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21.07 ECONOMIC DEVELOPMENT

21.07-1 Overview

The economy of the City of Greater Bendigo is diverse and derives much of its wealth from the
regional role of Bendigo.  In addition to a significant retail and industrial base, tourism, agriculture,
forestry and mining and mineral and stone resource exploitation are important elements of the
economy.  Commercial development in Bendigo is based around retailing and financial institutions.
Bendigo Bank is a major national and regional bank.  The Bendigo Stock Exchange is one of only
three licensed stock exchanges in Australia.  The exchange provides a local focus for small to
medium sized companies that would otherwise not be able to list as public companies on the
Australian Stock Exchange.

The retail sector is the largest employer with approximately 5500 people employed in 800 retail
establishments.  The economic output of the municipality is substantial at $3.2 billion per year.
Manufacturing is 24.6% of the total regional output and is based around the food processing, textiles
and manufacturing, car components and high technology engineering sectors.

Commercial

There is a well-established hierarchy of business centres within the municipality.  The Bendigo CBD
is the largest retail centre in the municipality and north-west Victoria.  This role has been maintained
due to the low level of escape expenditure from the city, considerable tourism expenditure, and a net
inflow of trade from neighbouring municipalities, particularly to the north and west.  Business
centres also fulfill a community role and are an outward expression of the amenity and success of
the municipality.  Therefore ongoing management of the design, visual quality and use of
commercial buildings and the way they complement the centre is important.

The City of Greater Bendigo Commercial Land Strategy 2004 addresses a range of economic,
amenity, land use planning, transport and social objectives to optimise the net community benefit to
current and future residents of Bendigo and its regional catchment area in the planning period 2004-
2021.  Council supports the strategy, which identifies that the existing retail and commercial
hierarchy in Bendigo is to be protected by encouraging growth that supports the respective roles of
each centre.  Council seeks to maintain and strengthen this hierarchy and promote new development
that is consistent with structure plans and development plans.

In descending order, the commercial activity centre hierarchy is:

 Bendigo CBD including Bendigo Marketplace;

 Centro Lansell precinct;

 Village centres (Golden Square, Kangaroo Flat, Eaglehawk, Strath Village/Strath Hill and
Strathfieldsaye);

 Local centres (Marong, Victoria Hill Plaza, Ironbark, Epsom (a future Village Centre), Maiden
Gully (a future Village Centre), California Gully, Woodbury Business Centre, White Hills,
Huntly, Williamson Street, Kennington and Flora Hill); and

 Isolated stores and facilities.

The strategy estimates that between 2004-2021, 111,720m2 of additional floor space will be
required for commercial services made up of:

 Retail Goods and Services 52,510m2

 Restricted Retail Premises (bulky goods) 29,210m2

 Office 30,000m2
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The following table outlines the distribution of this floor space according to location and category
type as suggested by the strategy:

Table 1 Floor space by location and category type

ACTIVITY CENTRE FLOOR SPACE M2 (GLA)

Bendigo CBD (including Marketplace)

Retail goods/services 23,520

Bulky goods 14,000

Office 24,900

Centro Lansell precinct

Retail goods/services 7,330

Bulky goods 12,870

Office 1,500

Village centres

Retail goods/services 15,660

Bulky goods 2,340

Office 3,600

Local centres

Retail goods/services 6,000

Bulky goods 0

Office 0

Total 111,720

Industrial

It was the discovery and exploitation of rich deep gold deposits in quartz reefs in the late nineteen
century which led to the formation of large companies operating mines which then gave rise to the
development of the region’s manufacturing industry.  In recent years, the municipality has relied less
on the manufacturing industry however economic development through secondary industries
remains an important asset and one that the municipality will need to continue to foster.
Manufacturing remains the largest employer of full time employees.

There are areas set aside for industrial development, particularly in the Bendigo urban area.
However, many of these areas are not available for development for industry because of a
combination of factors including the availability of large lots, large parcels being Crown land,
immediate access to reticulated services, direct access to major transport networks and the proximity
of existing housing.  Council has addressed these issues in preparing the Bendigo Industrial Land
Strategy in 2002.  In particular, the food manufacturing industry sector is to be encouraged to locate
in the East Bendigo Food Manufacturing Precinct, located in Victa Road, Wellsford.  This precinct
has been specifically identified for the promotion and expansion of the food manufacturing sector
due to its isolation, ability to be fully serviced, location in the primary node for industrial
development in the municipality and access to suppliers after Victa Road has been realigned and
reconstructed. East Bendigo will be the focus of immediate industrial activity now and in the future.
Council is also promoting the Goornong Industrial Estate for the location of rural based industries.

Council has developed a definitive strategy for the use of existing industrial areas, and for new
areas.  Structure planning will provide a local response to the strategy in achieving the strategy
objectives.
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Tourism

The region’s heritage and natural attractions form the basis of the municipality’s capacity to attract
domestic and international tourists.  Major tourism initiatives aim to develop tourism precincts
enabling visitors to explore and enjoy social, cultural and environmentally significant areas of the
city.

The location and infrastructure of Greater Bendigo enhances the municipality’s attraction. The
municipality is at the boundary of the Goldfields Region, and forms a gateway to the Murray River
and its attractions.  The transport routes, attractions and facilities in the municipality reinforce this
gateway.  The restoration of the Capital Theatre gives Bendigo a major performing arts facility
within an outstanding heritage setting.  Similar urban design projects will further improve the
municipality’s tourism attraction.

The municipality’s unique natural environment is also an attraction for tourism.  The significant
forest system provides important added opportunities, and the attractions vary throughout the
seasons.  The natural environment has much potential for sensitive and compatible activities.

Agriculture

Greater Bendigo is a part of the Murray-Darling basin, Australia’s largest and most productive
agricultural area.  It is also a fragile catchment where, increasingly, a range of environmental
pressures impact on social and economic activities.  These pressures affect both urban and non-
urban areas through impact on water quality, agricultural productivity and the maintenance of
remnant vegetation and habitat values.  On a regional level, salinity, soil health, bio-diversity and
water resources are seen as priority land management issues.

Much of the municipality does not contain highly productive agricultural land, although the
Campaspe River, the Bendigo Creek and Bullock Creek areas provide an important agricultural
resource.  Despite these limitations rural Bendigo produces a rural product worth about $183.5m,
mainly through cropping, grazing, viticulture and through more intensive rural industry, such as
poultry and pigs.  The protection of assets including land, water and transport infrastructure is vital
in ensuring continued production and development.

Intensive agricultural industries and rural dependent industries are important to the future of Greater
Bendigo.  The environmental impacts of intensive animal industries and the potential for competing
land use to inappropriately limit these activities needs to be effectively managed.  The
municipality’s strategic location on key transport corridors and within a region with strong cropping
and grazing as its base, assist in ensuring that the processing and enhancing of these products will
remain important.  The area has also seen the growth of new and diverse rural based industries.  The
infrastructure and assets, which support these enterprises, including the land and the Bendigo
Livestock Exchange, needed to be protected.

Forestry

Forest industries on Crown land, as well as private forestry, including farm-forestry, are an
important component of the economy of Greater Bendigo.  Whilst the creation of the Greater
Bendigo and Heathcote-Graytown National Parks has limited forestry on public land, timber
production on private land, particularly small-scale farm-forestry, can also generate economic and
environmental benefits, especially as strategic approaches to revegetation can provide economic
benefits to landowners.

The region’s State forests provide employment and support other forest-based industries such as
apiculture, eucalyptus oil production, extractive industry and mining.  The Box-Ironbark forests of
the central Victorian Goldfields are a significant Statewide source of limited durable timbers, honey,
gold and extractive materials.  On a local basis these forests are the main source of durable fencing
timbers and at a regional level supply domestic firewood.

While the average annual rainfall in the Bendigo area limits the opportunity for establishment of
viable plantations of Pinus radiata, there may be interest in the future in the establishment of
plantations of durable species eucalypts for furniture and structural timbers.  Council has established
two forestry plantations in Huntly and Crosbie.  The infrastructure that supports these industries
should be managed to allow appropriate ongoing development of forestry in Greater Bendigo.
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Mineral and stone exploitation

Greater Bendigo straddles an historic goldfield and the wealth created by mining was the foundation
of the municipality’s development.  Although not of the same scale today, the mining and extractive
industry is still significant and growing economic industries in the City of Greater Bendigo.  A
major gold project is located at Fosterville, and mining operations have been approved at
Eaglehawk, Kangaroo Flat and Costerfield.  The Bendigo Mining NL $35 million underground
exploration project has commenced at Kangaroo Flat.  It is estimated that the annual value of mining
to the municipality is $66.2m, however this does not take into account new operations of
Perseverance Mining and Bendigo Mining NL.  The protection of future extractive resources,
particularly potential clay and stone resources is significant to local industry, and local
infrastructure.  Potential sites need to be managed to protect their use, and to prevent pressures from
other land uses, including residential development.

21.07-2 Objectives

Commercial

To recognise and reinforce the important regional roles played by the city, and in particular the
strong retail, service and employment roles.

To maintain and enhance the economic competitiveness, performance and viability of the retail and
commercial hierarchy in Bendigo and of centres within the hierarchy by seeking:

 To maintain the principal and diverse roles of the Bendigo CBD within the retail and commercial
system by identifying opportunities for further development and new types of development.

 To ensure that the hierarchy provides regional level retailing and service activities to
complement the primary role of the Bendigo CBD.

 To ensure that weekly shopping needs and the diverse retailing and service needs of suburban
areas are addressed by a network of village centres.

 To ensure the effective provision of convenience retailing to meet the day to day needs of local
residents, through a network of local and convenience centres and facilities.

To ensure that the retail and commercial sector in Bendigo remains competitive and continues to
provide opportunities for business development.

To ensure the most accessible and equitable distribution of retail and commercial floor space across
the city for current and future residents.

To provide a network of retail and commercial centres which is capable of absorbing new retail and
commercial developments and is responsive to market demand.

To provide a clear land use planning and development framework for each of the major activity
centres in the city, recognising the need to encourage a diverse range of roles and to identify key
development opportunities.

To recognise the important social roles played by Bendigo’s retail and commercial centres and to
provide for the inclusion of further community facilities and services in these areas.

To encourage a pattern of retail and commercial floor space provision which maximises the range of
transport choices available to Bendigo residents for their movement within the city.

Industrial

To encourage diversification of the municipality’s industrial base.

To promote the expansion of existing industries.

To attract new industries to appropriate locations, particularly in East Bendigo Food Manufacturing
Precinct and Goornong Industrial Estate.
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Tourism

To develop Greater Bendigo’s tourism potential as Australia’s leading cultural heritage destination.

Agriculture

To protect rural industry from residential encroachment.

To ensure the sustainable development of intensive animal husbandry uses such as broiler and
poultry farms and piggeries.

To minimise noise, odour, effluent and visual impact created by intensive agricultural industries.

To identify and protect productive agricultural land from competing inappropriate land uses.

To ensure protection of productive rural assets including land and water.

To maintain potential for agricultural production.

To minimise the fragmentation of productive agricultural land units.

Forestry

To maintain private forest industry infrastructure.

To encourage strategic and appropriate small-scale forestry and related uses.

Mining and extractive industry

To support existing mineral and extractive industry sites in Greater Bendigo.

To reduce conflict between future sites and adjacent land uses.

21.07-3 Strategies

Commercial

 Distribute commercial floor space in the municipality until 2021 in accordance with the retail
hierarchy and according to the locations and category types identified in the table above as a
guide.

 Prepare and approve structure plans for the Bendigo CBD including the Marketplace/Station area
and the Centro Lansell Precinct prior to any significant rezoning or planning application being
considered.

 Prepare development plans for the Bendigo CBD including the Marketplace/Station area and the
Centro Lansell Precinct, which specifies preferred areas for development and addresses the
strategic objectives of the centres prior to any significant rezoning or planning application being
considered.

 Prepare and approve development plans for village centres prior to any significant rezoning or
planning application being considered.

 Prepare and approve development guidelines for local centres prior to any significant rezoning or
planning application being considered.

 Require developers to submit economic impact statements for any significant retail
developments in the Bendigo CBD, Marketplace, Centro Lansell Precinct and village centres.

 Determine the location of any new restricted retail premises (bulky goods) as part of the structure
planning process.

 Discourage direct access to the future Epsom village centre from the Midland Highway; ensure
that the site is capable of accommodating 2,000m2 of retail development (in addition to car
parking); and can integrate community and recreational facilities.

 Encourage Marong, Epsom/Huntly and Maiden Gully to grow to village status as the centres
expand with the surrounding increased residential development.
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 Encourage convenience restaurants to locate adjacent to or within existing commercial centres.

 Encourage retail proposals located within an industrial zone to be limited to providing for the
daily needs of people employed in the area.

 Encourage commercial display businesses between Hall and Howard Streets, Epsom.

 Improving the interface of buildings with the highway, the quality and safety of the street
environment for pedestrians and car parking issues within the White Hills shopping centre.

 Emphasising the Huntly town centre at the Midland Highway and Burgoyne Street.

Industrial

 Implement the recommendations of the Bendigo Industrial Land Review 2002, the East Bendigo
Structure Plan, the Industrial Local Planning Policy and the Industrial Strategic Framework Plan.

 Ensure that an adequate supply of serviced, industrial land is available.

 Ensure that existing and future industrial land is adequately protected from non-industrial areas.

 Promote key industrial areas in order to improve the diversification of the municipality’s
industrial base.

 Encourage food-manufacturing industries to locate in the East Bendigo Food Manufacturing
Precinct in Victa Road, Wellsford.

 Encourage rural based industries at the Goornong Industrial Estate.

Tourism

 Identify and create opportunities for tourism to continue to be a leading contributor to the
economic and social growth of the municipality.

 Identify strategic sites for tourism related uses such as hotels, conference and dining facilities.

Agriculture

 Identify key rural industry areas and assets.

 Prevent land use conflicts with rural industries.

 Discourage the subdivision of agricultural land and dwellings not associated with agricultural
activities within rural areas.

 Encourage farm management practices and land use activities, which are sustainable and reflect
the optimal use of land.

 Ensure that sustainable development is based on land capability.

 Encourage agricultural diversity and promote new opportunities for farming enterprises.

 Protect existing and potential rural industry from detrimental impacts, including residential
settlement.

 Ensure that the design and location of intensive rural industries creates minimal impacts on
important environmental assets, and the amenity of residents.

 Ensure that intensive agricultural industries comprehensively address the potential impact on
land and water, effluent disposal, the impact of noise, odour and visual impact.

 Encourage intensive agricultural industries to establish within the preferred locations for
intensive agricultural industries as identified on the Strategic Framework Plan.

 Ensure that all effluent is treated on-site and/or managed and disposed of to the satisfaction of
Responsible Authority and the relevant water authority.

 Maintain buffer distances as outlined in the Piggeries Code of Practice, Cattle Feedlots Code of
Practice and Broiler Farms Code of Practice.
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Forestry

 Manage land use and development so that conflict is avoided between forest industries, transport
and other infrastructure.

 Promote land use change for timber harvesting when clear land management benefits can be
demonstrated.

 Encourage forest product businesses with value adding activities in appropriate locations.

Mining and extractive industry

 Ensure mineral resource exploitation occurs where there is economic benefit and the
environment, health and amenity of the community is protected.

 Protect existing mining and extractive industry operations from inappropriate and conflicting
adjacent land uses.

 Provide ongoing protection for potential sites from conflicting land uses, particularly through
appropriate zone selection.

21.07-4 Implementation

The objectives and strategies will be implemented by:
Policy and the exercise of discretion

 Using local policy to protect the operation of rural enterprises from the encroachment of
residential activities (Rural Dwellings Policy at Clause 22.02).

 Using local policy to discourage the fragmentation of rural land or with significant
environmental values (Rural Subdivision Policy at Clause 22.03).

 Using local policy to facilitate new investment and re-development of Bendigo’s existing
industrial areas in accordance with the Bendigo Industrial Land Strategy, 2002 (Industrial Policy
at Clause 22.05).

 Using local policy to manage the amenity impacts of animal keeping and training establishments
(Animal Keeping and Training Policy at Clause 22.07).

 When assessing a planning application or rezoning request to utilise or exceed the floor space
figures in the table to Clause 21.07-1, the responsible authority must consider:
 Consistency with the objectives and strategies of the Commercial Land Strategy 2004;
 The net community benefit;
 The effect on nearby centres, in terms of impacts on trade levels, viability and shopper

amenity;
 The effect on the amenity of the local area, including traffic generation, noise and visual

impact;
 The effect on existing infrastructure; and
 Consistency with any adopted structure plan or development plan.

Zones and overlays

 Applying the Farming Zone to rural areas to protect and support agricultural activities within the
municipality.

 Applying the Business 1 Zone to existing and proposed business centres including the Bendigo
CBD, Marketplace, Strath Village, Lansell Plaza and the centres of Eaglehawk, Golden Square,
Kangaroo Flat, Strathfieldsaye and Heathcote to encourage retailing and other complementary
commercial, entertainment and community uses.

 Applying the Business 2 Zone to areas primarily containing offices and associated commercial
uses.

 Applying the Business 3 Zone to areas containing offices and manufacturing industries and
associated commercial and industrial uses including an area along the Midland Highway at
Epsom.
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 Applying the Business 4 Zone to areas along major roads containing a mix of bulky goods
retailing and manufacturing industry and their associated business centres including the Harvey
Norman site at Kangaroo Flat.

 Applying the Business 5 Zone to areas containing offices or multi dwelling units with common
access from the street including an area south west of the Bendigo CBD.

 Applying the Industrial 1 Zone to the main industrial areas containing manufacturing industry,
the storage and distribution of goods and associated uses.

 Applying the Industrial 3 Zone to industrial areas in order to provide a buffer between the
Industrial 1 Zone and residential zones.

 Applying the Development Plan Overlay, the Design and Development Overlay and the
Development Contributions Plan Overlay if appropriate, following the outcome of the structure
plan/development plan process.

Further strategic work

 Reviewing the Rural Dwellings Policy at Clause 22.02, the Rural Subdivision Policy at Clause
22.03 and the Industrial Policy at Clause 22.05.

 Preparing and completing a structure plan for the Bendigo CBD including the Marketplace,
which promotes precinct based planning and development, consolidates the regional attraction of
the CBD, adds to the sense of place in the CBD and Marketplace, reinforces the historic retail
core and adds value to the circulation and parking resources of the CBD (Council responsibility).

 Preparing and completing a structure plan for the Centro Lansell Precinct, which encourages a
consolidated pattern of development, identifies appropriate development sites, incorporates a
wide range of activities into the precinct and improves access to the precinct by public transport,
cycle and on foot (Council responsibility).

 Preparing development plans for the Marketplace, Centro Lansell Precinct, Eaglehawk, Golden
Square, Kangaroo Flat, Strath Village and Strathfieldsaye in accordance with the Commercial
Land Use Strategy 2004.

 Preparing development guidelines for all local centres.

 Completing parking precinct plans for higher order commercial centres.

 Preparing comprehensive impact assessments to evaluate the likely impact of development plans
for each of the centres.

 Determining the preferred locations for bulky goods and other forms of retailing in the
municipality.

 Reviewing the floor space figures in the table to Clause 21.07-1 following the release of census
data (scheduled for 2007/2008) as part of a general review of the Commercial Land Strategy
2004.

 Reviewing the requirement for an economic impact statement assessment for “significant”
developments and prepare a more accurate trigger point.

 Establishing a land use and floor space monitoring system.

 Undertaking a cyclical review of the Commercial Land Strategy 2004.

 Determining gross leasable floor area and land area requirements by retail type and business
zone to the year 2021.

 Determining an appropriate performance based retail framework to guide decision-making
relating to retail expansion.

Other actions

 Investigating inducements to support potential industries considering developing within the
municipality.
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 Identifying Greater Bendigo as a key visitor and major events destination within targeted
markets.

 Developing and implementing a major events and business events strategy.

 Developing infrastructure projects that will enhance the quality and diversity of the tourism
product.

 Integrating tourism with retailing in centres where appropriate, especially in the Bendigo CBD.

 Providing and encouraging facilities and services in the Bendigo CBD that cater for the needs of
residents commuting from the outer suburbs and small towns.

 Promoting investment and improvements at all centres to enhance their viability, facilitate the
attraction of further investment and improve their amenity.



GREATER BENDIGO PLANNING SCHEME

MUNICIPAL STRATEGIC STATEMENT - CLAUSE 21.07 PAGE 10 OF 12

Commercial strategic framework plan

 

   

 
BENDIGO CBD (including 
Marketplace) 
 
REGIONAL CENTRE 
 
EXISTING VILLAGE CENTRE 
 
FUTURE VILLAGE CENTRE 

 Precinct based retail and office development linked with amenity improvements and mixed use 
development. 
 

Consolidation of regional retailing and service roles.  
 

Focus on centre revitalisation through amenity improvements and supporting non-retailing activities.   
 

Consolidation and further significant retail and services growth of existing village centres. 
 

Foundational Planning and Development of new village centres in existing and future growth areas. 

 

Epsom
New Village Centre 

Strathfieldsaye 
Consolidate retail & 
services growth

Strath Village 
Consolidate retail & 
services growth Maiden Gully 

New Village Centre 

Eaglehawk 
Focus on centre revitalisation 
through amenity improvements and 
supporting non-retail activities 

Golden Square
Focus on centre revitalisation 
through amenity improvements 
and supporting non-retail activities 

Kangaroo Flat 
Focus on centre revitalisation 
through amenity improvements 
and supporting non-retail activities 

Centro Lansell Plaza 

CBD
Including 
Bendigo 
Marketplace 

Ironbark/ 
Victoria 
Hill Plaza 

University  
Precinct 

Marong 
New Village Centre 

City of Greater Bendigo 
Strategic Framework-   
Commercial Framework 

White Hills 

Eaglehawk 

Strathfieldsaye 

Kangaroo Flat 
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Industrial strategic framework plan

 

            

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
 
 
 
 
 

Areas suitable for new and expanding industrial activities, 
generally well services and in key locations. 
 
Existing industrial areas suitable for consolidation within the 
existing land allocation. 
 
Existing industrial areas that are full or very little expansion room 
exists. May be high or low profile but will require on-site 
management. Redevelopment potential may exist in the longer 
term. 

 Small, isolated or ill defined industrial areas that may require ongoing 
management or gradual phase out of industrial activity/zoning to a more 
suitable use reflective of surrounding land use or the best re-use of 
existing structures on-site. 
 
 

 

Aerodrome 

City of Greater Bendigo 
Strategic Framework-   
Industrial Framework 

East Bendigo 
Key area for future 
Industrial Development 

Deborah Triangle
Consolidate and further 
expand within the 
existing land allocation 

Phase out small, isolated or 
ill-defined industrial areas 
by rezoning to more 
suitable use reflective of 
surrounding land use. 

White Hills 
Eaglehawk 

Strathfieldsaye 

Bendigo 

Kangaroo Flat 

Golden Square 
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Rural industries strategic framework plan

 

 

Bendigo 

Key Intensive 
Rural Industry

Heathcote 

Lake
Eppalock 

Huntly

To Echuca 

To  
Melbourne

Elmore

Marong 

To 
Melbourne 

Key Intensive 
Rural Industry 
Areas 

Key Transport 
Routes 

City of Greater Bendigo 
Strategic Framework-   
Rural Industries 

Hazeldene  
Rd area 

 

Intensive Rural Industries 
• Protect intensive rural industries from competing land 

uses 
• Promote intensive industries in preferred areas and 

throughout Greater Bendigo 
• Minimise potential for rural-rural living conflict

Fosterville 
Goldmine 

Key Gravel
Reserve 


