,026 427,803 490,868 558,465 630,851 698,183 787,515 858,516 915,072
Net Position ‐$5,029,742 ‐$4,282,161 ‐$4,066,005 ‐$3,802,587 ‐$3,488,282 ‐$3,119,255 ‐$2,691,452 ‐$2,200,584 ‐$1,642,119 ‐$1,011,268 ‐$313,085 $474,430 $1,332,946 $2,248,019
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Break Even Analysis ‐ Bungaree Sewer

Dwelling growth PA 37
One off connection fee $13,000
Annual Service fee  $731
Completion of works End of year 0
Capex ‐$6,773,642
Opex  ‐$77,047
Cost Inflation (applies to Opex, An 2.40% 10 year bond rollover year ‐ add 1% interest
Loan Principal ‐$6,773,642
Interest Rate (based on the Victor 4.30%
Start point of loan Beginning of year 0
 Subsidy to CHW at year 0 (potent $610,000
Connection fee subsidy for existin $6500 per dwelling or a total of $390,000

Dwellings  Year 0 Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10 Year 11 Year 12 Year 13
Total 60 97 134 171 208 245 282 319 356 393 430 467 504 541
New 37 37 37 37 37 37 37 37 37 37 37 37 37

Annual service fee per lot $0 $731 748.544 766.509056 784.9052733 803.743 823.032832 842.7856199 863.0124747 883.7247741 904.934169 926.652589 948.8922509 971.6656649
One off connection fee per lot $0 $13,000 13312 13631.488 13958.64371 14293.6512 14636.6988 14987.97956 15347.69107 15716.03565 16093.2205 16479.4578 16874.96479 17279.96395
Revenue
One off connection fees  1,261,000 492544 504365.056 516469.8173 528865.093 541557.855 554555.2437 567864.5696 581493.3192 595449.159 609739.939 624373.6972 639358.666
Annual Service Fees 70907 100304.896 131073.049 163260.2969 196917.035 232095.259 268848.6127 307232.441 347303.8362 389121.693 432746.759 478241.6945 525671.1247
Subsidy at year 0 $610,000
Total Revenue $610,000 1,331,907 592,849 635,438 679,730 725,782 773,653 823,404 875,097 928,797 984,571 1,042,487 1,102,615 1,165,030

Costs
Capex ‐$6,773,642
Opex ‐$77,047 ‐78896.128 ‐80789.635 ‐82728.58631 ‐84714.072 ‐86747.21 ‐88829.1432 ‐90961.0426 ‐93144.10762 ‐95379.5662 ‐97668.676 ‐100012.724 ‐102413.0294
Debt Servicing ‐182443.8 ‐272881.69 ‐230656.622 ‐218474.89 ‐204019.4239 ‐187121.19 ‐167601.48 ‐145271.388 ‐119931.3451 ‐91370.54631 ‐73172.538 ‐29923.544 0 0
Total Costs ‐$6,956,086 ‐$349,929 ‐$309,553 ‐$299,265 ‐$286,748 ‐$271,835 ‐$254,349 ‐$234,101 ‐$210,892 ‐$184,515 ‐$168,552 ‐$127,592 ‐$100,013 ‐$102,413

Net Cash Flow ‐$6,346,086 981,978 283,296 336,174 392,982 453,947 519,304 589,303 664,205 744,283 816,019 914,894 1,002,603 1,062,617
Net Position ‐$6,346,086 ‐$5,364,107 ‐$5,080,811 ‐$4,744,638 ‐$4,351,656 ‐$3,897,709 ‐$3,378,404 ‐$2,789,101 ‐$2,124,896 ‐$1,380,614 ‐$564,595 $350,299 $1,352,902 $2,415,519
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