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EXECUTIVE SUMMARY 

This report provides recommendations to improve the identification and protection of waste 
and resource recovery facilities in the planning schemes that apply across the Grampians 
Central West Waste and Resource Recovery region.  The region extends from the western 
boundary of Melbourne to the South Australian border and includes twelve councils.  

There are 58 active waste and resource recovery sites across the region.  These include 
landfills, transfer stations, resale shops and reprocessing facilities, both privately and 
publicly owned.  The project involved a desktop assessment of each site against relevant 
criteria and direct consultation with each Council and other stakeholders. 

The report found that: 

 Most of the facilities in the region are operating with few planning issues or 
complaints from surrounding landowners.   

 Nine sites in the region are considered to currently experience a high level of 
encroachment from sensitive uses or urban zones that allow for sensitive uses. 

 Eight sites in the region are considered to be at a high risk of encroachment from 
additional sensitive uses in the future.   

 Three out of the four waste and resource recovery sites in Moorabool Shire Council 
are currently experiencing a high level of encroachment and will experience a high 
level of additional encroachment in the future. 

 There are some ongoing amenity issues at the largest and most important facilities 
in the region, namely: 

- Statewide Landfill in Pomonal Road, Stawell (Northern Grampians Shire 
Council), and 

- Ballarat Regional Landfill at Smythesdale (Golden Plains Shire Council).   

 Separation distances have recently been the subject of reviews at the state level, 
which have found that there is potential to simplify and clarify their function in 
planning schemes, although no changes have yet been made to the VPPs. 
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 There is no specific guidance at the state level for the preferred planning tools to 
apply to waste and resource recovery facilities.  Some guidance is available in 
planning and advisory panel reports, however, councils would benefit from 
additional assistance in this area from DELWP.   

 Waste and resource recovery facilities are generally not well identified in the text 
associated with the MSS or local planning policies in the region’s planning 
schemes.  

 None of the planning schemes in the region, apart from the Ballarat Planning 
Scheme, contain local planning policies to guide the use and development of 
industrial land uses.   

 The use of local policy to protect and manage waste facilities is recommended for 
all of the region’s planning schemes. These policies will need to be tailored by each 
Shire at the local level, although common approaches can be used to provide 
efficiencies and, potentially, joint approaches to introduce them into planning 
schemes.    

 There is a need to apply the Public Use Zone (PUZ6) to a large number of waste 
and resource recovery sites in the region to reflect the existing use of the land by 
local government for waste purposes.   

 There is a need to consider the application of the Environmental Audit Overlay 
(EAO) to a number of waste and resource recovery sites that are currently zoned to 
allow the development of sensitive uses.  Councils should also consider applying 
this overlay more generally, depending on the particular attributes of the facility. 

 The planning schemes that require the most immediate attention are: 

- the Golden Plains Planning Scheme; 

- the Moorabool Planning Scheme; and 

- the Northern Grampians Planning Scheme.   

 The identification of these planning schemes as 'high priority' reflects the level of 
settlement and other strategic planning that is underway and the significance of the 
waste and resource recovery facilities in these shires; each of these councils 
contains a facility of regional significance. 

 The planning schemes that are considered to represent the next level of priority are 
the Hepburn Planning Scheme and Horsham Planning Scheme in relation to the 
Dooen Landfill and Horsham Transfer Station.  

The report will be used by the Grampians Central West WRRG to guide its future 
interactions with councils and engagement with a range of stakeholders involved in the 
planning system.  The report makes a series of general recommendations for the 
Grampians Central West WRRG to help guide the implementation of the report.  These 
include: 

 Actively monitor future Council planning scheme review processes and prepare 
written and other submissions, as appropriate. 

 During planning scheme review or other strategic processes, work in partnership 
with councils to update their Municipal Strategic Statements.  

 Encourage the member councils to undertake further research into the physical 
extent of their waste and resource recovery facilities to enable the proper 
application of zone and overlay provisions.  

 Encourage the member councils to investigate closed landfills in the region to 
determine whether the Environmental Audit Overlay (EAO) should be applied or 
other changes made to planning schemes to identify these sites and risks. 

 Undertake a GIS mapping exercise to create data files for the recommended buffer 
distances around each facility, or for priority councils as resources allow. 

 Engage with DELWP and the twelve member councils to create a regional working 
group of councils to achieve consistency in implementing these recommendations. 

 Encourage DELWP to prepare a planning practice note relating to landfills, 
resource recovery facilities and the application of zones, overlays and local policy 
to identify and manage separation distances.   

 Monitor DELWP’s ‘Smart Planning’ program, and prepare submissions on behalf 
the waste and resource recovery sector to strengthen the SPPF, as appropriate. 

 Encourage DELWP to update Clause 19.03-5 of the SPPF to make reference to 
the latest Landfill BPEM. 
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INTRODUCTION 

The project 

This report documents the findings of a research project that was commissioned by the 
Grampians Central West Waste and Resource Recovery Group (the ‘Grampians Central 
West WRRG’).   

The project was initiated to provide the Grampians Central West WRRG with a better 
understanding of the statutory and strategic planning framework that applies to waste and 
resource recovery facilities in the Grampians Central West waste and resource recovery 
region (‘the region’) and recommendations to improve the identification and protection of 
the facilities in the planning schemes that apply across the region.  

The Grampians Central West WRRG is a statutory body responsible for facilitating a 
coordinated approach to the planning and delivery of infrastructure and services for all 
waste streams, including municipal solid waste, commercial, industrial and demolition 
waste. 

The Grampians Central West WRRG works with twelve councils: the rural cities of Ararat 
and Horsham, Ballarat City, and the shires of Central Goldfields, Golden Plains, Hepburn, 
Hindmarsh, Moorabool, Northern Grampians, Pyrenees, West Wimmera and Yarriambiack 
There are 58 active waste and resource recovery sites across the region.  These include 
landfills, transfer stations, resale shops and reprocessing facilities, both privately and 
publicly owned.  A number of sites contain multiple waste and resource recovery facilities, 
such as transfer stations that are co-located with landfills. 

The project was initiated in response to a perceived lack of proper identification and 
protection of waste and resource recovery facilities in the region’s planning schemes and 
ongoing planning-related issues surrounding a number of sites.   
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In particular, the encroachment of residential uses has affected the operations of some 
existing facilities.  The expansion of residential development has also reduced opportunities 
for new facilities to establish in some areas.  

The need for the project has also arisen from the growing awareness of the risks to human 
health and safety posed by some facilities and emissions, particularly landfill gas.  

The report has been prepared by Centrum Town Planning, with involvement from the 
planning and waste departments of each of the twelve member councils.   

The project will help to deliver one of the priority actions of the Grampians Central West 
Regional Waste and Resource Recovery Implementation Plan, 2017 (‘Regional 
Implementation Plan’).   This plan sets out how the waste and resource recovery 
infrastructure needs of the region will be met over at least the next 10 years.   

The report will be used by the Grampians Central West WRRG to guide its future 
interactions with councils and engagement with a range of stakeholders involved in the 
planning system.  These include councils, operators, government departments such as the 
Department of Environment, Land, Water and Planning (DELWP) and the Environment 
Protection Authority (EPA).  It is expected that the Grampians Central West WRRG will also 
use the report to inform future versions of its Regional Implementation Plan. It is also 
intended to be used by councils to guide and assist with strategic planning initiatives.   

It is envisaged that the implementation of many of the report’s recommendations will occur 
as a partnership between the Grampians Central West WRRG and member councils, with 
involvement from DELWP and EPA.  

The report is divided into two main parts.  Part A is the ‘overview report’, which contains a 
summary of the background to the project, key findings and general recommendations.  
Part B is the ‘site assessment report’, which contains an assessment of each planning 
scheme and recommended changes and an assessment of planning issues for each site 
and site-specific recommendations. 

Objectives 

The specific objectives of the project are to: 

 Describe and analyse the region’s waste and resource recovery infrastructure from 
a planning perspective. 

 Identify buffer requirements for particular types of landfills and resource recovery 
sites. 

 Identify key gaps and weaknesses in existing planning schemes and strategic 
plans in relation to buffers. 

 Provide recommendations for how to address any gaps and weaknesses in  
planning schemes and protect existing buffers. 

 Meet the statutory and strategic planning requirements of the Regional 
Implementation Plan. 

 Facilitate the overall integration of the Regional Implementation Plan with land use 
planning and planning schemes in the Grampians Central West region. 
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Background 

Grampians Central West Waste and Resource Recovery Implementation Plan (2017) 

This plan was prepared by the Grampians Central West WRRG. The Plan was prepared 
under section 50B of the Environment Protection Act 1970 (EP Act).  It has been approved 
by the Minister for Energy, Environment and Climate Change  

The purpose of the regional Implementation plan is to “set out how the waste and resource 
recovery infrastructure needs of the Grampians Central West region will be met over at 
least a 10-year period.” (Grampians Central West WRRG, 2017).  The regional 
implementation plan must be aligned and integrated with the regional implementation plans 
prepared by the other waste and resource recovery groups across the state, as well as the 
Statewide Waste and Resource Recovery Infrastructure Plan.  

Key features of the Grampians Central West region and its waste profile, as identified in the 
introductory sections of the Plan, include: 

 The region covers 21% of Victoria and stretches from the western metropolitan 
boundary of Melbourne to the South Australian border.  The key population centres 
are Ararat, Ballarat, Horsham, Maryborough and Stawell. 

 The regional economy includes productive agricultural land in the south, broadacre 
cropping in the north and central areas and horticulture, viticulture and intensive 
animal industries. 

 Current population of over 250,000 people with an additional 40,000 people or 16% 
growth projected in the next 10 years.  The largest increases are forecast for the 
City of Ballarat, which will attract approximately 57% of the region’s growth, and in 
the eastern part of the region near Melbourne, which includes Moorabool and 
Golden Plains Shires. 

 Estimated waste generation during 2013-14 of 492,000 tonnes, with recovery of 
over 357,000 tonnes (66%) and disposal of nearly 184,000 tonnes (34%) in landfill 
within and outside the region. 

 Low or negative population growth in some of the rural shires in the west of the 
region. 

 Under a business-as-usual scenario, it is expected that waste generation will 
increase by more than 36 per cent to approximately 768,000 tonnes by 2046. 

 No demonstrated need for additional landfill airspace for the region at this point in 
time. 

Figure 1 Grampians Central West waste region 

 
Source:  (Grampians Central West WRRG, 2017, 1-26) 
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Industry context 

Landfills are the types of waste and resource recovery facilities that generally present the 
greatest risk to people and the environment.  The Grampians Central West Waste and 
Resource Recovery Implementation Plan (2017) provides a summary of the role of landfills 
in the waste and resource recovery industry.  This summary has been reproduced below to 
provide the context for the report.  

Landfills are an important part of Victoria’s and the region’s current waste management 
and resource recovery infrastructure network for disposal of materials produced by 
society that are unable to be recovered. Whilst disposal of materials to landfill is the 
least preferred option for waste management and resource recovery is recommended, 
landfills will continue to be required to manage those wastes that cannot practically be 
removed from the waste stream  

The Waste Management Policy (Siting, Design and Management of Landfills) requires 
that the development and use of landfills be minimised, but it is a role of this 
implementation plan to ensure sufficient landfill airspace is available to meet the 
requirements of the Grampians Central West region for the disposal of residual waste. 

Many factors impact on how much landfill airspace will be required to meet the region’s 
needs. A key factor is the plan’s objective to increase recovery so that only materials 
that cannot be viably recovered are disposed of to landfill. With changes in technologies 
and improved markets for goods made from recovered materials, many of the materials 
currently going to landfill may be recovered in future. To achieve this and to produce the 
schedule, GCWWRRG undertook a process in accordance with the ministerial guideline 
Making, Amending and Integrating the Statewide Waste and Resource Recovery Plan 
and Regional Waste and Resource Recovery Implementation Plans and the Outline of 
Process: Statewide Waste and Resource Recovery Infrastructure Scheduling 
document, which assessed and determined the region’s landfill airspace needs. As part 
of this process, GCWWRRG has committed to undertake regular future reviews of the 
plan in accordance with the Act and relevant guidelines. 

Former landfills can pose significant risks to the environment, human health and local 
community amenity if they are not well sited, constructed, managed and rehabilitated 
after they close. The sources and levels of risk posed by landfills change with their age, 
the phase of their lifecycle, their siting and construction standards, the types of waste 
accepted and the management controls in place. Good management requires landfill 
risks to be identified, assessed and managed in a timely and cost effective manner 
during both their open and closed phases. 

This Grampians Central West Implementation Plan seeks to reduce reliance on landfill, 
with the recovery of organics being one element. A reduction in the amount of organic 
material going to landfill has a direct influence on the impact of landfills by reducing the 
generation of methane and leachate. Older active or closed landfills can pose risks, 
which is a legacy of being sited and built to the standards that were accepted as good 
practice at that time, but are less stringent than the standards that have applied since 
2010. Consequently, recent work has focused on improving the infrastructure located at 
existing landfills by retro-fitting monitoring structures and constructing new landfill cells 
to industry best practice standards. 

Whilst more resource intensive and regulated, these works ensure landfills are 
developed and managed to protect human health, public amenity and the 
environment….The four main licenced landfills and the 12 landfills exempt from 
licensing in the region .take varying amounts of residual waste and consequently have 
different roles in the region. Landfills serving more than 5,000 people are required to 
hold a licence from the EPA to operate. Landfills serving smaller populations (fewer 
than 5,000) are exempt from licensing; however, they are required to meet all relevant 
guidelines and conditions. 

It should be noted that the landfill levy is classified into two categories – 
metropolitan/provincial and rural. In the region, four councils are located within 100 km 
of Melbourne. Two councils are categorised as “metropolitan/provincial” – the City of 
Ballarat and the Golden Plains Shire Council. The Hepburn and Moorabool shire 
councils are categorised as “rural” and therefore attract lower levies (Grampians Central 
West WRRG, 2017, 55-56).  



 

 

LEGISLATIVE FRAMEWORK 

Waste and the environment 

The legislative framework that applies to waste and resource recovery facilities is relatively 
extensive and complex.  The enabling legislation is found in the Planning and Environment 
Act 1987 and the Environment Protection Act 1970.  These acts, and their various pieces of 
subordinate legislation in the form of regulations and policies and planning schemes, work 
together to provide protection of the environment and people.  

This section of the report provides a summary of the key pieces of legislation in order to 
provide an appreciation of the framework.  Given that the project is not a technical or 
environmental exercise, the focus of the summary is on the practical documents that assist 
land use planners in their day-to-day decision making rather than technical policies that 
address specific environmental risks such as odour and groundwater contamination.  

The documents that have been summarised do not represent a complete list of legislation 
that applies to waste and resource recovery facilities.  For more detailed information, 
reference should be made to the more detailed summary of the legislative framework that 
applies to waste and resource recovery facilities that has been prepared for the 
Metropolitan WRRG titled Buffer Protection Tools for Waste and Resource Recovery 
Facilities: Appendix A: Regulatory Framework Final Report, (AECOM, October 2015).   

Environment Protection Act 1970 

This is the overriding piece of legislation for pollution control in Victoria.  This Act regulates 
the discharge or emission of waste to water, land or air by a system of works approvals and 
licences. The Act also specifically controls the emission of noise and the transport and 
disposal of waste (EPA 788.3, 7). Consideration of land use planning is one of the 
requirements of the Environment Protection Act 1970.   
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The acceptable environmental quality standards and conditions for discharging waste to 
landfill are specified in the relevant State Environment Protection Policies (SEPPs) and 
waste management policies (WMPs). 

Landfill BPEM (EPA 788.3) 

The Best Practice Environmental Management - Siting, Design, Operation and 
Rehabilitation of Landfills (EPA 788.3, 2015) provides guidance to landfill operators and 
planning authorities about environmental risks, mitigation measures and how to avoid or 
minimise environmental impacts (‘Landfill BPEM’). It applies to municipal and non-
hazardous waste that is deposited at landfills. The document: 

 provides best practice siting considerations for new landfills; 

 sets out appropriate buffer distances to protect sensitive receptors from a failure of 
landfill design or management, or abnormal weather; the main risks that the buffers 
manage are odour impacts and landfill gas impacts (the recommended distances 
are summarised later in report); 

 allows reduced buffer distances if it can be demonstrated that the amenity of 
sensitive areas will not be adversely affected; 

 notes that all forms of development within buffers can pose a safety risk by 
providing a pathway for landfill gas, and that responsible authorities need to be 
satisfied that development will not be adversely impacted through a Section 53V 
audit under the Environment Protection Act, having regard to previous 
assessments; 

 recommends that for landfills with an anticipated lifespan of 10 years, analysis of 
land use change should be carried out; 

 states that municipal (putrescible) waste landfills must be located more than 100 
metres from surface waters.  

Source: EPA 788.3, 2015 

Recommended separation distances for industrial residual air emissions (EPA, 1518) 

This document provides advice on recommended separation distances between industrial 
land uses that emit odour or dust and sensitive land uses.  It aims to prevent new sensitive 
land uses from affecting existing industrial areas, and new or expanded industrial uses from 
affecting sensitive land uses (EPA 1518, 2013).  Importantly, it notes that the recommended 
separation distances are not an alternative to the control of emissions at their source. 

The document contains a comprehensive list of industry types under broad sub-headings 
such as ‘agriculture’ and ‘basic metal products’.  These uses and categories correspond 
closely with the uses listed in Clause 52.10 of the Planning Scheme, with some key 
differences. For example, Clause 52.10 does not contain a separate category for 
‘agriculture’ and ‘mining and extractive industry’.  Some of the separation distances also 
vary between the two documents. 

The document describes different methods for measuring separation distances, including: 

 activity boundary to property boundary (for urban or township areas); and 

 activity boundary to activity boundary (for rural areas). 

The document provides a framework for how to consider variations to the separation 
distances, including consideration of the ‘agent of change ‘ cumulative impacts and land 
uses that may be appropriate to be located within a separation distance (EPA 1518, 2013).   

Designing, constructing and operating composting facilities (EPA 1588) 

This document provides guidance to the EPA, planning authorities and operators on how to 
meet with legislative requirements for composting facilities.  The document addresses a 
broad range of siting, design and operational matters.  In relation to the location and siting 
of facilities, it recommends that: 

 composting facilities should not be situated on flood-affected land and should be at 
least 100 metres from surface waters; 

 separation distances be applied between the activity and sensitive uses, although 
they are not a substitute from preventing odour emissions; 
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 separation distances should be calculated based on the separation distance 
between property boundaries, if possible; 

 separation distances should be calculated based on the type of feedstock, the 
technology that is used (e.g. enclosed or open air composting) and size of the 
plant; 

 separation distances should measure from 300 metres to 2,000 metres depending 
on the above factors, and other considerations such as topography and weather 
conditions. 

Source:  (EPA 1588, 2015) 

Assessing planning proposals near landfills (EPA 1642, October, 2017) 

The is a ‘guideline’ document that has been prepared primarily to guide planning and 
responsible authorities in their decision making on applications and planning scheme 
amendments near active or closed landfills.  It provides advice on the level of assessment 
required and recommends a “staged, risk based approach” (EPA 1642, 2017, 2).   

Most of the document is highly relevant for planning decision makers.  Key elements of the 
document are that it: 

 provides a definition of ‘sensitive use’ that includes any building (for landfill gas risk) 
and any land use that relates to amenity and well-being (for odour issues); 

 re-inforces the recommended buffer distances of 500 metres for putrescible waste 
and 200 metres for solid inert waste as set out under the Landfill BPEM; 

 states that, for operating landfills, gas and odour impacts should be assessed, but 
only landfill gas impacts need to be assessed for closed landfills; 

 provides a formula for determining the appropriate level of assessment that 
depends on the type of proposal (alterations, above and below ground structures), 
landfill size, landfill type and age; 

 recommends a level of assessment based on the application of the above formula 
that includes requiring gas mitigation measures (for low scores), landfill gas risk 
assessment (for medium scores) and a Section 53V audit (for high scores); 

 provides sample permit conditions to require mitigation measures to be employed 
or landfill risk assessments to be carried out, if these have not been provided. 

Source:  (EPA 1642, 2017). 

Guide to Best Practice at Resource Recovery Centres (Sustainability Victoria, 2009) 

This guide was released following legislative changes that have occurred in waste recovery 
since 2005.   The guide presents a range of considerations for the planning and siting, 
design and construction and operation and management of transfer stations.  The 
document reinforces the separation distance requirements of other best practice guidelines 
and provides general siting considerations.   
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Land use planning framework  

Planning and Environment Act 1987 

The Planning and Environment Act 1987 has a broad range of objectives that are set out in 
Section 4(1) of the Act.  These include: 

 To provide for the fair, orderly, economic and sustainable use and development of 
land. 

 To provide for the protection of natural and man-made resources and the 
maintenance of ecological processes and genetic diversity. 

 To secure a pleasant, efficient and safe working, living and recreational 
environment for all Victorians and visitors to Victoria. 

 To protect public utilities and other assets and enable the orderly provision and 
coordination of public utilities and other facilities for the benefit of the community. 

The Act provides the legislative basis for the Victoria Planning Provisions, which assist in 
providing a consistent and coordinated framework for planning schemes.  It also provides 
for planning schemes to regulate the use and development of land.   

The Act sets the legislative framework for all decision making that relates to planning 
applications and strategic planning, including planning scheme amendments.    One of the 
responsibilities of planning authorities in preparing planning schemes or amendments is to 
“take into account any significant effects which it considers the scheme or amendment 
might have on the environment or which it considers the environment might have on any 
use or development envisaged in the scheme or amendment” (Section 12(2b).   This 
requirement is reflected in the matters a responsible authority must consider before issuing 
a planning permit under Section 60 of the Act. 

Ministerial Direction No.1 (Potential contaminated land) 

This direction aims to ensure that potentially contaminated land is suitable for sensitive 
uses that are proposed to be allowed under an amendment to a planning scheme.  
Sensitive uses are defined as residential uses, child care centres, pre-schools or primary 
schools.  

The direction applies to land that is known to have been used for industry, mining or 
chemical storage.   It reinforces the need for a certificate of environmental audit or 
statement under the Environment Protection Act 1970 prior to notice of the amendment, or 
conditions to that effect. 

State Planning Policy Framework 

The State Planning Policy Framework (SPPF) provides state level planning policies that 
apply to all planning schemes in Victoria.  The SPPF often makes references to other 
planning guidelines or legislation that must be considered in decision making. 

The SPPF contains a range of policies that apply to the siting and operation of waste and 
resource recovery facilities in both direct and indirect ways.  Key clauses include: 

 Clause 11 (Settlement), which states that planning is to prevent environmental 
problems created by siting incompatible land uses close together. 

 Clause 13.02 (Floodplain management), which states that waste disposal uses 
must not be located on floodplains unless they are adequately protected. 

 Clause 13.03 (Soil degradation), which aims to ensure that potentially 
contaminated land is suitable for its intended future use and development, and that 
contaminated land is used safely. 

 Clause 13.04 (Noise and air), which aims to ensure that that development and 
community amenity is not reduced by noise emissions. 

 Clause 17.02 (Industry), which aims to ensure the availability of land for industry 
with appropriate buffers to sensitive uses.  It also aims to protect industry from 
encroachment. 

 Clause 19.03-5 (Waste and resource recovery), which aims to avoid, minimise and 
generate less waste to reduce damage to the environment.  Strategies include: 

- establishing new sites to safety manage waste; 

- encouraging the co-location of waste generators and resource recovery 
businesses;  

- preventing the encroachment of sensitive uses; and  
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- ensuring that buffers are defined, protected and maintained.    

The clause makes reference to a number of policy documents, including the state 
and regional waste and resource recovery implementation plans and various EPA 
regulations and guidelines. 

Regional Growth Plans 

The region forms part of three regional growth plans.  The ‘Central Highlands region’ 
comprises the municipal areas of Ararat, Ballarat, Golden Plains, Hepburn, Moorabool and 
Pyrenees.   The Wimmera Southern Mallee region’ comprises the municipal areas of 
Hindmarsh, Horsham, Northern Grampians, West Wimmera and Yarriambiack.   Central 
Goldfields Shire is located in the ‘Loddon Mallee South region’. Relevant strategies for each 
region are included in Clause 11 of each planning scheme.  Only the Clause 11.12 of the 
Central Goldfields Planning Scheme contains strategies relating to waste at the regional 
level. 

Municipal Strategic Statement  

The Municipal Strategic Statement (MSS) is a statement of the key strategic planning, land 
use and development objectives for the municipality and the strategies and actions for 
achieving the objectives. It provides the local strategic basis for the application of the zones, 
overlays and particular provisions in the planning scheme and decision making by the 
responsible authority.   It must apply, and give effect to, the SPPF at the local level.  

Planning policies, provisions and guidelines 

The Victoria Planning Provisions contain a range of tools that councils can use in preparing 
their planning schemes.   The tools have different purposes and many of them can be 
tailored to address local issues or achieve local planning objectives.  All of the tools must be 
used to apply the SPPF and Local Planning Policy Framework (LPPF).   

This section provides a summary of the purpose and function of the key policies and 
provisions that are referred to elsewhere in the report and which are most relevant to waste 
and resource recovery facilities.  It also provides a summary of relevant planning practice 
notes prepared by the State Government to assist councils in applying and using these 
tools.      

Local planning policies 

Together with the MSS, local planning policies form part of the LPPF.  According to the 
VPPs, local planning policies explain what responsible authorities will do in response to 
particular use and development applications, or outline the responsible authority’s 
expectation of what should happen. The consistent application of a policy over time should 
achieve a desired outcome (Clause 20.02 of VPPs).   Local planning policies cannot 
prohibit particular forms of use or development, they can only guide decision making.  

There are no local planning policies in the twelve planning schemes considered as part of 
this project that relate specifically to waste and resource recovery facilities, however, a 
number of the region’s planning schemes contain broader policies for industrial use and 
development.  It is worth noting that a number of councils in Metropolitan Melbourne have 
developed local planning policies to assist with assessing or planning for waste and 
resource recovery facilities, including the cities of Frankston, Whittlesea and Kingston.  
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Zones  

Zones are the main tool for managing land use in planning schemes.   Each zone has a 
specific purpose and three sections that specify uses that do not require planning approval, 
uses that require a planning permit and uses that are prohibited.  There are no zones in the 
VPPs that have a specific purpose to allow for the use and development of waste and 
resource recovery facilities. Zones that are commonly applied to waste and resource 
recovery facilities in the Grampians Central West region are the Public Use Zone (PUZ), 
Industrial 1 Zone (IN1Z) and Farming Zone (FZ).   

The public zones, including the Public Use Zone, operate differently from the other zones.  
They are normally applied to public land that is owned or managed by a government 
department or public land manager, including national parks, state forests, coastal crown 
land and land reserved under the Crown Land (Reserves) Act 1978.  The public zones are 
applied when the public land manager needs special flexibility to operate.  They allow any 
use without the need for planning approval if it is by or on behalf of the public land manager.    

Key elements of zones that relate to waste and resource recovery facilities are: 

 Refuse disposal is prohibited in most zones apart from in the industrial zones, 
Commercial 2 Zone and Farming Zone when planning approval is required.  This 
use includes landfills. 

 Materials recycling, which is defined as “land used to collect, dismantle, treat, 
process, store, recycle, or sell, used or surplus materials”.  This use is prohibited in 
most zones apart from the industrial zones, Commercial 2 Zone and Farming Zone 
when planning approval is required.   

 Transfer station, which is defined as “land used to collect, consolidate, temporarily 
store, sort or recover refuse or used materials before transfer for disposal or use 
elsewhere”.  This use is prohibited in most zones apart from the industrial zones, 
the Township Zone, Commercial 2 Zone and the Farming Zone. 

All of the three land use definitions described above fall within the broad land use definition 
of ‘industry’.  Planning approval for these uses is not required in the PUZ if the use is 
carried out by or on behalf of the public land manager.  Some zones can also be 
customised with particular use requirements such as the Special Use Zone (SUZ). 

Overlays 

Overlays are used to identify and manage particular planning issues, including environment 
and landscape, built form and heritage and land management issues.   They trigger the 
need for planning approval for particular forms of development or change and can introduce 
referral requirements to government authorities or departments.  Like local planning 
policies, their application over time should achieve a desired outcome. 

There are no overlays in the VPPs that have been specifically designed to identify or protect 
waste and resource recovery facilities.  Since the VPPs were introduced in the late 1990s, a 
number of councils have used overlays to identify and protect facilities that have the 
potential for adverse amenity impacts.  Typically, the Environmental Significance Overlay 
(ESO) has been used for this purpose.  Examples include: 

 ESO7 in the Wellington Planning Scheme, which aims to limit any adverse impact 
on development from a nearby municipal landfill site of high local importance by 
requiring planning approval for the development of dwellings. 

 ESO2 in the Campaspe Planning Scheme, which aims to ensure that a livestock 
exchange, pound and waste transfer station, is not constrained by the 
establishment of sensitive uses and to ensure that these uses are not affected by 
the facilities. 

 ESO2 in the Central Goldfields Planning Scheme, which identifies an ‘air emissions 
buffer’ around a wastewater treatment plant and abattoir site and requires planning 
approval for all new development.  It requires applicants to provide a written 
statement that they understand the purpose of the air emission buffer. 

The Environmental Audit Overlay (EAO) has also been applied to waste and resource 
recovery facilities.  It aims to ensure that potentially contaminated land is suitable for uses 
that can be affected by contamination.  The EAO requires either a certificate of 
environmental audit or a statement from an environmental auditor prior to the 
commencement of a sensitive use.  The overlay is often applied to land in a residential 
zone that has previously been used for industry.    



LEGISLATIVE FRAMEWORK 
 

 GRAMPIANS CENTRAL WEST WRRG – LAND USE PLANNING PROJECT           17 

The EAO has not frequently been applied to private land adjoining waste facilities in 
Victoria, although it was applied to land in the vicinity of the Lakes Entrance landfill to 
manage landfill gas risks in 2014 through Amendment C112 (Part 1).  

The advantages of overlays, as opposed to other forms of development control, are that 
they: 

 can trigger the need for planning approvals when no other permit triggers exist; 

 can explicitly enable the consideration of issues that aim to protect the landfill and 
impose conditions; 

 are easily identified through planning maps.     

The key disadvantages of overlays are that: 

 a significant level of strategic planning work is usually required in order to apply 
them;   

 they often require a significant amount of time  and resources to introduce; 

 they usually cannot prohibit uses (if this is desired), only trigger the need for 
planning approval. 

Overlays are therefore usually of most benefit when applied to buffers in greenfield or rural 
areas that have not been developed with dwellings or other forms of urban development. 

Clause 52.10 (Uses with adverse amenity potential) 

This clause identifies industries and warehouses which, if not appropriately designed and 
located, may cause offence or unacceptable risk to the neighbourhood (VPP, Clause 
52.10).  It lists uses that are similar to EPA 1518, with some variations.  A large number of 
uses are ‘Note 1’, which means that the threshold distance is variable depending on the 
processes to be used and materials to be processed.  The separation distances for waste 
and resource recovery uses are listed in the table in the ‘Separation Distances’ section of 
this report. 

Clause 52.45 (Resource recovery) 

This clause aims to ”facilitate the establishment and expansion of a transfer station and/or a 
materials recycling facility in appropriate locations with minimal impact on the environment  
and amenity of the area”.   The clause sets out information requirements and decision 
guidelines for applications for materials recycling and transfer stations. 

Clause 66 (Referral and notice provisions) 

This clause states that all applications for works approvals or licences must be referred to 
the Environment Protection Authority as a determining authority.    Some applications for 
warehouse and industry must also be referred to the EPA if separation distances or 
conditions are not met. 

Practice note – potentially contaminated land (June, 2005) 

This document provides guidance for users of the planning system about: 

 how to identify if land is potentially contaminated;  

 the appropriate level of assessment of contamination for a planning scheme 
amendment or planning permit application; 

 appropriate conditions on planning permits; 

 circumstances where the Environmental Audit Overlay should be applied or 
removed (DSE, 2005). 

The document provides an overview of the regulatory framework that surrounds potentially 
contaminated land.   It also provides a framework for how to identify potentially 
contaminated land and how to respond to the issue through the planning system. 

The document includes ‘landfill/waste depots’ in a category of uses with ‘high potential’ for 
contamination.  It includes ‘waste disposal’ in a category of uses with ‘medium potential’ for 
contamination.  It recommends that environmental audits be required for sensitive uses on 
land that has high potential for contamination.  It recommends that site assessments be 
prepared for non-sensitive uses on land with high potential for contamination. 
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Recent investigations and reviews 

This project has been carried out in the context of a series of recent investigations and 
reviews into issues surrounding waste and resource recovery facilities and their regulatory 
framework.  Key documents are identified below, together with the key findings that are 
relevant to this project.  Whilst these documents relate mainly to the licensing and 
management of landfills, they are considered to provide important context for the planning 
related assessments that were carried out for this project and the recommendations of this 
report.  

Brookland Greens Estate – Investigation into methane gas leaks (2009) 

This report, which was prepared by the Victorian Ombudsman, investigated the issues 
surrounding the leakage of landfill gas into the Brooklands Green housing estate in 
Cranbourne from a putrescible waste landfill operated by and for the City of Casey.   The 
focus of the report was on approvals and enforcement issues relating to the EPA works 
approval and licensing process, and the management of the landfill.    

The report also identified a number of issues relating to the planning approvals process for 
the housing estate.  The Ombudsman found that these issues contributed to the situation 
that arose.  The Ombudsman made a number of recommendations to the EPA, Council and 
others including that the EPA review its policy for assessing works approvals, decision 
making and compliance (Victorian Ombudsman, 2009).   

This case was significant for a range of reasons and led to various changes to EPA 
policies, the landfill BPEM and oversight.  The report also led to further investigations into 
closed landfills.  Its ramifications continue to influence the regulatory framework for waste 
and resource recovery facilities.   The significant cost payable by the EPA and Council in 
compensation to residents and rehabilitation of the landfill served as a significant warning to 
authorities responsible for landfills about the risks associated with their planning and 
management. 

Managing Landfills - Victorian Auditor General’s Report (2014) 

The purpose of this audit report was to determine whether landfills in Victoria are being 
“appropriately regulated, constructed, managed and rehabilitated” after the reform 
processes that following the Brooklands Green case (VAGO, 2014, ix).   The report 
considered both active and closed landfills, in close consultation with four councils.  The 
report provides a useful history of recent regulatory changes to landfills in Victoria. 

The report found that there had been improvement in landfill management since 2010, but 
highlighted a range of issues, most of which relate to the ongoing implementation of new 
EPA reforms.   Key points included: 

 confirmation that landowners are responsible for aftercare of closed landfills; 

 lack of robust risk assessments for former landfill sites throughout Victoria; 

 the need for a risk-assessment based approach to rehabilitation. 

The findings most relevant for land use planning include: 

 inconsistent interpretation by councils in determining appropriate buffers; 

 inability for planners to identify former landfills due to lack of information; 

 unclear level of assessment required to assess impacts; 

 the need to develop appropriate planning processes/tools to manage 
encroachment issues; 

 the need for involvement from the EPA in rezoning/application processes for 
development adjacent to open and closed landfills (recommendation 13). 

Independent inquiry into the Environment Protection Authority (2016) 

This report looked at the future of the EPA.  It carried out extensive investigations into the 
trends and issues facing the EPA and developed a broad range of recommendations to 
address them.  Land use planning was a key area of concern.  It was noted that past poor 
planning decisions, often in relation to landfills, are a large burden in the EPA.   

Recommendations of the inquiry related to: 

 ensuring that the EPA is involved in strategic planning processes close to a 
licensed facility (recommendation 10.1); 
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 strengthening buffers in the planning system (recommendation 10.3); 

 simplifying and better integrating EPA standards through the planning system 
(recommendation 10.4); 

 improving access to information about closed landfills (recommendation 14.1). 
(State of Victoria, 2015, xxiii).   

The State Government has provided a response to this inquiry (DELWP, 2016).   It has 
supported nearly all of the recommendations and has supported each of the 
recommendations listed above.   

Emerging influences 

Major Hazard Facilities Advisory Committee Final Report (2016) 

This committee was appointed by the Minister for Planning to provide advice on 
improvements to land use planning for areas around major hazard facilities.  Major hazard 
facilities are those defined as such under the Occupational Health and Safety Regulations 
2007.  This report is relevant because it discusses a number of issues that affect waste and 
resource recovery facilities, and a number of useful principles for the development of new 
planning policy.  Key findings with relevance to this project include: 

 Discussion around the complexities of defining ‘sensitive’ uses and the advantages 
of the current approach that involves applying different definitions for different 
purposes.  

 The benefits of using risk assessment in the absence of full knowledge about a 
situation or risk. 

 The importance of several key planning principles for decision making, including 
net community benefit, integrated decision making and the goal of ‘acceptable’ 
rather than ‘perfect’ planning outcomes. 

 There is no need for new state planning policy that favours one form of land use 
over another, but early consideration of risks and consultation is important. 

 Support for the continued use of the Environmental Significance Overlay (ESO) for 
amenity, hazards and risks in urban and rural environments, with appropriate 
schedules.  

The Victorian Government is currently considering the Report and preparing a response to 
the Report. 

Panel Report for Amendment C143 to the Kingston Planning Scheme (2015) 

This panel report is of interest because it discusses issues surrounding the zoning of 
existing landfill sites and preferred overlay controls.  It also discusses strategic issues 
surrounding the future use of land as a potential landfill hub.   Key findings include: 
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 The need to carefully consider the application of zones to waste and resource 
recovery facilities to ensure that these do not unreasonably constrain the use 
through reliance on existing use rights. 

 The opportunity to apply the Special Use Zone (SUZ) to recognise the particular 
needs of landfill sites while they operate and when they are being rehabilitated.  

 Support for the application of the Environmental Audit Overlay (EAO) to former 
landfill sites and potential for it to apply to all nearby land that is potentially 
contaminated, if this contaminated has been identified. 

 Support for the application of the EAO to land to be rezoned to PPRZ because the 
land could be used for open space in this zone without the need for a permit. 

 Support for the use of the ESO in identifying areas at risk of impacts from landfill 
gas migration, with the application of a specific schedule that has been drafted for 
this purpose. 

Panel Report for Amendment C162 to the Melton Planning Scheme (Final, 2016) 

This report is of interest as it discusses various issues relating to the protection of a major 
landfill (Melbourne Regional Landfill) through a major structure planning process.  One of 
the key issues associated with the amendment was the fact that approvals had been 
applied for, but not granted, for the expansion of the Regional Landfill.  Key findings 
included: 

 Support for the identification of a one kilometre wide ‘landfill odour and amenity 
buffer’ around the nearest proposed landfill cell. 

 A requirement to consider amenity impacts for all use and development 
applications within the buffer, with consideration of comments from the EPA. 

 The need to prevent use and development of land within one kilometre of the 
landfill until the approval of landfill expansion is granted and a more precise buffer 
can be resolved.  

 Support for preservation of the full capacity of the Regional Landfill in balancing 
competing objectives and land uses. 

 Discussion of the complexities involved in allowing land uses within a likely future 
landfill buffer. 

Local Buffer Support Program  

The Local Buffer Support Program is a four-year program (2014–17) to protect landfill sites 
and adjacent development.  It is being led by the Metropolitan Waste and Resource 
Recovery Group.  The aim is to develop appropriate buffers and planning tools. The 
program has released draft new MSS provisions, local policy and ESO schedule for 
discussion purposes. 

Amendment C91 to the Glenelg Planning Scheme 

Glenelg Shire Council has recently prepared Amendment C91, which seeks to apply an 
Environmental Significance Overlay to land within 500 metres of the former Portland Landfill 
site.  The overlay seeks to protect the community from landfill gas and groundwater effects 
following the recent closure of the landfill.  This amendment is currently at exhibition stage.  
The outcomes of the amendment are likely to be instructive for this, and other land use 
planning projects, relating to waste facilities. 

Smart Planning 

This State Government initiative aims to reform Victoria’s planning regulation to make the 
planning system “more efficient, accessible and transparent”.  The key aims of the program 
are to improve consistency, useability and time, cost and uncertainty for all users of the 
planning system (www.planning.vic.gov.au).   The initiative deals with a wide range of  

structural matters relating to planning schemes.  The proposed change that is likely to be of 
greatest relevance to this project is a proposed merger of the SPPF and LPPF into a single 
policy source called the Planning Policy Framework (PPF), with three levels of policy: state, 
regional and local.  There is a proposed new clause under ‘development infrastructure’ titled 
‘Waste and resource recovery’ (DELWP, 2017). 

This initiative has the potential to produce a close and more effective planning framework 
for waste and resource recovery facilities. 



 

 

METHODOLOGY 

The assessment process 

Scope  

The report is a high level assessment that identifies key issues that require action and a 
framework for how to address the issues through the planning system.  The focus of the 
report is on: 

 assessing whether planning schemes appropriately identify or protect  waste and 
resource recovery facilities; 

 providing a general assessment of existing levels of encroachment for each facility;  

 providing a general assessment of the potential risk for future encroachment based 
on the existing provisions that apply to the land; 

 identifying sites that are under high risk of existing or future encroachment; 

 identifying planning schemes that require priority intervention.  

The project did not include any form of assessment of: 

 waterway setbacks; 

 environmental or amenity impacts; 

 environmental or other risks;  

 whether existing separation distances are appropriate.   

The report does not examine compliance with existing planning or environmental approvals, 
although identifies general environmental or compliance issues if these have been noted by 
councils during the consultation process.  The project did not consider any risk assessment 
or Section 53V audits, but considered the findings of planning panel reports, where 
relevant. 
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Process   

Centrum Town Planning was engaged to prepare this report in August, 2017.  Key steps in 
the project included: 

 August, 2017:  letters sent to councils introducing the project and requesting site 
related information. 

 September, 2017: preliminary review of waste and resource recovery sites, 
planning schemes and aerial photography using Nearmap. 

 September-October, 2017:  meetings with council planning and waste officers to 
discuss waste and resource recovery sites and planning schemes. 

 November-December, 2017: further information gathering and preparation of the 
report.  

Following each of the meetings with Council offices, notes were prepared documenting the 
outcomes of the meeting.  Follow up actions were identified, as appropriate.  Councils were 
asked to confirm the notes of the meeting prior to finalisation.  Meetings were also held with 
the regional offices of DELWP and the EPA. 

Structure and ratings (LPPF) 

Part B of this report contains a site assessment for each of the 58 waste and resource 
recovery sites in the region.  The report has been divided into twelve sections, one for each 
planning scheme. 

The assessment for each planning scheme begins with an analysis of the LPPF.  This is 
divided into four sections, as follows: 

 Analysis of LPPF, which provides a summary of the analysis of the LPPF, with a 
focus on clauses that relate to settlement, industry and infrastructure. 

 Consultation outcomes, which provides a summary of the key advice provided by 
planning and waste officers during the consultation process. 

 Assessment of LPPF, which provides an assessment of the level of adequacy of 
different elements of the LPPF in identifying waste and resource recovery facilities.  
The elements have been rated as follows: 

- Low, if content is non-existent or otherwise of no assistance in guiding 
decision making; 

- Medium, if content is present but is brief or could be improved or made more 
useful; 

- High, if content is detailed and provides useful direction for decision making 
about all waste and resource recovery facilities. 

 Regional priority:  the recommended changes to the LPPF have then been rated 
in terms of their regional priority, mainly from a land use planning perspective.  That 
is, how urgently interventions are required to address the issues that have been 
identified in this report and respond to the likely future risk of encroachment from 
sensitive uses or land use change.  Consideration has been given to the number of 
facilities with high levels of existing or future encroachment from sensitive uses, 
and the need for changes to the MSS, overlays, and policies, as summarised in 
Table 3. 

The regional priority ratings have also been influenced by the importance of the 
facilities from a waste perspective, but may not fully reflect the priorities of the 
Grampians Central West WRRG or State Government based on other criteria. 

 Estimated date for next planning scheme review, provides an estimate of the 
timing of the next planning scheme review process based on the advice from 
council planning officers. 

 Summary of recommendations, which provides a summary of the recommended 
changes to each planning scheme and other recommended actions.  

Structure and ratings (sites) 

With the exception of the more complicated sites, each site assessment has been divided 
into five sections, as follows: 

 Facility details, which provides a basic overview of the location and type of the 
facility and details of land status and ownership. 
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 Planning provisions, which provides an overview of the zone and overlay 
provisions that currently apply to the site, identifies the form of planning approval 
under which the facility operates and identifies the separation distances, if relevant 
(refer to the following section of the report for more details). 

 Planning and operations context, which provides a summary of the feedback 
arising from the consultation process and key information about the land use and 
planning context of the site based on the assessment work. 

 Assessment summary, which provides a summary of the existing and estimated 
future levels of encroachment (refer also to the following section of the report).  

 Recommendations, which provides a summary of recommendations for the MSS 
(if relevant), zone and overlays, and any other relevant recommendations.  The 
recommendations should be considered together.   For example, if the rezoning of 
the site is recommended, the overlay recommendations will reflect the proposed 
new zone arrangements. 

Data sources 

The project was largely a ‘desktop’ exercise and was based on existing information 
sources. The data sources are listed in the ‘References’ section of this report.  None of the 
waste and resource recovery sites were physically inspected as part of the project.  

The aerial photograph that has been provided for each site contains lines that show the limit 
of the relevant recommended separation distance applicable in the EPA guidelines or the 
Planning Scheme, if relevant.  This separation distance is a general and high level guide 
only.  It has generally been measured from the edge of the site rather than from the precise 
boundary of the operations, as the determination of the exact boundaries of the facility was 
beyond the scope of the project. 

The maps of zones and overlays show all zones and overlays that apply to the site and 
surrounds.  They also show watercourses and areas of Aboriginal Cultural Heritage 
Sensitivity as mapped at www.land.vic.gov.au 
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Separation distances 

Separation distances have been established for various waste and resource recovery 
related uses in the VPPs and EPA guidelines, as described previously.  Various terms are 
used across the legislative framework to describe these distances such as ‘buffers’ and 
‘threshold distances’, however, the term ‘separation distances’ is used in the latest EPA 
guidelines and has been adopted in this report. 

Table 1 provides a summary of the recommended separation distances that have been 
used in this report and their origin, as prepared by AECOM (2015).  These separation 
distances generally address odour, dust, contamination and landfill gas emissions.  As 
noted by the authors of the table, there are no recommended land use separation distances 
for noise or light emissions (AECOM, 2015, 12). 

If a separation distance applies, each site has been assessed to determine the ‘existing 
level of encroachment’ within the recommended separation distance, as appropriate.  The 
assessment criteria for landfills are provided in Table 2.  If no recommended separation 
distance applies, a general assessment has been made about the proximity of urban 
development and sensitive uses.  A similar approach has been used for transfer stations, 
having regard to the 100 to 250 metre buffer to sensitive land uses recommended in EPA 
1518. 

The assessment criteria are deliberately conservative in their assessment of what may 
constitute a risk to a facility.  This approach assumes that even the development of one 
additional sensitive use could lead to complaints and operational issues, although there is a 
clear understanding that the risk and magnitude of these complaints is likely be highest 
where urban densities are the greatest.   

It should be noted that the application of the recommended separation distances for 
transfer stations and small landfills may, in practice, not be appropriate for some small rural 
facilities due to their size and role.  The assessment of encroachment risk may therefore 
overstate the risks to these waste and resource recovery sites; however, in the absence of 
any specific assessment work for these waste and resource recovery sites or other 
guidance, the recommended distances have been applied.        

The ‘risk of future encroachment’ has also been assessed for each site using the same risk 
ratings, but with a general assessment of the degree of risk, having regard to the: 

 zone of the land; 

 size of allotments and potential for future dwellings or subdivision; 

 pattern of surrounding development; 

 potential for future urban expansion; 

 growth rate of the municipality. 

The variation in these indicators was considered to be too variable to develop specific 
quantitative criteria for their application.  

The ‘risk of future encroachment’ represents the risk of additional encroachment, 
irrespective of the level of existing encroachment. For example, the existing level of 
encroachment may be ‘high’ because a there is established residential development within 
the buffer, however, if all of the land within the buffer is effectively fully developed, the risk 
of additional encroachment could be assessed as ‘low’. 
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Table 1 Summary of recommended separation distances 

Type of facility Recommended separation 
distances (guidance only)

Relevant publications 

Advanced Resource 
Recovery Technology 
Facility (ARRT)  

Site assessment required  
 

 EPA Publication 1518  
 VPP, Clause 52.10  

Green Waste Composting 
Facility  
 

300-2,000 metres from 
sensitive land uses and 
subject to volume and 
technology type  

 EPA Publication 1495  
 EPA Publication 1588  
 VPP, Clause 52.10  

Landfill Type 2 and 3 
Facilities  
 

 200 metres from 
buildings and structures 
for Type 3 facility  

 500 metres from 
buildings and structures 
for Type 2 facility  

 100 metres from 
surface waters  

 1500 (piston engines) 
3000 metres (jet 
engines) from airports  

 EPA Publication 1518  
 EPA Publication 788.2 
 VPP, Clause 52.10  

Materials Recovery and 
Recycling Facility for C and 
I, C and D and ‘Other’  

Site assessment required  
 

 EPA Publication 1518  
 VPP, Clause 52.10  

Permanent Contaminated 
Soil Treatment Facility  

500 metres from sensitive 
land uses  

 EPA Publication 1518  
 VPP, Clause 52.10  

Prescribed Industrial Waste 
Treatment Facility  

500 metres from sensitive 
land uses  

  EPA Publication 1518 

Transfer Station  
 

100-250 metres from 
sensitive land uses  

 EPA Publication 1518  
 VPP, Clause 52.10  

Source: AECOM, 2015, 12. 

Table 2 Assessment criteria for assessing existing encroachment on landfills 

Risk Criteria 

Low  No existing sensitive uses within 500 metres (excluding 
farmhouse or house on large lot in Farming Zone i.e >5ha); 
and 

 Low potential for sensitive uses within 500 metres or 
surrounded by Farming Zone; and 

 No other readily identifiable industrial or commercial use within 
500 metres. 

Medium  Small lots in Farming Zone (i.e. <5ha), with or without 
dwellings or 

 Industrial or commercial buildings within 500 metres; and 
 Low potential for sensitive uses within 500 metres. 

High  Schools, aged care within 500 metres; or 
 Dwellings in an urban zone within 500 metres; or  
 High potential for additional residential uses within 500 metres 

Source: Centrum Town Planning, 2017 
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Application of planning provisions 

Application of Public Use zones 

This report makes a number of recommendations about the application of the Public Use 
Zone to various waste and resource recovery sites. 

The application of this zone has been guided by the widespread practice of applying 
Schedule 6 of the Public Use Zone to waste and resource recovery facilities when they are 
managed by or on behalf of local government.  For waste and resource recovery sites that 
are operated by local government on freehold land, the PUZ6 has also been recommended 
if the use is considered to be long-term or ongoing.   

This approach is considered to be consistent with the guidance provided by the Planning 
Practice Note for Applying the Public Zones (DELWP, 2015).   This practice note states that 
the zone should be used to reflect the use of the land and need for a public land manager 
to operate under flexible arrangements that are different from the underlying zone of the 
land.  It states that the public land zones are “not intended to identify the legal status of the 
land or indicate existing use” (DELWP, 2015, 1).   

It is recognised, however, that this approach will usually require further discussion between 
Council, the landowner and DELWP in the context of the land tenure and any rehabilitation 
arrangements.  The land tenure arrangements have generally not been documented as part 
of this project unless Council offices have provided this information. 

It is also noted that many of the facilities are located on crown land.  Again, the land 
management arrangements with DELWP have not been investigated as part of the project, 
although basic information has been included if provided by Council officers. 

Application of Environmental Audit Overlay 

The purpose and operations of this overlay are described in the previous sections of this 
report.  Whilst there is guidance from the State Government about how to apply this overlay 
in the form of a practice note, the practice note does not provide any clear advice as to how 
the overlay should be applied in conjunction with zone provisions. The practice note states, 
however, that the overlay should not be used simply to identify land that is or might be 
potentially contaminated (DSE, 2005, 7). The implication is that there must be some 
potential for the land to be used for a sensitive use. 

Therefore, for the purposes of this report, the EAO has generally been recommended only 
where: 

 the site is privately owned and the current zone would allow for sensitive uses 
either as-of-right or subject to permit (e.g. Farming Zone, Township Zone). 

 the site is crown land in a zone that would currently allow for sensitive uses (e.g. 
Farming Zone, Township Zone) and the facility is expected to close in the short 
term so rezoning the land has not been recommended in this report. 

If land is zoned for Public Use, this is generally considered to be sufficient to properly 
identify the use through the planning system.  It is, however, possible that this approach 
may be altered through further consideration of this issue between councils and the 
DELWP.   It is possible that individual councils may wish to apply the EAO if they consider it 
to be appropriate in the context of existing and future uses of the land or the risk presented 
by the site.  For example, the EAO has been applied to a number of waste and resource 
recovery sites that are zoned PUZ6 across Victoria, including sites in the Grampians 
Central West region, and in the Loddon Mallee Waste region. 

It should be noted that this project has identified various closed landfills where 
consideration should be given to the application of the EAO, because they are located on 
the site of an active facility.  Technically, closed landfills do not form part of this project, 
however, the need for such overlays is generally considered to be more urgent than for 
active landfills.  This is because these landfills are likely to be more difficult to identify ‘on 
the ground’ or through the planning system, particularly if the closed landfills are not zoned 
for public use.   
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Authority feedback 

This section provides a summary of the advice that was offered by State Government 
departments and agencies through the consultation process.  Details of the officers who 
were consulted are provided in the appendices to this document. 

Department of Environment, Land, Water and Planning (Planning) 

 The focus of the Regional Office is to ready planning schemes for the introduction 
of the Smart Planning program. 

 There is potential for the Grampians Central West WRRG to review the Smart 
Planning discussion paper or make a submission that might elevate the importance 
of waste infrastructure planning in planning schemes. 

 There is potential for non-planning responses to issues associated with waste sites, 
such as direct consultation with community groups about future site planning and 
ongoing operations. 

 DELWP is not aware of any proposed updates or changes to the Regional Growth 
Plans that cover the region. 

Department of Environment, Land, Water and Planning (Crown lands) 

 DELWP is responsible for the administration of crown land that is not parks or 
forest. 

 Generally, it is DELWP’s preference for councils to own crown land that they 
occupy. 

 If councils are the Committee of Management for crown land that they occupy 
under the Crown Lands (Reserves) Act 1978 they are the ‘public land manager’ by 
default. 

 If councils lease the land and pay an annual fee then they are not the public land 
manager by default.  Further investigation would be required to determine whether 
this is the case.  This may be relevant to sites in public land zones when uses must 
occur by or on behalf of the public land manager. 

 DELWP is not aware of any particular issues or sites that require attention in 
relation to the above. 

 There are some exceptions to standard arrangements, such as Nareena tip, which 
was handed to DELWP by Council following closure and active monitoring of the 
landfill is occurring by DELWP.  This is an unusual situation. 

 If an alternative zone was to be considered for crown land (such as parts of land 
zoned PCRZ), a survey of some kind would need to be prepared that shows 
accurate co-ordinates /points. 

 The cost of rezoning land or surveying would need to be borne by the purchaser. 

 It was noted that there is likely to be little appetite from councils for any processes 
that cost money, and that they status quo would likely continue for most sites. 

 DELWP crown lands would be unlikely to have any issue, in-principle, with a 
rezoning of land, however each site would need to be considered on a case by 
case basis. 

Environment Protection Authority 

 EPA will become a referral authority for more applications in the future, but this is 
yet to be reflected in the VPPs and it is unclear exactly when and how this will 
occur. 

 EPA will be enhancing its role in statutory referrals in the near future, with additional 
staff resources available to councils. 

 Buffers should not be treated as substitutes for good site management. 

 When buffers are considered, it is important to identify what uses are being 
protected. 

 A new EPA program will increase resources across more parts of Victoria and raise 
the EPA’s presence. 

 EPA has devoted an officer to strategic planning whose role is shared across the 
North West and Geelong region. 

 



 

 

KEY FINDINGS 

Summary of findings 

Table 3 on the following page presents an overview of the main findings of the report, by 
municipality.  Reference should be made to Part B of this report for detailed 
recommendations for particular waste and resource recovery sites and planning schemes. 

The remainder of this section provides a summary of the key findings of the report to 
provide the context for the conclusions and recommendations that follow in the final section 
of the Part A report. 
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Table 3  Summary of results 

 

  Assessment of LPPF High Encroachment Recommendations Implementation 

Council No. sites Text Maps Protection L.Policy Existing Future MSS Zones Overlays L.Policy Priority PS Review 

Ararat 8 Low Low Medium Low No No Yes Yes Yes Yes Low 2018 

Ballarat  1 Low Low Low Medium No No Yes No No Yes Low 2018 

Central Goldfields 4 Low Low Low Low No No Yes Yes Yes* Yes Low 2018 

Golden Plains 2 Low Low Low Low Yes (1) Yes (1) Yes Yes No Yes High 2020 

Hepburn 3 Low Low Low Low Yes (2) Yes (2) Yes Yes No Yes Medium 2018 

Hindmarsh 4 Low Low Low Low No No Yes Yes No Yes Low 2017-18 

Horsham 7 Low Low Low Low No Yes (1) Yes Yes Yes * Yes Medium 2022 

Moorabool 4 Low Low Medium Low Yes (3) Yes (3) Yes Yes Yes ** Yes High 2020 

Northern Grampians 4 Medium Low Medium Low Yes (1) Yes (1) Yes Yes Yes ** Yes High 2018 

Pyrenees 4 Low Low Low Low Yes (1) No Yes Yes No Yes Low TBA 

West Wimmera 7 Low Low Low Low Yes (1) No Yes Yes No Yes Low 2017-18 

Yarriambiack 10 Low Low Low Low No No Yes Yes No Yes Low 2018-19 

TOTAL 58     9 8       

Explanatory notes 

(*)  Denotes consideration to be given to applying EAO to at least one site.  (**) Denotes the potential for consideration to be given to a new ESO or DDO. 

An explanation of how the LPPFs were assessed is provided in this report in the section titled ‘the assessment process’.  An explanation of how ‘encroachment’ was assessed is provided in this 
report in the section titled ‘separation distances’.   Refer to the ‘Part B’ report for more details about the assessments that have been summarised in this table. 
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Industry and operations 

In the 1990s and early 2000s, council amalgamations led to a significant consolidation of 
waste and resource recovery sites, including the closure of many small unlicensed landfills 
across the Grampians Central West region.  The location of many current waste transfer 
facilities reflects their historical use as landfills. 

Most of the facilities in the region are long-established and operate under existing use 
rights.  This has meant that there have been relatively few planning applications or planning 
scheme amendments for new or expanded facilities in the region.  Planning schemes have 
therefore rarely been tested for accuracy or relevance during planning scheme amendment 
or permit application processes. 

The consolidation of waste and resource recovery waste sites continues to occur in the 
region, with a trend towards the consolidation of smaller facilities at larger or more 
appropriate sites.  For example, Ararat Rural City Council and Northern Grampians Shire 
Council have been in recent discussions about the development of a new, ‘super’ transfer 
station that would service both Shires.   Nevertheless, some councils are choosing to retain 
small facilities to maintain the viability of local communities. 

Councils are actively reviewing their waste and resource recovery facilities in accordance 
with their obligations under the municipal waste plans and regional implementation plans.    

The study has revealed a number of issues that are not directly related to planning, but 
which affect the overall function or future of some facilities.  These include: 

 uncertainties about the extent of sites or closed landfill cells; 

 uncertainties about land tenure arrangements;  

 the encroachment of a number of facilities onto road reserves or adjoining land. 

Risk and responsibilities 

The report has been prepared in the context of state government reviews of the agencies 
and processes associated with the waste industry.  These include reviews of the EPA and 
an Auditor General’s report into landfills.  

These reviews have highlighted the significant responsibilities that all parties associated 
with the waste and resource recovery industry bear in relation to the environment and the 
community.  They have also revealed the risks and costs associated with poor planning, 
management and oversight.  These reviews have generally found that a risk management 
based approach is the most appropriate way of reasonably managing these risks and 
responsibilities within the resource and other constraints that exist.   

This report advocates a similar risk-management based approach to the continual 
improvement of planning schemes, which are time-consuming and costly to amend, but 
whose role is vital in providing a framework to balance different objectives in the interests of 
the community, in accordance with the objectives of planning in Victoria. 

Buffers and encroachment 

Most of the facilities in the region are operating with few planning issues or complaints from 
surrounding landowners.  Of the 58 waste and resource recovery sites in the region: 

 nine are considered to currently experience a high level of encroachment from 
sensitive uses or urban zones that allow for sensitive uses; and   

 eight are considered to be at a high risk of additional encroachment from sensitive 
uses in the future.   

Three out of the four waste and resource recovery sites in Moorabool Shire Council are 
currently experiencing a high level of encroachment and will experience a high level of 
additional encroachment in the future. 

There are some ongoing amenity issues at the largest and most important facilities in the 
region, namely Statewide Landfill in Pomonal Road, Stawell and Ballarat Regional Landfill 
at Smythesdale.   
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These issues have arisen for a combination of reasons, including legacy issues relating to 
rural living subdivisions that have allowed dwellings to be developed in relatively close 
proximity of the facilities.  These issues are being actively addressed by these councils and 
the EPA through direct engagement with landowners and the operators. 

Separation distances have recently been the subject of reviews at the state level, which 
have found that there is potential to simplify and clarify their function in planning schemes, 
although no changes have yet been made to the VPPs. 

State Planning Policy Framework 

The SPPF refers to the 2001 version of the Landfill BPEM, which has since been 
superseded.   There is an opportunity for the Grampians Central West WRRG to encourage 
DELWP to update the SPPF accordingly. 

LPPF (MSS and Local planning policies) 

The smaller rural shires in the north and west of the region are generally experiencing 
population decline or only localised growth.  These include Hindmarsh, Northern 
Grampians, West Wimmera and Yarriambiack shires.   

Most of the region’s planning schemes have been the subject of reviews and re-structuring 
in the last five years.  They generally accord with current planning practice notes for the 
structure of planning schemes, although the Hindmarsh and Yarriambiack Planning 
Schemes have changed little since they were introduced in 2000.  

Waste and resource recovery facilities are generally not well identified in the text associated 
with the MSS or local planning policies in the planning schemes in the region.  Only one 
planning scheme, the Northern Grampians Planning Scheme, properly identifies waste and 
resource recovery facilities in the ‘infrastructure’ section of the MSS.   

Furthermore, waste and resource recovery facilities are generally not identified in any maps 
or plans associated with the MSS or local planning policies such as structure plans and 
township framework plans.  These are major issues that require immediate attention and 
detailed implementation planning in consultation with the relevant councils. 

Only two planning schemes, the Moorabool Planning Scheme and Northern Grampians 
Planning Scheme, contain any specific objectives and strategies in the MSS to identify and 
protect waste and resource recovery facilities.  There is a need to improve all planning 
schemes in this area. 

Most of the planning schemes contain some general objectives and strategies to maintain 
separation distances between industry and sensitive uses.  Some refinement of these 
objectives and strategies is needed to ensure they are relevant to the waste and resource 
recovery sector.   

None of the planning schemes in the region, apart from the Ballarat Planning Scheme, 
contain local planning policies to guide the use and development of industrial land uses.  
The use of local policy to protect waste facilities represents a major opportunity to 
strengthen all of the planning schemes in the region.  

Zones  

There is no specific guidance at the state level for the preferred planning tools to apply to 
waste and resource recovery facilities.  Some guidance is available in planning and 
advisory panel reports, however, councils would benefit from additional assistance in this 
area from DELWP.  This guidance would be particularly useful for waste and resource 
recovery sites where separation distances are significantly compromised by existing urban 
development such as dwellings.   

There is a need to apply the Public Use Zone (PUZ6) to a large number of waste and 
resource recovery sites in the region to reflect the existing use of the land by local 
government for waste purposes.  This will allow better identification of the use in planning 
schemes and ensure that the operation of sites can occur with the appropriate level of 
flexibility. 



KEY FINDINGS 

 GRAMPIANS CENTRAL WEST WRRG – LAND USE PLANNING PROJECT            32 

Overlays 

There is a need to consider the application of the Environmental Audit Overlay (EAO) to a 
number of waste and resource recovery sites that are currently zoned to allow the 
development of sensitive uses.  Councils should also consider applying this overlay more 
generally, depending on the particular attributes of each facility. 

The Environmental Audit Overlay is beginning to be applied more widely and diligently by 
councils in the region.  For example, the EAO has been applied to three waste sites in 
Pyrenees Shire (Avoca, Beaufort and Landsborough transfer stations). 

There has been consistent support from planning panels and advisory committees for the 
use of the Environmental Significance Overlay (ESO) as a tool for managing separation 
distances between industry and sensitive uses.   This project does not explicitly recommend 
the application of the ESO to any waste and resource recovery sites in the region at this 
point in time, although future investigations may reveal that is it is appropriate for a number 
of sites, including the Statewide Waste Regional Landfill in Stawell (Northern Grampians 
Shire Council) and Maddingley Brown Coal (Moorabool Shire Council).   

Local policy 

This project has identified the potential to include local planning policies for all twelve 
planning schemes in the region.  These policies will need to be tailored by each Shire at the 
local level, although common approaches can be used to provide efficiencies and, 
potentially, joint approaches to introduce them into planning schemes.    

This project has found that there is a range of existing and future land use considerations 
that are relevant to the Ballarat Regional Landfill at Smythesdale (Golden Plains Shire).  
The introduction of a local policy is likely to be the best option to manage encroachment 
issues around this facility as it would provide some flexibility to address the issues in 
different ways, according to the circumstances of each proposal.  Close engagement with 
Golden Plains Shire in the preparation of the ‘Northern Settlement Strategy’ is also 
recommended. 

Implementation priorities 

The planning schemes that require the most immediate attention are: 

 the Golden Plains Planning Scheme; 

 the Moorabool Planning Scheme; and 

 the Northern Grampians Planning Scheme.   

The identification of these planning schemes as ‘high priority’ reflects the level of settlement 
and other strategic planning that is underway and the significance of the waste and 
resource recovery facilities in these shires; each of these councils contains a facility of 
regional significance. 

The planning schemes that are considered to represent the next level of priority are the 
Hepburn Planning Scheme and Horsham Planning Scheme in relation to the Dooen Landfill 
and Horsham Transfer Station.  

There is potential for DELWP to coordinate change across some, or all councils in the 
region, to address administrative changes or common issues.  Initially, this could take the 
form of bringing councils with common issues together in the form of a working group.  
Ultimately, it could involve assisting with planning scheme amendments at the council or 
regional level.  This will help to ensure consistency with the emerging SMART Planning 
Program. 

The creation of GIS mapping to create data files for use by Councils is also considered to 
be an implementation priority. 

 

 



 

 

CONCLUSIONS AND 
RECOMMENDATIONS 

Conclusions 

In the past, land use planning for waste and resource recovery facilities has received 
relatively little attention in strategic planning at the local and regional levels in rural and 
regional Victoria.  Generally strategic planning has been done on a site specific or ‘as 
needs’ basis.  This is changing, and this project is one of the first steps in a long process of 
improvement.    

This project has found that the twelve planning schemes in the Grampians Central West 
region have performed adequately to date in managing land use issues associated with 
waste and resource recovery facilities in the region, with some exceptions.  The project has 
found that the issues vary widely across the region, which is large and diverse.  

The project has found that there are considerable opportunities to improve most aspects of 
the twelve planning schemes, particularly in relation to strategic directions in the MSS and 
policy guidance.  There are also a large number of changes to zones and overlays that will 
improve the planning framework for waste and resource recovery sites and compliance with 
state level directions for planning schemes.  This report provides a framework for 
addressing these issues over time and as resources become available.   

The report has identified difficult planning issues associated with two sites, the Ballarat 
Regional Landfill at Smythesdale (Golden Plains Shire Council), and the Statewide Waste 
facility in Stawell (Northern Grampians Shire Council), due to the very close proximity of 
dwellings and other buildings to the sites.  Guidance is needed to assist these councils in 
making decisions about land use and development applications nearby in the form of local 
policy or other provisions.  
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There are also some significant strategic planning initiatives underway in Bacchus Marsh 
(Moorabool Shire Council) that are likely to affect Maddingley Brown Coal over the long 
term.  These initiatives will need to be actively monitored in order to ensure that a strong 
planning and operational framework is in place for the facility.      

The Grampians Central West WRRG is ideally placed to play a lead role in supporting 
councils across the region in applying the recommendations of this report.  It needs to be 
emphasised that the councils themselves are the custodians of their planning schemes. 
Each council may wish to apply the recommendations of this report in different ways, 
depending on their local priorities, work plans and resources.  The way in which the 
Grampians Central West WRRG engages with each council will need to be tailored 
accordingly.  The general recommendations of this report provide a starting point for this 
engagement and can be adapted over time if circumstances change.  

Finally, this report has revealed the reasons why land use planning for some waste and 
resource recovery facilities can be particularly challenging for councils.  Greater guidance 
from the state government on a number of matters would assist councils in the region and 
across the state in improving their strategic planning for waste and resource recovery 
facilities.  The report puts the Grampians Central West WRRG in a stronger position to 
advocate for these changes.   

General recommendations 

 Actively monitor future Council planning scheme review processes, as listed in 
Table 3, and prepare written and other submissions, as appropriate. 

 During planning scheme review or other strategic processes, work in partnership 
with each Council to update the Municipal Strategic Statements of each planning 
scheme to better identify and protect waste and resource recovery facilities, as per 
the ‘summary of recommendations’ for each planning scheme.   

 Encourage the member councils to undertake further research into the physical 
extent of their waste and resource recovery facilities to enable the proper 
application of zone and overlay provisions, if required.   It is acknowledged that the 
extent of investigation will depend on the level of residual risk and funding that is 
available.  

 Encourage the member councils to investigate closed landfills in the region to 
determine whether the Environmental Audit Overlay (EAO) should be applied, or 
other changes made to planning schemes to identify these sites and risks. 

 Undertake a GIS mapping exercise to create data files for the recommended buffer 
distances around each facility, or for priority councils as resources allow.  Provide 
the files to councils so that they can be incorporated into their GIS systems to alert 
planners to the need to consider the facility when assessing planning applications. 

 Engage with DELWP and the twelve member councils to create a regional working 
group of councils to achieve consistency in carrying out the above 
recommendations. As part of this process, explore the potential to prepare a 
planning scheme amendment at the regional level.  This may be appropriate if 
sufficient common changes can be identified and an appropriate method of 
managing and funding the amendment can be agreed upon (a ‘GC amendment’). 

 Encourage DELWP to prepare a planning practice note relating to landfills, 
resource recovery facilities and the application of zones, overlays and local policy 
to identify and manage separation distances.  This project should include a 
consultation process with relevant stakeholders and all councils. 
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 Monitor DELWP’s ‘Smart Planning’ program, and prepare submissions on behalf 
the waste and resource recovery sector to strengthen the SPPF, as appropriate. 

 Encourage DELWP to update Clause 19.03-5 of the SPPF to make reference to 
the latest Landfill BPEM. 
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Analysis of LPPF 

The points below provide a summary of the elements of the LPPF that are considered to be 
most relevant to waste and resource recovery facilities and the land where these facilities 
are generally located: 

 Waste and resource recovery facilities are not currently identified in the LPPF as a 
land use or in any other specific way.    

 There is no clause in the MSS that contains specific objectives and strategies 
relating to infrastructure. 

 Clause 21.05-2 (Industrial Development) contains a strategy to “protect the 
preferred industrial areas and major industries from the intrusion of residential land 
use and ensure that the location of industrial land is compatible with surrounding 
land uses by implementing appropriate buffer distances”. 

 Clause 21.07 (Local Area Plans) contains framework plans for most of the 
municipality’s towns including Ararat, Lake Bolac, Moyston, Pomonal and Willaura. 

 There are no local planning policies in Clause 22 to guide decision making. 

Most of the MSS dates from 2015 and 2016 (Amendments C32 & C34).   The MSS 
therefore appears to be relatively up-to-date with recent strategic planning initiatives.   

Consultation outcomes 

Waste 

 Council is involved in discussions with adjoining Councils in relation to a 'super’ 
transfer station in the Shire. 

 Council is preparing a Waste Management Strategy.  This work will seek to 
prioritise waste recovery services in rural areas. 

 Northern Grampians and Ararat are also investigating regional waste resource and 
recovery opportunities as part of a joint study. 

Planning 

 Few, if any, planning related issues have arisen in relation to the waste facilities in 
the Shire. 

 Most of the rural areas of the Shire are not growing and farms are getting bigger. 
Pomonal and Moyston are experiencing some growth in dwellings. 

 Council will prepare a planning scheme review in the next 12 months.  It will not be 
a comprehensive review as this was done relatively recently.   

 The framework plans in the MSS are unlikely to be amended in the foreseeable 
future. 

 Council has no capacity to do a ‘fix up’ or anomalies amendment in the near future, 
but keeps a list of mapping errors. 

Assessment of LPPF 

Content Rating 

Identification of waste and resource recovery infrastructure in MSS text Low 

Identification of waste and resource recovery infrastructure in MSS maps Low 

Level of MSS protection (objectives, strategies, policies)    Medium 

Relevance of local planning policies (Clause 22) Low 

Implementation  

Priority in context of region Low 

Estimated date for next planning scheme review 2018 

Summary of recommendations 

 Engage with Ararat Rural City Council to make the following changes to the Ararat 
Planning Scheme: 

- amend Clause 21.05-2 of the MSS to provide general recognition of waste 
and resource recovery facilities as forms of industry; 

- create a new clause in the MSS that deals specifically with infrastructure to 
better identify and protect waste and resource recovery facilities; 

- amend the framework plans in Clause 21.07 to identify waste and resource 
recovery facilities and their buffers;  
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- introduce a new local planning policy in Clause 22 to provide a policy 
framework for considering all applications on land within the relevant 
recommended separation distances to waste and resource recovery facilities, 
or other distances, as appropriate. 

- pursue the proposed changes to zones and overlays as per the site specific 
recommendations in this report. 
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Ararat Resource Recovery Centre 

Facility details  

Address 22 Surface Hill Court, Ararat 3377 

Municipality Ararat Rural City Council 

Facility type Transfer station 

Materials accepted Domestic sources, Solid inert 

Facility owner Ararat Rural City Council 

Land status and tenure Freehold land owned by Ararat Rural City Council 

Planning provisions  

Zone Industrial 1 Zone (IN1Z) 

Overlays None 

Planning approval Planning Permit 

Separation distances 250m buffer to sensitive land uses as per EPA 1518.  Clause 52.10 Note 1.

Planning and operations context  

This site is located on the southern fringe of the township in the northern part of an industrial area. An old landfill 
is located to the west and north west of the transfer station facility.  The adjoining land is a mix of vacant land to 
the west and industrial buildings and uses in other directions.  Dwellings are located within 230 metres of the 
facility to the north in the General Residential Zone (GRZ).  Council is not aware of any complaints about the 
facility from these dwellings, although a concrete batching plant to the north has led to complaints in the past. 
According to Council, the precinct is not ideally located for general industry given the proximity of residential land 
and dwellings to the north.  The land to the west is zoned Farming and has been developed with dwellings on 
small lots fronting Port Fairy Road.  The Ararat Framework Plan in the MSS identifies this land for rezoning to 
Rural Living in the short to medium term.  This is not considered to post a risk to the facility if the default minimum 
lot size of 8.0 hectares is applied, as none of the lots would be large enough for further subdivision and dwellings.

Assessment summary 

Existing level of encroachment  Medium 

Risk of future encroachment Low 

Recommendations  

Zones Consider rezoning to PUZ6 

Overlays No change 
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Elmhurst Resource Recovery Centre and Landfill 

Facility details  

Address McKay Street, Elmhurst 3469 

Municipality Ararat Rural City Council 

Facility type Landfill (unlicensed) , Transfer station 

Materials accepted Domestic sources, Solid inert 

Facility owner Ararat Rural City Council 

Land status and tenure Crown land 

Planning provisions  

Zone Public Use Zone (PUZ6) 

Overlays None 

Planning approval Existing use rights 

Separation distances 500m to sensitive land uses in EPA 788.3. Note 1 in Clause 52.10. 

Planning and operations context  

This site is located in the southern part of Elmurst, approximately one kilometre from the Pyrenees Highway.  
According to Council, the future of the landfill is under review, but the transfer station is likely to have a long term 
future in this location. 
The closest dwelling is approximately 150 metres to the north.  Several other dwellings are located within 500 
metres of the site and there are several vacant lots in the Township Zone.  Council has not received any 
complaints from the dwellings in the past.  There is little demand for additional dwellings in Elmhurst or risk of 
encroachment. 
This site is identified in the Elmhurst Strategy Plan in the MSS as a ‘community’ use, with no specific supporting 
directions. 

Assessment summary 

Existing level of encroachment  Medium 

Risk of future encroachment Medium 

Recommendations  

Zones No change 

Overlays No change 
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Lake Bolac Resource Recovery Centre and Landfill 

Facility details  

Address 230 Graham Road, Lake Bolac 3351 

Municipality Ararat Rural City Council 

Facility type Landfill (unlicensed)  and Transfer station 

Materials accepted Domestic sources, Solid inert 

Facility owner Ararat Rural City Council 

Land status and tenure Reserve 

Planning provisions  

Zone Farming Zone (FZ).  40 hectare minimum lot size and dwelling trigger. 

Overlays None 

Planning approval Existing use rights 

Separation distances 500m to sensitive land uses in EPA 788.3. Note 1 in Clause 52.10. 

Planning and operations context  

This site is located approximately one kilometre to the north west of Lake Bolac. Most of the surrounding land 
comprises land in the Farming Zone with a mix of lot sizes, both greater than and less than 40 hectares in size.  
The surrounding land is used for agricultural purposes. There do not appear to be any dwellings, buildings or 
other sensitive uses within 500 metres.  According to Council, there is little risk of additional dwellings in this area.
The area has some environmental sensitivities:  Lake Bolac lies within 500 metres of the site to the east and 
south. The Vegetation Protection Overlay (VPO1) applies to land surrounding site.  Road access to the site is 
poor.  There is an old landfill on the western part of the site. 
According to Council, the landfill has less than two years of landfill space left.  The transfer station will continue to 
operate over the long term in this location to service rural towns.   

Assessment summary 

Existing level of encroachment  Low 

Risk of future encroachment Low 

Recommendations  

Zones Public Use Zone (PUZ6) 

Overlays No change 
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Moyston Resource Recovery Centre  

Facility details  

Address Moyston West Road, Moyston 3377 

Municipality Ararat Rural City Council 

Facility type Resource recovery 

Materials accepted Domestic sources, Solid inert 

Facility owner Ararat Rural City Council 

Land status and tenure Crown land 

Planning provisions  

Zone Farming Zone (FZ) - 40 hectare minimum lot size and dwelling trigger. 

Overlays Significant Landscape Overlay (SLO1), Bushfire Management Overlay 
(BMO) 

Planning approval Existing use rights 

Separation distances 250m buffer to sensitive land uses as per EPA 1518.  Clause 52.10 Note 1.

Planning and operations context  

This site is located approximately 2.5 kilometres to the west of Moyston.  There do not appear to be any 
dwellings, buildings or other sensitive uses within 250 metres of the site.  Surrounding land comprises vegetated 
crown land, small lots in the Farming Zone to the south and a 40+ hectare lot to the east.  According to Council, it 
is unlikely that there would be pressure to construct dwellings on these lots. 
The SLO1 protects the ‘Grampians Surrounds and Black Range’. The overlay contains various works exemptions 
but not for new earthworks.   This overlay would need to be considered in any major site expansion. 
There is a landfill on the site that has been closed, but has not been capped or rehabilitated.  The future of the 
transfer station is under review.   

Assessment summary 

Existing level of encroachment  Low 

Risk of future encroachment Low 

Recommendations  

Zones Discuss the potential to rezone to Public Use Zone (PUZ6) with DELWP 

Overlays No change 
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Pomonal Resource Recovery Centre and Landfill 

Facility details  

Address Pomonal East Road, Pomonal 3381 

Municipality Ararat Rural City Council 

Facility type Landfill and Transfer Station 

Materials accepted Domestic sources, Solid inert 

Facility owner Ararat Rural City Council 

Land status and tenure Freehold land owned by Ararat Rural City Council 

Planning provisions  

Zone Farming Zone (FZ) - 40 hectare minimum lot size and dwelling trigger 

Overlays Significant Landscape Overlay (SLO1) 
Vegetation Protection Overlay (VPO1) – Part  
Vegetation Protection Overlay (VPO2) – Part 

Planning approval Existing use rights 

Separation distances 500m to sensitive land uses in EPA 788.3. Note 1 in Clause 52.10. 

Planning and operations context  

This site is located approximately 2.3 kilometres to the east of Pomonal.  The landfill has reached capacity and 
will be reviewed as part of the waste management strategy.  The future of the transfer station is under review. 
The surrounding area is used for grazing.  Most of the surrounding lots in the Farming Zone are more than 40 
hectares in size.  These lots could be developed for dwellings without the need for a planning permit, however, 
Council considers that this risk is unlikely. 
The Vegetation Protect Overlay would need to be considered in any expansion of the facility. 

Assessment summary 

Existing level of encroachment  Low 

Risk of future encroachment Low 

Recommendations  

Zones Public Use Zone (PUZ6) 

Overlays No change 
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Streatham Resource Recovery Centre and Landfill 

Facility details  

Address Nerrin Nerrin Floodway Road, Streatham 3351 

Municipality Ararat Rural City Council 

Facility type Landfill and Transfer station 

Materials accepted Domestic sources, Solid inert 

Facility owner Ararat Rural City Council 

Land status and tenure Freehold land owned by Ararat Rural City Council 

Planning provisions  

Zone Farming Zone (FZ) - 40 hectare minimum lot size and dwelling trigger 

Overlays Environmental Significance Overlay (ESO3) 

Planning approval Existing use rights 

Separation distances 500m to sensitive land uses in EPA 788.3. Note 1 in Clause 52.10. 

Planning and operations context  

This site is located approximately 2.3 kilometres to the west of Streatham.  According to Council, the landfill has 
limited use and will be reviewed as part of the waste management strategy. 
Most of the surrounding lots in the Farming Zone are more than 40 hectares in size.  These lots could be 
developed for dwellings without the need for a planning permit, however, Council considers that this risk is 
unlikely.   
The Environmental Significance Overlay (ESO3) relates to habitat protection areas for flora and fauna.   

Assessment summary 

Existing level of encroachment  Low 

Risk of future encroachment Low 

Recommendations  

Zones No change if all facilities are closed in the near future 

Overlays Apply the EAO upon closure of the facilities 

  
 

  



 

 GRAMPIANS CENTRAL WEST WRRG – PLANNING PROJECT            47 

Tatyoon Resource Recovery Centre and Landfill 

Facility details  

Address Camp Road, Tatyoon 

Municipality Ararat Rural City Council 

Facility type Landfill and Transfer Station 

Materials accepted Domestic sources, Solid inert 

Facility owner Ararat Rural City Council 

Land status and tenure Road reserve 

Planning provisions  

Zone Farming Zone (FZ) - 40 hectare minimum lot size and dwelling trigger 

Overlays None 

Planning approval Existing use rights 

Separation distances 500m to sensitive land uses in EPA 788.3. Note 1 in Clause 52.10. 

Planning and operations context  

This site is located in an agricultural area and the surrounding land is used for cropping and grazing 
According to Council, the landfill has limited use and will be reviewed as part of the waste management strategy. 
Most of the surrounding lots in the Farming Zone are less than 40 hectares, but some are greater.  These lots 
could be developed for dwellings without the need for a planning permit, however, Council considers that this risk 
is unlikely.  A railway line is located in the road reserve adjacent to the site (zoned PUZ4)  

Assessment summary 

Existing level of encroachment  Low 

Risk of future encroachment Low 

Recommendations  

Zones No change if all facilities are closed in the near future 

Overlays Apply the EAO upon closure of the facilities 
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Willaura Resource Recovery Centre  

Facility details  

Address 460 Willaura-Wickliffe Road, Willaura 3379 

Municipality Ararat Rural City Council 

Facility type Transfer station 

Materials accepted Domestic sources, Solid inert 

Facility owner Ararat Rural City Council 

Land status and tenure Municipal Reserve 

Planning provisions  

Zone Farming Zone (FZ) - 40 hectare minimum lot size and dwelling trigger 

Overlays None 

Planning approval Existing use rights 

Separation distances 250m buffer to sensitive land uses as per EPA 1518.  Clause 52.10 Note 1.

Planning and operations context  

This site is located approximately 2.8 kilometres to the south of Willaura. The landfill site has limited use and will 
be reviewed as part of the waste management strategy.    The old landfill is located on the eastern part of the site.
Most of the surrounding lots in the Farming Zone are less than 40 hectares, but some are greater.  These lots 
could be developed for dwellings without the need for a planning permit, however, Council considers that this risk 
is unlikely. 
The site is located in an area of Aboriginal Cultural Heritage Sensitivity associated with Cockajemmy Lakes to the 
south.   

Assessment summary 

Existing level of encroachment  Low 

Risk of future encroachment Low 

Recommendations  

Zones No change if all facilities are closed in the near future 

Overlays Apply the EAO upon closure of the facility 

  
 

  



 

 

Ballarat 
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Analysis of LPPF 

The points below provide a summary of the elements of the LPPF that are considered to be 
most relevant to waste and resource recovery facilities and the land where these facilities 
are generally located: 

 Waste and resource recovery facilities are not currently identified in the LPPF as a 
land use or in any other specific way. 

 Clause 21.07-4 (Industry) includes an objective “to protect and provide buffers for 
existing and new industry from the encroachment of sensitive uses and vice versa” 
and a strategy to “discourage new sensitive uses being located within the buffer of 
existing industrial sites.” 

 Clause 21.08 (Transport and Infrastructure) and its associated map (Figure 7 
Infrastructure Plan) do not identify or mention waste or resource recovery 
infrastructure. 

 Clause 22.02-1 (Industry) contains general policies and objectives to both protect 
industry from sensitive uses, and protect sensitive uses from industry.  There are 
no policies in this clause that deal specifically with existing interfaces between 
larger scale industrial areas and the existence of residential land nearby. 

Most of the MSS dates from December, 2017, when a new MSS was approved as part of 
Amendment C194.   The MSS therefore appears to be relatively up-to-date with recent 
strategic planning initiatives.   

Consultation outcomes 

Council provided the following advice during the consultation phase of this project: 

 The Ballarat Transfer Station will be relocated to the Ballarat West Employment 
Zone (BWEZ) in the next 5 years (note, this site has not been investigated as part 
of this project).   Council is currently negotiating the purchase of the land at BWEZ 
from the State Government. 

 The saleyards, which are currently located to the south of the transfer station, will 
also move to a new site in West Ballarat. 

 The Delacombe industrial area is earmarked for a precinct renewal project, which 
has been motivated by the proposed relocation of the saleyards, transfer station 
and pound.  

 A planning scheme review has just commenced and consultation is expected to 
begin shortly.  The review expected to be completed in mid 2018. 

 There is an opportunity for GCWWRRG to be involved in the review process and 
any planning scheme amendment that might arise. 

Assessment of LPPF 

Content Rating 

Identification of waste and resource recovery infrastructure in MSS text Low 

Identification of waste and resource recovery infrastructure in MSS maps Low 

Level of MSS protection (objectives, strategies, policies)    Low 

Relevance of local planning policies (Clause 22) Medium 

Implementation  

Priority in context of region Low 

Estimated date for next planning scheme review 2018 

Summary of recommendations 

 Engage with the City of Ballarat to make the following changes to the Ballarat 
Planning Scheme: 

- amend Clause 21.07-4 of the MSS to provide general recognition of waste 
and resource recovery facilities as forms of industry; 

- amend 21.08 of the MSS to better identify and protect waste and resource 
recovery facilities; 

- amend the current local planning policy for industry at Clause 22.02-1 or 
introduce a new local planning policy in Clause 22 to provide a policy 
framework for considering all applications on land within the relevant 
recommended separation distances to waste and resource recovery facilities, 
or other distances, as appropriate; 

 Work with the City of Ballarat identify an appropriate strategic planning framework 
for the proposed new Ballarat West Employment Zone. 
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Ballarat Transfer Station 

Facility details  

Address 119 Gillies Street, South Alfredton 3350 

Municipality Ballarat City Council 

Facility type Transfer station 

Materials accepted Domestic sources, Solid inert 

Facility owner Ballarat City Council 

Land status and tenure Freehold land owned by the City of Ballarat 

Planning provisions  

Zone Industrial 1 Zone (IN1Z) 

Overlays None 

Planning approval Existing use rights 

Separation distances 250m buffer to sensitive land uses as per EPA 1518.  Clause 52.10 Note 1.

Planning and operations context  

This site is located in the Delacombe industrial area.  The site is surrounded by Industrial 1 zoned land to the 
west, south and north and Victoria Park to the east. There is a diverse range of uses in the surrounding area, 
including trade supplies, a church, animal pound and the saleyards to the south.  The facility sits on the most 
contaminated part of a former abattoir site.  The LPPF identifies the Delacombe industrial area as an existing 
industrial area that should be protected from encroachment (Figure 5 - Industry Plan in Clause 21.07-4).   
Apart from the existence of the General Residential zone approximately 160 metres to the north, the facility has 
substantial buffers to sensitive uses.  The General Residential zoned land is used for student accommodation, 
without any apparent issues or complaints from this area to date. According to Council, the facility will be 
relocated to the Ballarat West Employment Zone (BWEZ) in the next five years.   

Assessment summary 

Existing level of encroachment  Medium 

Risk of future encroachment Low 

Recommendations  

Zones No change 

Overlays No change 

 
 

 



 

 

Central Goldfields 
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Analysis of LPPF 

The points below provide a summary of the elements of the LPPF that are considered to be 
most relevant to waste and resource recovery facilities and the land where these facilities 
are generally located: 

 Waste and resource recovery facilities are not currently identified in the LPPF as a 
land use or in any other specific way.   There is no specific clause in the MSS that 
contains objectives and strategies relating to infrastructure. 

 Clause21.07 (Industry) contains Council’s strategic land use directions for industry, 
however, these are focused on economic development opportunities rather than 
the need to protect industries from encroachment or identify buffer distances. 

 Council’s local planning policy at Clause 22.05 applies to all forms of new industrial 
development in urban and rural areas.   The policy contains basic policy guidance 
about the siting, servicing and appearance of new industrial development.  It 
contains a general objective to “ensure that development within industrial areas 
does not adversely affect the amenity of residential areas”, but does not limit or 
manage sensitive uses that may encroach upon industrial development.   

Most of the LPPF has not been updated since the early 2000s.  The ‘settlement’ section of 
the MSS (Clause 21.06) was updated most recently in 2014.  Most of the MSS therefore 
appears to be out of date and in need of a review.   

Consultation outcomes 

Central Goldfields Shire Council provided the following advice during the consultation 
phase of this project: 

 Council has prepared a planning scheme amendment to address all errors that are 
known relating to the application of public land zones.  Authorisation from the 
Minister to prepare the amendment has not yet been sought.  This amendment has 
not, however, included any anomalies relating to waste sites. 

 Council is generally aware of the need to investigate old landfill sites and better 
identify them in the planning scheme. 

 Council prepared a planning scheme review in 2013.  A review report was prepared 
by Centrum Town Planning (2013).  This report identified the need to better identify 
old landfills and protect them from encroachment.   

 Council has recently prepared new MSS provisions (Amendment C26) to 
implement the findings of the 2013 planning scheme review.  The amendment is 
likely be progressed in the near future.   

 Council will undertake a desktop review of the Planning Scheme this financial year.  

Assessment of LPPF 

Content Rating 

Identification of waste and resource recovery infrastructure in MSS text Low 

Identification of waste and resource recovery infrastructure in MSS maps Low 

Level of MSS protection (objectives, strategies, policies)    Low 

Relevance of local planning policies (Clause 22) Low 

Implementation  

Priority in context of region Low 

Estimated date for next planning scheme review 2018 

Summary of recommendations 

 Engage with Central Goldfields Shire to make the following changes to the Central 
Goldfields Planning Scheme: 

- amend Clause 21.07 of the MSS to provide general recognition of waste and 
resource recovery facilities as forms of industry; 

- create a new clause in the MSS that deals specifically with infrastructure to 
better identify and protect waste and resource recovery facilities; 

- amend the current local planning policy for industry at Clause 22.05 or 
introduce a new local planning policy in Clause 22 to provide a policy 
framework for considering all applications on land within the relevant 
recommended separation distances to waste and resource recovery facilities, 
or other distances, as appropriate; 

- pursue the proposed changes to zones and overlays as per the site specific 
recommendations in this report. 
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Bealiba Transfer Station 

Facility details  

Address White Hills Road, Bealiba 

Municipality Central Goldfields Shire Council 

Facility type Transfer station 

Materials accepted Domestic sources, Solid inert 

Facility owner Central Goldfields Shire Council 

Land status and tenure Crown land 

Planning provisions  

Zone Public Use Zone (PUZ7) 

Overlays Vegetation Protection Overlay (VPO2) 

Planning approval Existing use rights 

Separation distances 250m buffer to sensitive land uses as per EPA 1518.  Clause 52.10 Note 1.

Planning and operations context  

This site is located approximately 700 metres to the south of central Bealiba.  The site is surrounded by vegetated 
crown land.  A dwelling is located in the Farming Zone approximately 200 metres to the north west.   
Surrounding uses included rural industry and small lots in the Farming Zone.  A pony club uses the recreation 
reserve to the north. 
According to Council, there have been no issues with the facility or complaints from surrounding landowners.  
According to Council, the facility has a long term future.   
The site is located just outside the town boundary in the Bealiba Structure plan in Clause 21.12 of the MSS, 
although the facility is not identified in any way. 

Assessment summary 

Existing level of encroachment  Medium 

Risk of future encroachment Low 

Recommendations  

Zones Discuss the potential to rezone to Public Use Zone (PUZ6) with DELWP 

Overlays No change 
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Carisbrook Transfer Station and Resource Recovery Centre 

Facility details  

Address Potts Lane, Carisbrook 

Municipality Central Goldfields Shire Council 

Facility type Transfer station 

Materials accepted Domestic sources, Solid inert, tyres, compost and green waste 

Facility owner Central Goldfields Shire Council 

Land status and tenure Crown land 

Planning provisions  

Zone Pubic Conservation and Resource Zone (PCRZ) 

Overlays Erosion Management Overlay (EMO), Salinity Management Overlay (SMO)
Bushfire Management Overlay (BMO) 

Planning approval Existing use rights 

Separation distances 250m buffer to sensitive land uses as per EPA 1518.  Clause 52.10 Note 1.

Planning and operations context  

This site is located approximately 2.4 kilometres to the south west of central Carisbrook.  The site forms part of a 
large parcel of vegetated crown land.   Council has raised the potential to alter the boundaries of the site with 
DELWP in the past.  The intent would be to incorporate the remainder of the land into the adjoining nature 
reserve and better match with existing fencing.  The nearest dwelling is located approximately 570m to the east. 
There have been no complaints from this dwelling, although complaints have been received from dwellings 
further up Potts Lane about litter. Poultry farms to north west and Farming Zone provide effective protection from 
future encroachment.  According to Council, the facility has a long term future.  An old landfill lies to the west, 
which was closed 10 years ago and has been rehabilitated and capped.  This site is now subject to monitoring.    

Assessment summary 

Existing level of encroachment  Low 

Risk of future encroachment Low 

Recommendations  

Zones Discuss the potential to rezone to Public Use Zone (PUZ6) with DELWP 

Overlays Consider applying the EAO to the former landfill 

 
 

 



 

 GRAMPIANS CENTRAL WEST WRRG –PLANNING PROJECT            56 

Dunolly Transfer Station  

Facility details  

Address Maryborough Dunolly Road, Dunolly 

Municipality Central Goldfields Shire Council 

Facility type Transfer station 

Materials accepted Domestic sources, Solid inert 

Facility owner Central Goldfields Shire Council 

Land status and tenure Crown land 

Planning provisions  

Zone Farming Zone (FZ) 

Overlays Land Subject to Inundation Overlay (LSIO) - Part 
Bushfire Management Overlay (BMO) 

Planning approval Existing use rights 

Separation distances 250m buffer to sensitive land uses as per EPA 1518.  Clause 52.10 Note 1.

Planning and operations context  

This site is located approximately 2.7 kilometres to the south east of central Dunolly.  The site is surrounded by 
vegetated crown land to south.  The land to the east is subject to inundation associated with Burnt Creek. The 
Dunolly Flood Study has been prepared but the flooding overlays have not been updated.  The site is relatively 
high and does not appear to be flood affected. 
There are number of small lots zoned Farming to the north east and the nearest dwelling is approximately 300 
metres to north east.  Council has issued planning permits for dwellings on a number of the lots fronting Middle 
Road, but dwellings on the closer lots on Betley Road would most likely not be supported due to flooding issues. 
According to Council, the facility has a long term future.  The transfer station occupies a former landfill site. 

Assessment summary 

Existing level of encroachment  Medium 

Risk of future encroachment Medium 

Recommendations  

Zones Rezone to Public Use Zone (PUZ6) 

Overlays Consider applying EAO to the former landfill 
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Talbot Transfer Station 

Facility details  

Address Rocky Flat Road, Talbot 

Municipality Central Goldfields Shire Council 

Facility type Transfer station 

Materials accepted Domestic sources, Solid inert 

Facility owner Central Goldfields Shire Council 

Land status and tenure Crown land 

Planning provisions  

Zone Public Use Zone (PUZ6) 

Overlays Erosion Management Overlay (EMO) - Part 

Planning approval Existing use rights 

Separation distances 250m buffer to sensitive land uses as per EPA 1518.  Clause 52.10 Note 1.

Planning and operations context  

This site is located approximately one kilometre to the north west of central Talbot.  The surrounding land to the 
north is used for grazing and a bluestone quarry.  The nearest dwelling is located approximately 150 metres to 
the south west in the Rural Living Zone (RLZ).  There have been no complaints about the transfer station to date.  
There are a number of vacant lots in the RLZ to the south west and small vacant lots in the Farming Zone to the 
west, north and east.  A planning permit would be required to construct a dwelling on these lots.   There has been 
some small scale dwelling and re-subdivision activity in the Farming Zone further to the south, although these 
developments have not presented any risk to the facility to date. 
According to Council, the facility has a long term future.  There is an old landfill that occupies the northern part of 
the site. 

Assessment summary 

Existing level of encroachment  Medium 

Risk of future encroachment Medium 

Recommendations  

Zones No change 

Overlays Consider applying EAO to the former landfill 

 
 

 



 

 

Golden Plains 
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Analysis of LPPF 

The points below provide a summary of the elements of the LPPF that are considered to be 
most relevant to waste and resource recovery facilities and the land where these facilities 
are generally located: 

 Waste and resource recovery facilities are not currently identified in the LPPF as a 
land use or in any other specific way.    

 Clause 21.05-3 (Industry) contains Council’s strategic land use directions for 
industry, however, there is no recognition of the need for buffer distances to 
industry land uses or strategies to manage the encroachment of sensitive uses on 
existing industries.  

 Clause 21.06 (Transport and Infrastructure) does not contain any objectives and 
strategies relating to infrastructure. 

 There are no local planning policies in Clause 22 of the Golden Plains Planning 
Scheme that apply to industry or waste and resource recovery uses. 

Most of the MSS dates from 2016 when a policy-neutral re-write of the MSS was approved 
(Amendment C72)   The MSS therefore appears to be relatively up-to-date from a structural 
perspective, although much of the content of the MSS has not been reviewed for some 
time.  Council has recognised the need for the content of the MSS to be updated as part of 
a future planning scheme review process (Amendment C65 Explanatory Report). 

Consultation outcomes 

Golden Plains Shire Council provided the following advice during the consultation phase of 
this project: 

 The Planning Scheme currently contains no local planning policies for the use and 
development of dwellings and subdivision in Rural Living or Farming zones. 

 Council is due to undertake a planning scheme review, however, it is a low priority 
for Council due to other priority projects.   

 A fix up amendment was prepared last year and another one is due to be prepared 
in 2018. 

Council is preparing the ‘Northern Settlement Strategy’, which will include consideration of 
future growth in the Smythesdale area.   

Investigations into land supply, economic modelling and infrastructure have been prepared, 
but this work is still in the early stages of development.  The Northern Settlement Strategy 
will not rezone land or make any recommendations on rezonings.  Structure plans will be 
prepared following finalisation of the Strategy, as appropriate.  Once structure plans have 
been prepared, a planning scheme amendment will be prepared to implement the 
Settlement Strategy and structure plans in the Planning Scheme.  The North West Areas 
Structure Plan in Clause 21.07-4 of the Scheme, which dates from 1997, will be 
superseded at this time. 

Assessment of LPPF 

Content Rating 

Identification of waste and resource recovery infrastructure in MSS text Low 

Identification of waste and resource recovery infrastructure in MSS maps Low 

Level of MSS protection (objectives, strategies, policies)    Low 

Relevance of local planning policies (Clause 22) Low 

Implementation  

Priority in context of region High 

Estimated date for next planning scheme review 2020 

  



 

 GRAMPIANS CENTRAL WEST WRRG – PLANNING PROJECT            60 

Summary of recommendations 

 Engage with Golden Plains Shire Council to make the following changes to the 
Golden Plains Planning Scheme: 

- amend Clause 21.05-3 of the MSS to provide general recognition of waste 
and resource recovery facilities as forms of industry; 

- create a new clause in the MSS that deals specifically with infrastructure to 
better identify and protect waste and resource recovery facilities; 

- introduce a new local planning policy in Clause 22 to provide a policy 
framework for considering all applications on land within the relevant 
recommended separation distances to waste and resource recovery facilities, 
including all use and development within 1,000 metres of the Smythesdale 
Landfill. 

- pursue the proposed changes to zones and overlays as per the site specific 
recommendations in this report. 

 Monitor the preparation of the Northern Settlement Strategy to ensure that the 
Ballarat Regional Landfill at Smythesdale and its buffers are appropriately 
recognised and protected from further encroachment. 
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Rokewood Transfer Station 

Facility details  

Address 141 Meadows Road, Rokewood 3330 

Municipality Golden Plains Shire Council 

Facility type Transfer station 

Materials accepted Domestic sources, Solid inert 

Facility owner Golden Plains Shire Council 

Land status and tenure Crown land, Council is Committee of Management for transfer station area 

Planning provisions  

Zone Public Conservation and Resource Zone (PCRZ) 

Overlays Environmental Significance Overlay (ESO2), Vegetation Protection Overlay 
(VPO1) 

Planning approval Existing use rights 

Separation distances 250m buffer to sensitive land uses as per EPA 1518.  Clause 52.10 Note 1.

Planning and operations context  

This site is located approximately 800 metres to the south of Rokewood.  The facility is located in the south 
western corner of the site.   The north eastern part of the site was a former landfill, which was closed 2015.  
Council established a transfer station at this time. 
The nearest dwelling appears to be located approximately 250 metres to the north west.  According to Council, 
there is little development activity in the surrounding area.  The land to the west and south is zoned Farming.  
The 100 hectare minimum subdivision area and dwelling trigger in the Farming Zone would allow Council to 
assess dwelling applications.  An area of Aboriginal Cultural Heritage Sensitivity covers the western edge of the 
site associated with Kuruc A Ruc Creek. 

Assessment summary 

Existing level of encroachment  Low 

Risk of future encroachment Low 

Recommendations  

Zones Discuss the potential to rezone to Public Use Zone (PUZ6) with DELWP 

Overlays No change 
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Ballarat Regional Landfill (Smythesdale) 

Facility details  

Address 1380 Glenelg Highway, Smythesdale 

Municipality Golden Plains Shire Council 

Facility type Landfill and resource recovery (Regional facility) - Licensed

Materials accepted Putrescible, Solid inert, Asbestos waste (all forms), tyres 
shredded into pieces <250mm Category C Contaminated 
soils 

Facility owner City of Ballarat, operated by a private contractor 

Land status and tenure Freehold land owned by the City of Ballarat 

Planning provisions  

Zone Special Use Zone (SUZ2) 

Overlays Environmental Significance Overlay (ESO2) - Part, Bushfire 
Management Overlay (BMO), Land Subject to Inundation 
Overlay (LSIO) - Part 

Planning approval Amendment L3 to the Grenville Planning Scheme in 1992 

Separation distances 500m to sensitive land uses in EPA 788.3. Note 1 in Clause 
52.10. 

Operations context  

This site is located approximately one kilometre to the north east of Smythesdale.  The 
site is significant as most of the City of Ballarat’s waste and 42% of Golden Plains Shire's 
waste goes to this landfill.  The facility has a 20 year capacity under its current license. 
The facility only occupies the northern part of the site and is developing cells from the 
north to the south.  In theory, there is potential to develop additional landfills cells in the 
vegetated area in the southern part of the site, subject to further EPA and planning 
approvals. 
The City of Ballarat has received complaints in the past from residents to the south east 
and from areas up to 300 metres to the south west of the landfill when the wind comes 
from the north east.  Council has done significant work to address the concerns of these 
residents, which have included odour, noise and dust. If odour is detectable at the site 
boundaries, the operations are technically in breach of their license conditions and 
planning permit conditions. 

Planning context and issues  

The Rural Living zones to the west and south east of the site are substantially developed 
with dwellings, with few vacant lots (refer to the zone map on the following pages). 
Existing dwellings in this zone are shown on the aerial photograph on the following page.  
There is little further subdivision potential in the Rural Living Zone in these areas based 
on the minimum lot sizes specified in the schedule to the zone.  
The Rural Living zoned land to the north of the site, however, has subdivision potential 
that may need to be restricted or managed in order to protect the facility.  Options include 
the application of a Development Plan Overlay to this land, or another overlay such as the 
ESO or DDO (refer to discussion in Part A Report on overlays).   Alternatively, a local 
planning policy could be used to manage the future development of this area and the 
development of any vacant lots in the broader area.   
For this facility, a local policy is considered to be the preferred option given the substantial 
amount of existing development in close proximity to the facility and the need to respond 
to a variety of planning issues.  The policy could contain requirements to: 

 require the siting of dwellings as far away as reasonably possible from the facility; 

 require a Section 173 Agreement to be registered on the title of new lots to alert 
owners about the presence of the facility and potential amenity impacts; 

 manage subdivision layout and, potentially, lot densities. 
The policy could also specify information requirements and contain decision guidelines. 
It is recommended that the policy should apply to all land within approximately 1,000 
metres of the facility (licensed area), to properly protect the future potential of the entire 
landfill site.  It is worth noting that there is a history of local policy to manage 
encroachment issues around this facility.  The Grenville Planning Scheme that applied to 
the area during the 1990s, contained a local policy to consider “detrimental effects caused 
by proximity to the landfill” when considering new applications for habitable buildings.  
This policy affected a ‘buffer control area’ approximately 200 metres around the facility 
(Grenville Planning Scheme, Amendment L3).  The origin of this buffer distance has not 
been investigated, but it may have been derived from the EPA requirements at the time. 
The Low Density Residential zoned land to the south of the site is known as the 
'Yellowglen' development.  This site was rezoned in 2014 without the need for a planning 
panel.  Council understands that the development will accommodate approximately 170 
sewered lots.  At present, the effective buffer between the landfill and the Yellowglen land 
is approximately 900 metres. 
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Planning context and issues cont’d 

DPO14 that applies to the land contains a requirement that all lots within 500 metres of 
the SUZ boundary must contain a Section 173 Agreement to alert the owner to the landfill 
and its operations.  This requirement affects a relatively small area in the northern part of 
the land, as identified on the zone map.  This area extends to a distance that is beyond 
1,000 metres from the current facility (licensed area), as shown on the aerial photograph.
Council has recently been in discussions with the developer of Yellowglen about a future 
development plan and subdivision on the land.  According to Council, no development 
plan has been approved for the land and no planning permit applications for subdivisions 
have been lodged.   
It does not appear possible to entertain any new planning provisions for the Yellowglen 
development itself as strategic issues relating to the site were considered recently 
through a planning scheme amendment process.  The need to apply a local policy to this 
land could be re-assessed in the longer term, once the potential land and expansion 
requirements of the facility are better understood. 

Assessment summary 

Existing level of encroachment  High  

Risk of future encroachment High 

Recommendations  

Zones No change 

Overlays Develop a local planning policy to manage all use 
and development within 1,000 metres of the facility 
boundary. 
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Aerial photograph showing 1000m buffer from facility boundary

       Existing dwellings 

Source: Golden Plains Shire Council, 2017 

Northern boundary 
of Yellowglen land 
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Zone map showing 1000m buffer from site boundary

Source: Golden Plains Shire Council, 2017 

Section of Yellowglen 
within 500m of SUZ 



 

 

 

Hepburn 
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Analysis of LPPF 

The points below provide a summary of the elements of the LPPF that are considered to be 
most relevant to waste and resource recovery facilities and the land where these facilities 
are generally located: 

 Waste and resource recovery facilities are not currently identified in the LPPF as a 
land use or in any other specific way.    

 Clause 21.06 (Infrastructure and Transport) contains a strategy to ‘ensure 
development does not compromise existing or proposed infrastructure facilities’. 

 Council has a Local infrastructure policy Clause 22.06, which aims to protect water 
supply and sewerage treatment plants.  Council has not offered any advice on 
whether these policies have been effective, which may assist in understanding 
whether similar policies could be used for waste and resource recovery facilities. 

Most of the MSS appears to date from the early 2000s, although some updates to structure 
plans occurred in 2013 (Amendment C38).  The MSS was updated most recently in 2016, 
with changes to the Clause 21.05 (Settlement) and Clause 21.09 (Environment and 
Heritage). 

Consultation outcomes 

Hepburn Shire Council provided the following advice during the consultation phase of this 
project: 

 There have been no concerns in the past about waste and resource recovery 
facilities.   

 Council has not assessed any major planning permit applications on, or in the 
vicinity of, waste and resource recovery facilities in recent years. 

 There are no major strategic planning initiatives underway that are likely to affect 
waste and resource recovery facilities. 

 A planning scheme review will commence in 2018.  

Assessment of LPPF 

Content Rating 

Identification of waste and resource recovery infrastructure in MSS text Low 

Identification of waste and resource recovery infrastructure in MSS maps Low 

Level of MSS protection (objectives, strategies, policies)    Low 

Relevance of local planning policies (Clause 22) Low 

Implementation  

Priority in context of region Medium 

Estimated date for next planning scheme review 2018 

Summary of recommendations 

 Engage with Hepburn Shire Council to make the following changes to the Hepburn 
Planning Scheme: 

- amend Clause 21.06 of the MSS to provide general recognition of waste and 
resource recovery facilities as forms of industry and to better identify and 
protect waste and resource recovery facilities; 

- encourage Council to amend the structure plans for Daylesford and Trentham 
in Clause 21.05 to identify the waste transfer stations in these towns and an 
appropriate buffer distance; 

- encourage Council to prepare a structure plan or similar plan for Creswick that 
identifies the Creswick Waste Transfer Station and an appropriate buffer; 

- introduce a new local planning policy in Clause 22 to provide a policy 
framework for considering all applications on land within the relevant 
recommended separation distances to waste and resource recovery facilities, 
or other distances, as appropriate; 

- pursue the proposed changes to zones and overlays as per the site specific 
recommendations in this report. 
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Creswick Transfer Station and Resale Centre 

Facility details  

Address 32 Anne Street Creswick 3363 

Municipality Hepburn Shire Council 

Facility type Transfer station 

Materials accepted Domestic sources, Solid inert 

Facility owner Hepburn Shire Council 

Land status and tenure Crown land 

Planning provisions  

Zone Industrial 1 Zone (IN1Z) 

Overlays Environmental Significance Overlay (ESO1) 

Planning approval Existing use rights 

Separation distances 250m buffer to sensitive land uses as per EPA 1518.  Clause 52.10 Note 1.

Planning and operations context  

This site is located in Creswick township, approximately one kilometre to the north west of the town centre.  The 
site is surrounded by crown land zoned Industrial 1 and Public Park and Recreation Zone (PPRZ). 
Dwellings exist within 200 metres of the transfer station to the north and 330 metres to the south.  According to 
Council, there have been no complaints about the facility or issues relating to the proximity of these dwellings.   
The land to the north is higher in the landscape that the transfer station.  A number of the lots in this area appear 
to be vacant and have potential for additional dwellings.  There is currently no structure plan or similar plan for 
Creswick in the Hepburn MSS that identifies or protects the transfer station in any way. 
According to Council, the site has a long term future. An old landfill is located in the south western part of the site.

Assessment summary 

Existing level of encroachment  High 

Risk of future encroachment High 

Recommendations  

Zones Discuss the potential to rezone to Public Use Zone (PUZ6) with DELWP 

Overlays No change 
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Daylesford Transfer Station and Resale Centre 

Facility details  

Address 16 Ajax Road, Daylesford 3460 

Municipality Hepburn Shire Council 

Facility type Transfer station 

Materials accepted Domestic sources, Solid inert 

Facility owner Hepburn Shire Council 

Land status and tenure Crown land 

Planning provisions  

Zone Public Use Zone (PUZ6) 

Overlays Environmental Significance Overlay (ESO1), Environmental Significance 
Overlay (ESO2), Bushfire Management Overlay (BMO) 

Planning approval Existing use rights 

Separation distances 250m buffer to sensitive land uses as per EPA 1518.  Clause 52.10 Note 1.

Planning and operations context  

This site is located on the north western fringe of Daylesford, approximately one kilometre to the north west of the 
town centre.  The land immediately adjacent to the site is vegetated crown land. 
Dwellings exist within 100 metres of the transfer station to the east.  There have been no complaints from 
residents about the transfer station use, only security/management related issues. 
The Farming zoned land to the west is used for accommodation and a ranch.  The lots in this area are less than 
40 hectares in size and would require planning approval for new dwellings.  Clause 21.05 contains a structure 
plan for Daylesford, however, the plan does not identify the transfer station in any way.  
According to Council, the site has a long term future and will receive recycling waste in the near future. 

Assessment summary 

Existing level of encroachment  High 

Risk of future encroachment High 

Recommendations  

Zones No change 

Overlays No change 
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Trentham Transfer Station and Resale Centre 

Facility details  

Address Trentham Blackwood Road, Trentham 

Municipality Hepburn Shire Council 

Facility type Transfer station 

Materials accepted Domestic sources, Solid inert 

Facility owner Hepburn Shire Council 

Land status and tenure Crown land 

Planning provisions  

Zone Public Conservation and Resource Zone (PCRZ) 

Overlays Environmental Significance Overlay (ESO1) 
Bushfire Management Overlay (BMO) 

Planning approval Existing use rights 

Separation distances 250m buffer to sensitive land uses as per EPA 1518.  Clause 52.10 Note 1.

Planning and operations context  

This site is located to the south of the Trentham urban area (Township Zone).  Numerous dwellings are located 
approximately 380 metres to the north, however, according to Council, no planning issues have arisen in the past 
in relation to these uses. 
The facility occupies part of large parcel of crown land to the south of the township that also lies in Moorabool 
Shire.  The nearest dwelling lies approximately 250 metres to the south west of the site.  At present, the Farming 
Zone and vegetation act as an effective buffer between the township and the facility. 
Clause 21.05 contains a structure plan for Trentham, however, this plan does not identify the transfer station in 
any way.   According to Council, the facility has a long term future. 

Assessment summary 

Existing level of encroachment  Low 

Risk of future encroachment Low 

Recommendations  

Zones Discuss the potential to apply Public Use Zone (PUZ6) with DELWP 

Overlays No change 

 
 

 



 

 

Hindmarsh 
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Analysis of LPPF 

The points below provide a summary of the elements of the LPPF that are considered to be 
most relevant to waste and resource recovery facilities and the land where these facilities 
are generally located: 

 Waste and resource recovery facilities are not currently identified in the LPPF as a 
land use or in any other specific way.    

 There are some general statements in the MSS text to protect infrastructure in 
Clause 21.03-9 (Infrastructure), which aims “to provide effective separation 
distance between facilities with off-site effects and sensitive land uses, particularly 
dwellings, where practicable”. 

 The planning scheme contains no local policies for industrial land use and 
development, or for the development of dwellings in the Farming Zone. 

Most of the MSS appears to date from the early 2000s, although some clauses have been 
updated more recently. 

Consultation outcomes 

Hindmarsh Shire Council provided the following advice during the consultation phase of this 
project: 

 Council typically supports the development of dwellings and subdivisions in the 
Farming Zone because most of the dwelling applications are genuinely related to 
farming operations. 

 Some land use conflict has recently arisen in the Shire following a proposal to 
expand a Graincorp facility in Nhill, which attracted a relatively large number of 
objections. 

 Council believes that there may be an opportunity to use Section 173 Agreements 
to warn future residents about waste facilities in the event that dwelling applications 
are made within close proximity of a facility. 

 Council is about to prepare a full review of the planning scheme.  This will be done 
internally by Council staff and will look at the structure, content and policies in the 
Scheme.  The last review of the Planning Scheme occurred in 2009. 

 Council has a long list of errors and anomalies, but there is no timeframe for when 
a planning scheme amendment might be prepared to fix the errors. 

Assessment of LPPF 

Content Rating 

Identification of waste and resource recovery infrastructure in MSS text Low 

Identification of waste and resource recovery infrastructure in MSS maps Low 

Level of MSS protection (objectives, strategies, policies)    Low 

Relevance of local planning policies (Clause 22) Low 

Implementation  

Priority in context of region Low 

Estimated date for next planning scheme review 2017-18 

Summary of recommendations 

 Engage with Hindmarsh Shire Council to make the following changes to the 
Hindmarsh Planning Scheme: 

- amend Clause 21.03-9 of the MSS to provide general recognition of waste 
and resource recovery facilities as forms of industry and to better identify and 
protect waste and resource recovery facilities; 

- encourage Council to amend the framework plans for Nhill and Dimboola in 
Clause 21.03 to identify the waste transfer stations in these towns and an 
appropriate buffer distance; 

- introduce a new local planning policy in Clause 22 to provide a policy 
framework for considering all applications on land within the relevant 
recommended separation distances to waste and resource recovery facilities; 

- pursue the proposed changes to zones and overlays as per the site specific 
recommendations in this report. 
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Dimboola Transfer Station 

Facility details  

Address High Street, Dimboola 

Municipality Hindmarsh Shire Council 

Facility type Transfer station 

Materials accepted Domestic sources, Solid inert 

Facility owner Hindmarsh Shire Council 

Land status and tenure Freehold land owned by Hindmarsh Shire Council 

Planning provisions  

Zone Public Use Zone (PUZ1) 

Overlays Environmental Significance Overlay (ESO6) - part 

Planning approval Existing use rights 

Separation distances 250m buffer to sensitive land uses as per EPA 1518.  Clause 52.10 Note 1.

Planning and operations context  

The site is located on the Western Highway approximately two kilometres to the east of central Dimboola.  The 
site is surrounded by Council owned land zoned Farming to the south, west and east. Industrial land lies to the 
north.  The wastewater treatment plant lies to the south.  Vacant Rural Living zoned land is located 100 metres to 
west.  This land has subdivision potential, but Council considers that the further development of this land is 
unlikely or will not pose a threat to the facility. 
The ESO6 aims to protect wetlands.  Uses carried out under Local Government Act are exempt from the need for 
permits under this overlay. 
The site is identified as a ‘special use or public use’ on the Dimboola Framework Plan in Clause 21.03.  
According to Council, the site has a long term future.  It is also used as a Council storage yard. 

Assessment summary 

Existing level of encroachment  Low 

Risk of future encroachment Low 

Recommendations  

Zones Rezone from PUZ1 to PUZ6 

Overlays No change 
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Jeparit Transfer Station 

Facility details  

Address Jeparit East Road Jeparit, 3423 

Municipality Hindmarsh Shire Council 

Facility type Transfer station 

Materials accepted Domestic sources, Solid inert 

Facility owner Hindmarsh Shire Council 

Land status and tenure Freehold land owned by Hindmarsh Shire Council 

Planning provisions  

Zone Farming Zone (FZ) 

Overlays Environmental Significance Overlay (ESO1)  
Environmental Significance Overlay (ESO6)  

Planning approval Existing use rights 

Separation distances 250m buffer to sensitive land uses as per EPA 1518.  Clause 52.10 Note 1.

Planning and operations context  

This facility is located in a rural area approximately two kilometres to the east of Jeparit.  Most of the surrounding 
land comprises land in the Farming Zone with a mix of lot sizes.  Council considers the potential for new dwellings 
in the area to be very low.  The Jeparit wastewater treatment plant is located to the south west.  The ESO1 
protects a buffer around the plant by triggering the need for permits for dwellings.  This overlay may also provide 
some protection for the transfer station by default, although there is no mechanism for a referral to the owner or 
operator of the transfer station, and the overlay has a different purpose. The ESO6 aims to protect wetlands.  
Under this overlay, uses carried out under Local Government Act are exempt from the need for permits.  
According to Council, the facility has a long term future.   The site contains an old landfill that has been capped. 

Assessment summary 

Existing level of encroachment  Low 

Risk of future encroachment Low 

Recommendations  

Zones Rezone to PUZ6 

Overlays No change 
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Nhill Transfer Station 

Facility details  

Address Nhill-Netherby Road, Nhill 3418 

Municipality Hindmarsh Shire Council 

Facility type Transfer station 

Materials accepted Domestic sources, Solid inert 

Facility owner Hindmarsh Shire Council 

Land status and tenure Crown land 

Planning provisions  

Zone Public Use Zone (PUZ6) 

Overlays None  

Planning approval Existing use rights 

Separation distances 250m buffer to sensitive land uses as per EPA 1518.  Clause 52.10 Note 1.

Planning and operations context  

This site is located on the northern fringe of the Nhill urban area.  Industrial 1 zoned land provides a buffer to the 
Rural Living Zone to the south.  Surrounding uses include a golf course to the west and Farming zoned land with 
a mix of lot sizes. Council considers the potential for new dwellings in this area to be low.  The nearest dwelling is 
located in the Farming Zone to the south east of the site.   
Land zoned Rural Living that has been developed with dwellings is located approximately 350 metres to south.  
Council is unlikely to have an issue with the future subdivision of this land, so there is some potential for 
additional dwellings in the wider area.  
The site is located just to the north of the Nhill Framework Plan in Clause 21.03 of the MSS.   
According to Council, this facility has a long term future.  The northern part of the site contains a former landfill. 

Assessment summary 

Existing level of encroachment  Low 

Risk of future encroachment Low 

Recommendations  

Zones No change 

Overlays No change 
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Rainbow Transfer Station 

Facility details  

Address Rainbow-Nhill Road, Rainbow 3424 

Municipality Hindmarsh Shire Council 

Facility type Transfer station 

Materials accepted Domestic sources, Solid inert 

Facility owner Hindmarsh Shire Council 

Land status and tenure Crown land 

Planning provisions  

Zone Farming Zone (FZ) 

Overlays Environmental Significance Overlay (ESO1) - Part 
Environmental Significance Overlay (ESO6)   
Land Subject to Inundation Overlay (LSIO) - Part 

Planning approval Existing use rights 

Separation distances 250m buffer to sensitive land uses as per EPA 1518.  Clause 52.10 Note 1.

Planning and operations context  

This site is located approximately two kilometres to the south west of Rainbow.  The surrounding land is used as 
an aerodrome to the south east, a tree plantation to the east and a wastewater treatment plant to the north. Salt 
pans exist to the north and west. 
The LSIO applies to western part of site.  The ESO1 applies to northern part of site.  This overlay protects the 
wastewater plant.  The land to the south is zoned Farming and comprises a mix of lot sizes.  Council considers 
the potential for new dwellings in the area to be very low.  According to Council, this facility has a long term future. 

Assessment summary 

Existing level of encroachment  Low 

Risk of future encroachment Low 

Recommendations  

Zones Discuss the potential to rezone to Public Use Zone (PUZ6) with DELWP 

Overlays No change 

 
 

 



 

 

Horsham 
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Analysis of LPPF 

The points below provide a summary of the elements of the LPPF that are considered to be 
most relevant to waste and resource recovery facilities and the land where these facilities 
are generally located: 

 Waste and resource recovery facilities are not currently identified in the LPPF as a 
land use or in any other specific way.    

 There is no clause that deals specifically with infrastructure although Clause 21.04-
1 (Role of Horsham) contains some general strategies for industry. 

 There is a strategy in Clause 21.04 that aims to “protect items of urban 
infrastructure located in rural areas, with appropriate buffers where necessary, to 
ensure the continued functioning of these facilities”. 

 Clause 22.01 (Commercial development policy) applies to industrial and 
commercial development in the Industrial 1 Zone and Farming Zone.  It contains 
performance standards and information requirements that relate mainly to the 
development of new buildings. 

 Clause 22.03 (Dwellings in Farming Zone policy) contains policies to prevent 
subdivision and excision in the Farming Zone, but does not contain policies to 
manage the development or siting of dwellings in rural areas. 

The introductory clauses of MSS appear to date from 2006- 2007, although key clauses 
were updated in 2015. 

Consultation outcomes 

Horsham Rural City Council provided the following advice during the consultation phase of 
this project: 

 Few, if any, planning related issues have arisen in relation to the waste facilities in 
the Shire. 

 Council has a long list of 30-40 strategic projects in its future work plan.  Separate 
amendments or strategic planning for waste facilities would not be high on the 
priority list. 

 Council has recently updated its MSS as part of Amendment C75, which is with the 
Minister for Planning awaiting approval.  The new MSS includes: 

- a new Horsham Framework Plan, which provides no specific direction for the 
area around the Horsham Transfer Station in Kenny Road, Haven; 

- a proposed Clause 21.06 (land use and development), which contains a 
strategy to protect the encroachment of residential uses on industry; 

- a list of future strategic work that includes the Horsham South structure plan 
as a high priority. 

 Council has agreed to prepare the Horsham South structure plan for land located to 
the south of the Wimmera River.  This land includes LDRZ, IN1Z and RLZ land 
extending south to Haven.  Funding has been obtained for the project.  It is 
expected that the project will commence in 6-12 months. 

 Sand mining and extractive industries are key planning issues in the municipality.  
Council has used Section 173 Agreements in the past to prohibit dwellings on sand 
mining sites instead of applying EAO.  This approach could also be considered for 
waste facilities. 

Assessment of LPPF 

Content Rating 

Identification of waste and resource recovery infrastructure in MSS text Low 

Identification of waste and resource recovery infrastructure in MSS maps Low 

Level of MSS protection (objectives, strategies, policies)    Low 

Relevance of local planning policies (Clause 22) Low 

Implementation  

Priority in context of region Medium 

Estimated date for next planning scheme review 2022 
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Summary of recommendations 

 Engage with Horsham Rural City Council to make the following changes to the 
Horsham Planning Scheme: 

- amend the MSS to provide general recognition of waste and resource 
recovery facilities as forms of industry  

- amend the MSS to better identify and protect waste and resource recovery 
facilities, particularly the Dooen Landfill; 

- introduce a new local planning policy in Clause 22 to provide a policy 
framework for considering all applications on land within the relevant 
recommended separation distances to waste and resource recovery facilities 
or other distances, as appropriate; 

- pursue the proposed changes to zones and overlays as per the site specific 
recommendations in this report. 

 Engage with Council to provide protection for the Horsham Transfer Station during 
the preparation of the Horsham South Structure Plan. 

 Encourage Council to carry out a review of Development Plan Overlay (Schedule 
2) to the south and west of the Horsham Transfer Station and Quantong Transfer 
Station to protect these facilities. 
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Dooen Landfill 

Facility details  

Address 132 Ladlows Road, Kalkee 3401 

Municipality Horsham Rural City Council 

Facility type Landfill (Regional) 

Materials accepted Putrescible Solid inert.  Asbestos waste (all forms).  Tyres shredded into 
pieces <250mm Category C Contaminated soils. 

Facility owner Horsham Rural City Council 

Land status and tenure Privately owned freehold land leased by Horsham City Council 

Planning provisions  

Zone Farming Zone (FZ) 

Overlays None 

Planning approval Existing use rights, established pre 1986 

Separation distances 500m to sensitive land uses in EPA 788.3. Note 1 in Clause 52.10. 

Planning and operations context  

This site is located approximately 5 kilometres to the north of Dooen.  The GCWWRRG Implementation Plan 
recognises that the facility is “the only major landfill in the far west of the region servicing a number of small 
communities across a large area” (GCWWRRG, 2017,61), although the facility is not identified in the MSS.   
The surrounding land is used for broadacre cropping.  There is a private quarry to the north of the landfill, which 
has shown interest in expansion to the south.  A dwelling lies approximately 630 metres to south west.   Most of 
the surrounding land comprises lots of 40+ hectares in the Farming Zone without overlays.  No permit would be 
required to construct a dwelling on these lots, however, the risk is considered to be minimal. 
A former landfill lies to the south of Ladlows Road.  Some of this land has been capped and is being cropped. 

Assessment summary 

Existing level of encroachment  Low 

Risk of future encroachment Low 

Recommendations  

Zones No change 

Overlays If landfill is closed, consider applying the EAO 
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Horsham Transfer Station 

Facility details  

Address 127 Kenny Road, Haven 3401 

Municipality Horsham Rural City Council 

Facility type Transfer station 

Materials accepted Domestic sources, Solid inert 

Facility owner Horsham Rural City Council 

Land status and tenure Freehold land owned by Horsham Rural City Council 

Planning provisions  

Zone Public Use Zone (PUZ1) – northern area, Industrial 1 
Zone (IN1Z)  - south 

Overlays None 

Planning approval Existing use rights (pre 1987) 

Separation distances 250m buffer to sensitive land uses as per EPA 1518.  
Clause 52.10 Note 1. 

Planning and operations 
context 

 

This site is located in a major industrial precinct that lies approximately 2.5 kilometres to 
the south of the Horsham CBD.  The facility is the largest transfer station in the region, 
although its infrastructure needs upgrading. Solid inert and green waste is stored in the 
southern part of the site, which is zoned IN1Z.  This activity requires protection from 
encroachment.  The western part of the site is used for grazing under a lease from 
Council.  There is an old landfill on north side of Kenny Road. 
There are at least 10 dwellings in the Rural Living Zone within 250 metres of the site to 
the west.  According to Council, there have been no issues to date from these residents.  
Undeveloped Rural Living zoned land lies to the south and south west, presenting the risk 
of encroachment if the land is subdivided.  This land is affected by the Development Plan 
Overlay (Schedule 2). 
At present, the Strategic Framework Plan for Horsham in Clause 21.02 does not identify 
the transfer station site as it is just to the south of the mapped area.  According to Council, 
the Horsham South area, including the site, will be investigated as part of the upcoming 
Horsham South Structure Plan (refer to ‘consultation outcomes’ section for more details).

 

 

Assessment summary 

Existing level of encroachment  Medium 

Risk of future encroachment High 

Recommendations  

Zones Rezone northern part of the site from PUZ1 to 
PUZ6 

Overlays Provide protection for facility as part of Horsham 
South Structure Plan and review of DPO2, which 
applies to RLZ land to the south and west. 

 

 



 

 GRAMPIANS CENTRAL WEST WRRG – PLANNING PROJECT            82 
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Jung Transfer Station and Resource Recovery Centre 

Facility details  

Address Jung Tip Road, Jung  

Municipality Horsham Rural City Council 

Facility type Transfer station 

Materials accepted Domestic sources, Solid inert 

Facility owner Horsham Rural City Council 

Land status and tenure Freehold land owned by Horsham Rural City Council 

Planning provisions  

Zone Farming Zone (FZ) 

Overlays Land Subject to Inundation Overlay (LSIO) 

Planning approval Existing use rights 

Separation distances 250m buffer to sensitive land uses as per EPA 1518.  Clause 52.10 Note 1.

Planning and operations context  

This site is located in a rural area approximately one kilometre to the east of Jung.  There are no buildings or 
dwellings in the surrounding area, only agricultural uses. 
The surrounding land generally comprises lots of 40+ hectares in the Farming Zone without overlays.  No permit 
would be required to construct a dwelling on these lots, however, the risk is considered to be minimal. 
Yarriambiack Creek and a crown land reserve associated with the Creek lies immediately to the east. 
According to Council, the future of this facility is under review.   The site is former tip. 

Assessment summary 

Existing level of encroachment  Low 

Risk of future encroachment Low 

Recommendations  

Zones Rezone to PUZ6 if the use is ongoing or long term 

Overlays Apply the EAO if the facility closes in the near future  
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Mt Zero (Laharum) Transfer Station and Resource Recovery 

Facility details  

Address Wonwondah-Dadswells Bridge Road, Laharum 3401 

Municipality Horsham Rural City Council 

Facility type Transfer station 

Materials accepted Domestic sources, Solid inert 

Facility owner Horsham Rural City Council 

Land status and tenure Freehold land owned by Horsham Rural City Council 

Planning provisions  

Zone Farming Zone (FZ) 

Overlays Environmental Significance Overlay (ESO4), Significant Landscape Overlay 
– (SLO1) 

Planning approval Planning Permit issued in January, 2003 (Planning Permit 02-131) 

Separation distances 250m buffer to sensitive land uses as per EPA 1518.  Clause 52.10 Note 1.

Planning and operations context  

This site is located in a rural area approximately 16 kilometres to the south east of Horsham.  The transfer station 
facility is located in the north-west corner of the site fronting Wonwondah-Dadswells Bridge Road.  The remainder 
of the site is used as a Council operated quarry.  According to Council, the facility has a long term future. 
The surrounding land generally comprises lots of 40+ hectares in the Farming Zone without overlays.  No permit 
would be required to construct a dwelling on these lots, however, the risk is considered to be minimal. 
The Environmental Significance Overlay (Schedule 4) relates to the Wimmera Proclaimed Water Supply 
Catchment.  This overlay requires approval for intensive uses.  The Significant Landscape Overlay (Schedule 1) 
protects views and vegetation relating to the Grampians National Park.  

Assessment summary 

Existing level of encroachment  Low 

Risk of future encroachment Low 

Recommendations  

Zones Rezone to PUZ6 or PUZ1 based on consideration of adjoining quarry uses.

Overlays No change 
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Pimpinio Transfer Station and Resource Recovery Facility 

Facility details  

Address Pimpinio Tip Road, Pimpinio, 3401 

Municipality Horsham Rural City Council 

Facility type Transfer station 

Materials accepted Domestic sources, Solid inert 

Facility owner Horsham Rural City Council 

Land status and tenure Crown Land 

Planning provisions  

Zone Farming Zone (FZ) 

Overlays None 

Planning approval Planning Permit issued in June, 2005 (Planning Permit 05-068) 

Separation distances 250m buffer to sensitive land uses as per EPA 1518.  Clause 52.10 Note 1.

Planning and operations context  

This site is located in a rural area to the east of Pimpinio.  The surrounding land generally comprises lots in the 
Farming Zone without overlays.  No permit would be required to construct a dwelling on some of these lots, 
however, the risk is considered to be minimal. 
According to Council, the future of the facility is under review.  A former tip lies to the east of the transfer station 
facility and may also lie under the transfer station facility. 

Assessment summary 

Existing level of encroachment  Low 

Risk of future encroachment Low 

Recommendations  

Zones Discuss the potential to rezone to Public Use Zone (PUZ6) with DELWP if 
the use is ongoing or long term 

Overlays No change. 
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Quantong Transfer Station and Resource Recovery Centre 

Facility details  

Address 497 Lanes Avenue Quantong, 3401 

Municipality Horsham Rural City Council 

Facility type Transfer station 

Materials accepted Domestic sources, Solid inert 

Facility owner Horsham Rural City Council 

Land status and tenure Freehold land owned by Horsham Rural City Council 

Planning provisions  

Zone Rural Living Zone (RLZ) 

Overlays Development Plan Overlay (DPO2) 

Planning approval Existing use rights (pre 1999) 

Separation distances 250m buffer to sensitive land uses as per EPA 1518.  Clause 52.10 Note 1.

Planning and operations context  

This site is located in a rural area to the east of Natimuk.  The nearest dwelling lies in the RLZ approximately 250 
metres to the south east of the site. 
Land to the south and west is zoned Rural Living.  This land may have the potential for dwellings as the lots 
appear to have been developed with sheds only.  Some of the larger lots in this area have potential for further 
subdivision. 
Land to the north comprises lots in the Farming Zone without overlays.  No permit would be required to construct 
a dwelling on some of these lots, however, the risk is considered to be minimal. 
According to Council, the facility has a medium to long term future. 

Assessment summary 

Existing level of encroachment  Medium 

Risk of future encroachment Medium 

Recommendations  

Zones Rezone to PUZ6 if the use is ongoing or long term 

Overlays Remove DPO2 from the site.  Consider reviewing DPO2 on the surrounding 
land to protect the facility. 
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Toolondo Transfer Station and Resource Recovery Facility 

Facility details  

Address Telangatuk East Rocklands Road, Toolondo 3401 

Municipality Horsham Rural City Council 

Facility type Transfer station 

Materials accepted Domestic sources, Solid inert 

Facility owner Horsham Rural City Council 

Land status and tenure Crown Land 

Planning provisions  

Zone Public Conservation and Resource Zone (PCRZ) 

Overlays Environmental Significance Overlay (ESO4) 
Bushfire Management Overlay (BMO) 

Planning approval  

Separation distances 250m buffer to sensitive land uses as per EPA 1518.  Clause 52.10 Note 1.

Planning and operations context  

This site is located in a rural area in the southern part of the municipality.  The site, and surrounding land to the 
west, is crown land zoned Public Conservation and Resource Zone.  No buildings exist near the site. 
The surrounding land generally comprises lots of 40+ hectares in the Farming Zone without overlays.  No 
permit would be required to construct a dwelling on these lots, however, the risk of this occurring is considered 
to be minimal. 
The Rural Living zoned land to the south and west may have potential for dwellings as they appear to have 
sheds only.  According to Council, the future of the facility is under review, but the facility will remain open in the 
medium to longer term as the site is geographically important even though it accepts low volumes of waste.     

Assessment summary 

Existing level of encroachment  Low 

Risk of future encroachment Low 

Recommendations  

Zones Rezone to PUZ6 if supported by DELWP if the use is ongoing or long term 

Overlays No change. 

 
 

 



 

 

Moorabool 
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Analysis of LPPF 

The points below provide a summary of the elements of the LPPF that are considered to be 
most relevant to waste and resource recovery facilities and the land where these facilities 
are generally located: 

 Waste and resource recovery facilities are not currently identified in the LPPF as a 
land use or in any other specific way.    

 Clause 21.04-4 (Objective—Industry) contains some general strategies that relate 
to the preferred location of industrial development. 

 The MSS contains specific objectives in Clause 21.07-3 to provide buffers between 
residential development and Maddingley Brown Coal mine (refer to the site 
assessment for more details). 

 Clause 21.05 (Development and Community Infrastructure) does not contain any 
specific references to waste or resource recovery infrastructure. 

 Clause 22.05 (Presentation of Industrial Development) applies to all industrial 
development.  It contains performance standards that relate mainly to the 
development of new buildings. 

Most of MSS dates from 2009-2012, apart from some of the local area directions in Clause 
21.07, which are more recent and date from 2014 to 2017. 

Consultation outcomes 

Moorabool Shire Council provided the following advice during the consultation phase of this 
project: 

 A Planning Scheme Review process is overdue.  It is expected that a review of the 
MSS will not occur before 2020. 

 Council is about to commence a planning scheme amendment for the Bacchus 
Marsh Urban Growth Framework (Amendment C81).  Refer to the site assessment 
for Maddingley Brown Coal for more details about the planning issues surrounding 
this site. 

 Council has prepared a Small Towns Study. 

 Council will prepare an anomalies/fix up amendment, perhaps at the end of 2017. 

Assessment of LPPF 

Content Rating 

Identification of waste and resource recovery infrastructure in MSS text Low 

Identification of waste and resource recovery infrastructure in MSS maps Low 

Level of MSS protection (objectives, strategies, policies)    Medium 

Relevance of local planning policies (Clause 22) Low 

Implementation  

Priority in context of region High 

Estimated date for next planning scheme review 2020 

Summary of recommendations 

 Engage with Moorabool Shire Council to make the following changes to the 
Moorabool Planning Scheme: 

- amend the MSS to provide general recognition of waste and resource 
recovery facilities as forms of industry and to better identify and protect waste 
and resource recovery facilities; 

- introduce a new local planning policy in Clause 22 to provide a policy 
framework for considering all applications on land within the relevant 
recommended separation distances to waste and resource recovery facilities; 

- pursue the proposed changes to zones and overlays as per the site specific 
recommendations in this report. 

 Engage with Council to implement the recommendations of this report for the 
Maddingley Brown Coal facility as part of Amendment C81 or other strategic 
processes, as appropriate. 
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Bacchus Marsh Transfer Station 

Facility details  

Address 15 Kennedy Place and 50 Osborne Street, Maddingley 3340 

Municipality Moorabool Shire Council 

Facility type Transfer station 

Materials accepted Domestic sources, Solid inert 

Facility owner Moorabool Shire Council 

Land status and tenure Freehold land owned by Moorabool Shire Council? 

Planning provisions  

Zone Industrial 2 Zone (IN2Z) 

Overlays None 

Planning approval Existing use rights 

Separation distances 250m buffer to sensitive land uses as per EPA 1518.  Clause 52.10 Note 1.

Planning and operations context  

This site is surrounded by industrial development to the east and north.  The Industrial 2 Zone identifies areas for 
noxious industries and was applied to the land at the time of amalgamation, despite the proximity of residential 
land.  There are 30-40 dwellings and vacant residential lots to the south east.  According to Council, there have 
been no or limited issues or complaints from these areas, despite their close proximity to the site.  
The General Residential zoned land located approximately 200 metres to the north east and south appears to be 
undeveloped, but has steep topography and is close to a waterway.  According to Council, these land parcels are
likely to have limited development potential. 
There are a number of major new residential estates under development approximately 500 metres to the north 
west of the site.  These estates appear to be sufficiently remote from the facility to cause complaints. 

Assessment summary 

Existing level of encroachment  High 

Risk of future encroachment High 

Recommendations  

Zones Rezone to PUZ6 

Overlays No change 
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Ballan Transfer Station 

Facility details  

Address 118 Monteville Lane, Ballan 3342 

Municipality Moorabool Shire Council 

Facility type Transfer station 

Materials accepted Domestic sources, Solid inert 

Facility owner Moorabool Shire Council 

Land status and tenure Freehold land owned by Moorabool Shire Council? 

Planning provisions  

Zone Farming Zone (FZ) – 100ha minimum lot size and 40ha dwelling trigger 

Overlays Environmental Significance Overlay (ESO1), Design and Development 
Overlay (DDO2 and DDO3) 

Planning approval Existing use rights 

Separation distances 250m buffer to sensitive land uses as per EPA 1518.  Clause 52.10 Note 1 

Planning and operations context  

This site is located in a rural area on the Western Highway, approximately 3.5 kilometres to the east of Ballan. 
There are no buildings or sensitive uses in the surrounding area.  The surrounding area features lots in the 
Farming Zone that have areas greater than 40 hectares, so no planning permit would be required to construct a 
dwelling on these lots.  According to Council, there is limited development pressure in the Farming Zone in 
Ballan, so the risk of encroachment from dwellings in these areas is considered to be minimal. 
The Design and Development Overlays that apply to the site relate to building design and noise from the Western 
Highway.  The site is not located within the Ballan Structure Plan area and Ballan Strategic Directions area.  
According to Council, this site has a long term future.   

Assessment summary 

Existing level of encroachment  Low 

Risk of future encroachment Low 

Recommendations  

Zones Rezone to PUZ6 

Overlays No change 
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Maddingley Brown Coal 

Facility details  

Address 11 Tilleys Road, Maddingley 3340 

Municipality Moorabool Shire Council 

Facility type Landfill (State significance),organics reprocessing 

Materials accepted Solid inert, Metal recycling shredder residue (floc), paper 
pulp, pneumatic rubber automotive tyres shredded, 
potential and waste acid sulfate soils, Category C 
contaminated soils – Licence 45288 
Organics composting, concrete and aggregate crushing, 
soil screening and mulch 

Facility owner Maddingley Brown Coal Pty Ltd  

Land status and tenure Freehold land owned by Maddingley Brown Coal Pty Ltd 

Planning provisions  

Zone Special Use Zone (SUZ1) 

Overlays Environmental Significance Overlay (ESO2) – Part 

Planning approval Planning Permit PA 2011338-1 (issued 7/11/2014 and 
amended 5/12/2016) 

Separation distances Refer to discussion below 

Site and operations context 

This site is located to the south of the Bacchus Marsh urban area and is mainly 
surrounded by rural land.  The landfill and organics processing areas (‘the facility’) are 
located in the south eastern part of the Special Use Zone (SUZ1).  This area is shown in 
red on the aerial photograph that forms part of this assessment. The facility is bounded 
generally by Tilleys Road in the north, Parwan Creek in the east and south and Gullines 
Road in the west.  Parwan Creek runs through eastern part of site.  The creek environs 
are an area of Aboriginal Cultural Heritage Sensitivity.   
The landfill facility is located in a former open cut coal mine that dates from the late 1940s 
(Pareto Associates Pty, 1998, 9).   The coal mine has been divided into three stages.  
Landfilling is currently occurring in the Stage 1 area. An EPA works approval has been 
issued for the Stage 2 area and works have commenced in this area. 

 

 

Site and operations context cont’d  

A leachate dam is located in the western part of the site.  Other activities include soil and 
pulp stockpiles in the western part of the site and a small coal extraction area in the 
vicinity.  The GCWWRRG Implementation Plan (2017) succinctly explains the role and 
importance of the facility in the waste and resource recovery system, as follows: 
Maddingley Brown Coal Pty Ltd’s landfill in Bacchus Marsh receives a substantial amount 
of its waste (largely inert waste) from the metropolitan region and a small amount from the 
Grampians Central West region (approximately 10 per cent). This facility is the only 
landfill in the state permitted to receive shredder floc from the car and whitegoods 
recovery industries, which is why it is important to the statewide waste network and a hub 
of state significance. This landfill provides a significant service to the metropolitan area; 
however, it still has an important role in servicing the Grampians Central West region. 
Therefore, Maddingley Brown Coal will continue to play a pivotal role in landfill provision 
with its extensive long term airspace capacity. It also provides an additional source of 
regional employment and economic development (GCWWRRG, 2017, 61) 
Maddingley Brown Coal Pty Ltd (‘the operator’) has purchased significant landholdings to 
the north, east and west as a buffer to the site, including all of the land zone SUZ1 (refer 
to the zone map that forms part of this assessment.  The closest General Residential 
zoned land is approximately one kilometre to the north of the composting and soils 
blending area of the site and approximately 1.6 kilometres from the solid inert landfill cells. 
The closes dwelling is located at 73 Cummings Road, approximately 350 metres from the 
EPA Licence boundary. 
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Site and planning history  

The site and land within the SUZ1 has a long and complicated planning history.   The coal 
on the site has been periodically mined since the 1930s (Pareto Associates Pty, 1998, 9). 
The site first received approval to receive solid inert waste in 1978 and approvals were 
granted at this time for both solid and domestic (putrescible waste).  The site first began 
to experience encroachment from sensitive uses at this time, when an application was 
made for a 10 lot subdivision bounded by South Maddingley, Moore Street South and 
Kerrs Road.  A further application for a nine lot subdivision to the north of the mine was 
lodged in the early 1990s.  This application was appealed and the land was ultimately 
acquired by Bacchus Marsh Grammar School. 
The site has also been subject to various strategic planning processes throughout the 
1990s, including amendments, strategy plans and outline development plans.  These 
processes involved the then Department of Planning and Minister for Planning.  These 
strategic processes influenced the application of the Special Use Zone in the new format 
Moorabool Planning Scheme (June, 2000).  These details, and a full planning history of 
the site, are contained in the Maddingley Brown Coal Resource Strategic Review (TBA 
Planners in Department of Sustainability and Environment, 2006, 57-62). 
 

Current statutory planning framework and approvals 

EPA Licence 
The site is subject to EPA Licence 45288, which was first issued in 1978.  The conditions 
of the licence require that there are no odour or dust emissions beyond the site 
boundaries, and no noise or other emissions that are detrimental to people or the 
environment in the surrounding area (EPA Licence, 45288). 

Planning Permit 
Planing permit (PA2011338-1) was issued in November, 2015, for the use and 
development of the land for a landfill, production of soil and soil products (including 
composting) and materials recycling.  The permit conditions address a wide range of 
environmental, site management and amenity matters.  The permit limits composting to 
50,000 tonnes per annum and prohibits putrescible waste. It also replaces a series of 
older planning permits that were issued for the site (Planning Permit PA2011338-1).   The 
development allowed by the permit has an expiry date of 30 years for works, excluding 
depositing of waste.  According to the EPA, litter has been a problem in the past, although 
the recent construction of a large litter fence has addressed this issue. 

Special Use Zone (SUZ1) 
The site is zoned Special Use (SUZ1) under the Moorabool Planning Scheme.  The 
purpose of this zone is to “recognise and provide for the use and development of land for 
coal mining” and other objectives that ensure proper operational and land management 
practices.   Mining, including coal mining, does not require a use approval under the zone 
as long as it is carried out under relevant approvals under the Mineral Resources 
(Sustainable Development) Act 1990 or is in accordance with the Maddingley Brown Coal 
Management Plan and Development Plan.  Most other uses require approval under the 
zone, including industry (refuse disposal).   

Management Plan and Development Plan 
Clause 2.0 of SUZ1 requires that the Maddingley Brown Coal Management Plan and 
Development Plan (‘the Plan’) must be prepared to the satisfaction of the responsible 
authority (Council).  In July , 2016, the operator prepared a Management Plan and 
Development Plan, which was lodged with Moorabool Shire Council for approval at this 
time (Golder Associates, 2016).  This plan has not yet been approved, and Council is 
understood to be still in the process of considering the Plan.   The Plan that was lodged 
with Council appears to address all of the relevant matters required under Clause 2.0, 
although Council has not raised any specific issues with Maddingley Brown Coal to date 
about the content of the Plan.   The lack of approval of this plan presents a technical 
issue for Maddingley Brown Coal, as they do not currently comply with a component of 
the purpose of the SUZ1, which is to “ensure that the use and development occurs in 
accordance with any endorsed Management Plan and Development Plan’.  
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Current statutory planning framework and approvals cont’d 

Management Plan and Development Plan cont’d 
If, as is generally accepted, the site has existing use rights for coal mining, the lack of an 
approved  Plan does not appear to present a breach of the use provisions themselves.    
At present, it is appears that the approval of the Plan is required mainly to maintain the 
integrity of the zone.  It is noted that materials recycling, refuse disposal and transfer 
station uses do not require the approval of the Plan as condition of use under the SUZ1 
It is also noted that the absence of an approved plan does not affect Planning Permit 
PA2011338-1, as the permit conditions do not require an approved Plan.  In future, 
however, the absence of an approved Plan could raised significant issues. The SUZ 
states that an approved Plan is required if future planning permit applications are to be 
exempt from notice and review rights under Section 52 of the Act.   Without an approved 
plan, Council would be obliged to give notice to neighbours, which is likely to cause 
significant issues for the operator.  
There are a number of inter-related strategic planning issues that are relevant to the site: 

 Determing the appropriate buffers for the site  

 The future role of the facility in the waste and resource recovery system 

 Appropriateness of the current strategic framework for the site  

 Impact of Amendment C81 (Bacchus Marsh Strategic Growth Plan)  

 Appropriatness of the Special Use Zone 

 Need for future overlay protection 
These issues are discussed in turn below. 

Appropriate buffers for the site 
At present, the landfill component of the facility meets the recommended buffer distance 
of 200 metres from the nearest structure or building (EPA 788.3,).  The composting 
component of the facility has a recommended buffer distance to sensitive land uses such 
as dwellings of 2,000 metres (EPA 1588, 8), based on volumes of up to 50,000 tonnes.  
This buffer distance is currently not met as the nearest dwelling is approximately 350 
metres from the site and General Residential zoned land is located approximately 1.5 
kilometres from the site.  
The only buffer study that has been carried out for the precinct is the Bacchus Marsh 
Urban Growth Framework Bacchus Marsh Buffer Assessment (Pacific Environments, 
2017), which was prepared as part of Amendment C81.  This study confirmed the need 
for a 2,000 metre buffer to the east of the facilty to protect the compositing operations.  It 
also found that a reduced 1,500 metre buffer to the  west is appropriate (Pacific 
Environments, 2017, iv).   
 

Current strategic planning framework and strategic initiatives cont’d 

This report also recommends that “suitable planning controls are implemented to ensure 
any potential future uses between the Maddingley site and the proposed Parwan Station 
residential area do not add to the cumulative odour impacts of the area and also assist in 
creating a visual barrier between potential residential development and the Maddingley 
site and associated activities (e.g. truck movements).  Improved composting practices 
would result in improved odour performance”  (Pacific Environments, 2017, iv).  

Future role of the facility 
The GCWWRRG Implementation Plan identifies the potential for ‘future putrescible’ waste 
to be accepted on the site (GCWWRRG, 2017, 64).    It is understood that the operator is 
considering this possibility, although no applications have been made and no formal 
representations have been made to Council or other authorities about this use.  It is noted 
that the 500 metre buffer under the Landfill BEPM (EPA 788.3) could be achieved on the 
central and western parts of the site, but not the eastern part of the site near School Lane. 
From a strategic planning perspective, it is considered that this possibility should be 
discussed with Council and other authorities as soon as possible.  These discussions 
should include the potential for the MSS to be amended identify the opportunity, subject 
to a range of further investigations. A planning scheme review process would provide an 
ideal opportunity to make these amendments, although the nature and timing of these 
approaches requires careful consideration due to likely community resistance. 

Current strategic framework 
At present, the Moorabool Municipal Strategic Statement makes a variety of references to 
the importance of the site for coal mining and need to protect this resource.   Clause 
21.07-3 contains a specific strategy to “ provide buffers between residential development 
and uses with off site impacts such as the Maddingley Brown Coal Mine, industrial areas, 
the airport and the Parwan Waste Water treatment plant”.  The MSS does not, however, 
recognise the important role of the facility as a solid inert landfill and for composting.   
The current Bacchus Marsh Framework Plan in Clause 21.07 recognises an ‘investigation 
area’ for urban purposes to the north and west of the site, and the MSS identifies the 
need for urban uses to be compatible with “any existing or permissible future activities at 
the Maddingley Brown Coal Mine”   This Clause also identifies an area for ‘proposed 
residential growth – subject to buffer requirements” in the vicinity of Vallence Road, to the 
north of the site.  This land is currently zoned Mixed Use and Farming Zone.  It is located 
within 100 metres of the site boundary at Tilleys Road.  This vision represents a potential 
threat to the site given the significant existing buffers required for the facilty.   It is noted 
that Amendment C81 seeks to retain this area as Farming and Mixed Use, not residential. 
This will satisfactorily address these issues, however, the threat has been identified to 
provide a complete understanding of the issues, and in case landowners affected by the 
change lodge submissions to Amendment C81.   
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Current strategic planning framework and strategic initiatives cont’d 

Amendment C81 (Bacchus Marsh Urban Growth Framework) 
Council has prepared this amendment, which is based on a strategic plan prepared by 
the Victorian Planning Authority.  The Amendment seeks to establish a high level 
planning vision for urban growth around Bacchus Marsh in the MSS.  The components of 
C81 that are most relevant to Maddingley Brown Coal are: 

 Identification of a long-term investigation area for urban growth around Parwan 
Station.  

 Recognition of the strategic importance of the Maddingley Brown Coal site for coal, 
landfill and green waste. 

 A new Bacchus Marsh Urban Growth Framework Plan which shows: 

- a ‘future residential/commercial precinct’ extending to Geelong-Bacchus 
Marsh Road, with the boundary alignment ‘subject to confirmation’; 

- a ‘buffer interface required for sensitive uses’ extending two kilometres  into 
the ‘future residential/commercial precinct’ from the composting area of 
Maddingley Brown Coal; 

- a large ‘future employment growth precinct’ extending to the south and west 
from the site. 

 New MSS text which attempts to protect the future employment precinct from 
“existing or permissible future activities associated with the Maddingley Brown 
Coal Mine”; 

 A new north-south Eastern Link Road to the east of Bacchus Marsh, including  
connections to Gisborne Road, Western Freeway and Geelong-Bacchus Marsh  
Road, which is an important pre-cursor to the above new development precincts. 

It is considered that there are a number of improvements that could be made to the 
Amendment to better identify the facility and protect its existing and future role, as follows:

 clearly label/identify the facility in the proposed Bacchus Marsh Urban Growth 
Framework Plan, and need for additional planning around this waste hub; 

 more clearly label/identify the two kilometre buffer around the facility in the 
proposed Bacchus Marsh Urban Growth Framework Plan; 

 remove the ‘residential’ component of the ‘residential/employment’ precinct within 
the two kilometre buffer area; 

 better identify the role of the site as a state significant landfill in the MSS text. 

Current strategic planning framework and strategic initiatives cont’d 

Appropriateness of the Special Use Zone (Schedule 1) 
There is a need to engage with Council about amending the SUZ1 to make it more 
appropriate for the current and likely future uses of the site.   
At present, there is an emerging divergeance between the operations of the facility, which 
is increasingly focused on landfill and materials recycling, and the purpose of the Special 
Use Zone, which specifically aims to facilitate coal mining.   This issue currently has little 
material impact on the facility, but it does complicate the operation of the zone (refer to 
the previous discussion on the  Maddingley Brown Coal Management Plan and 
Development Plan).  For example, at present, the Management Plan and Development 
Plan do not appear to fulfil a clear purpose above and beyond the matters that are 
addressed in the Planning Permit.  The decision guidelines of the SUZ1 are also brief and 
do not address matters relating to landfills or composting operations.  These amendments 
could occur as part of a planning scheme review or other strategic process.  

Need for future overlay protection 
The potential for an Environmental Significance Overlay (ESO) to protect the facility is 
identified in the appendices to the Bacchus Marsh Urban Growth Framework Plan (VPA, 
2017, 100).   This plan suggests that a 1,000 metre buffer would be appropriate to protect 
coal mining. The assessment undertaken for this project confirms that the site is a 
candidate for the application of an overlay control in the Planning Scheme.  An ESO 
would be the most likely option, although other overlays may also be appropriate. 
Council’s current strategic planning, as expressed through the new Bacchus Marsh Urban 
Growth Framework sets a vision to 2041 and beyond.  It anticipates that a Precinct 
Structure Plan (PSP) will be prepared for the Parwan Employment Precinct in the next 10 
years and that a PSP will be prepared for the residential/commercial precinct by 
proponents/developers in the long-term (10+ years) (VPA, 2017, 86).  The uncertainty 
around the timing of these actions supports the application of any overlay provision. 
In order to pursue an overlay to protect the site, key issues that would need to be 
resolved include: 

 defining the facility or resource that is to be protected (coal / landfill or both) and 
the significance of the resource (local, regional or state); 

 defining the buffer distance that is appropriate; and 

 defining the permit triggers and decision guidelines for assessing applications.  
In reality, the overlay is likely to be worth pursuing only if the Precinct Structure Planning 
processes are delayed as there is limited land that is outside the PSP areas that has 
potential for dwellings.   
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Assessment summary 

Existing level of encroachment  High (based on 2 kilometre buffer) 

Risk of future encroachment High (based on 2 kilometre buffer) 

Recommendations  

Zones Engage with Council to review the Special Use 
Zone through a planning scheme review or other  
strategic process 

Overlays Subject to the timing of future precinct structure 
planning in the area, consider the application of an 
Environmental Significance Overlay or other overlay 
around the site to protect it from the encroachment 
of sensitive uses. 

Other  Support the operator in obtaining Council 
approval for the Maddingley Brown Coal 
Management Plan and Development Plan 

 Prepare a submission to Amendment C81 to 
address the issues and recommendations 
identified in this assessment. 

 In consultation with the operator and Council, 
identify an appropriate strategic process to 
amend the Moorabool MSS to identify the 
potential for the facility to accept putrescible 
waste. 
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Source: http://services.land.vic.gov.au, 2017 
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Approximate area of EPA Licence  45288 shown in Red:  Source of aerial photograph www.nearmap.com.au, prepared by Centrum Town Planning, 2017 

Proposed Parwan Station 



 

 GRAMPIANS CENTRAL WEST WRRG – PLANNING PROJECT            99 

Mount Egerton Transfer Station 

Facility details  

Address Ballan-Egerton Road, Mount Egerton 3352 

Municipality Moorabool Shire Council 

Facility type Transfer station 

Materials accepted Domestic sources, Solid inert 

Facility owner Moorabool Shire Council 

Land status and tenure Freehold land owned by Moorabool Shire Council? 

Planning provisions  

Zone Township Zone (TZ) 

Overlays Environmental Significance Overlay (ESO1), Design and Development 
Overlay (DDO2), Bushfire Management Overlay (BMO) 

Planning approval Existing use rights 

Separation distances 250m buffer to sensitive land uses as per EPA 1518.  Clause 52.10 Note 1.

Planning and operations context  

This facility is located on the southern fringe of Mount Egerton.  All of the land to the south is zoned Farming and 
Township.  This land is crown land. 
There are approximately 15-20 dwellings in the Township Zone within 250 metres of site. The nearest dwelling is 
located approximately 50 metres to the north west of the site. Council is not aware of any issues or complaints 
about the facility from these areas.   
There are various vacant lots in the surrounding area with potential for additional dwellings. In theory, these lots 
represent a substantial risk to the facility, although the rate of development pressure in the town is unknown. 

Assessment summary 

Existing level of encroachment  High 

Risk of future encroachment High 

Recommendations  

Zones Rezone to PUZ6 

Overlays No change 

 
 

 



 

 

Northern Grampians 
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Analysis of LPPF 

The points below provide a summary of the elements of the LPPF that are considered to be 
most relevant to waste and resource recovery facilities and the land where these facilities 
are generally located: 

 Waste and resource recovery facilities are not currently identified in the LPPF as a 
land use or in any other specific way.    

 Clause 21.04-3 (Industrial development) contains objectives and strategies to 
encourage industrial development in appropriate locations, including a policy 
guideline to “require any industrial development to provide adequate buffers to 
protect the amenity of sensitive uses”. 

 Clause 21.05-3 (Waste and resource recovery infrastructure) aims “to promote and 
facilitate the establishment and protection of appropriate waste and resource 
recovery infrastructure”.  Strategies in the clause include specific statements about 
protecting waste and resource recovery facilities from the encroachment of 
sensitive uses, including the Statewide facility in Pomonal Road. The clause also 
contains strategies to support the actions of the Waste and Resource Recovery 
Group. 

The MSS was comprehensively updated in April 2017 through Amendment C54, which 
introduced a new LPPF.   Some of the content, including framework plans for the 
townships, appears to have been in the planning scheme for a long period of time.  

Consultation outcomes 

Northern Grampians Shire Council provided the following advice during the consultation 
phase of this project: 

Waste 

 Council is involved in discussions with adjoining Councils in relation to a 'super’ 
transfer station in the Shire. 

Planning 

 Few, if any, planning related issues have arisen in relation to most of the waste 
facilities in the Shire, with the exception of the Statewide landfill in Pomonal Road. 

 The Planning Scheme was reviewed in the last couple of years.  This was a 
comprehensive review. 

 A planning scheme review is soon to be commenced.    

 Council keeps a list of mapping anomalies, but is not intending to prepare a 
planning scheme amendment any time soon due to resources. 

 Council is about to prepare a residential/settlement strategy to look at land supply 
and demand issues.   

 There is no strategic planning work planned for the rural zones in the Shire in the 
near future. 

Assessment of LPPF 

Content Rating 

Identification of waste and resource recovery infrastructure in MSS text Medium 

Identification of waste and resource recovery infrastructure in MSS maps Low 

Level of MSS protection (objectives, strategies, policies)    Medium 

Relevance of local planning policies (Clause 22) Low 

Implementation  

Priority in context of region High 

Estimated date for next planning scheme review 2018 
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Summary of recommendations 

 Engage with Northern Grampians Shire Council to make the following changes to 
the Northern Grampians Planning Scheme: 

- amend Clause 21.04-3 of the MSS to strengthen the objectives and strategies 
that relate to waste and resource recovery facilities; 

- introduce a new local planning policy in Clause 22 to provide a policy 
framework for considering all applications on land within the relevant 
recommended separation distances to waste and resource recovery facilities, 
or other distances, as appropriate; 

- pursue the proposed changes to zones and overlays as per the site specific 
recommendations in this report. 

 Engage with Council, the operator and relevant authorities to determine the 
preferred course of action to protect the future of the Statewide Landfill, including 
the use of overlays, zones and local planning policies or a combination of these 
tools.  
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Halls Gap Transfer Station 

Facility details  

Address 4300 Ararat-Halls Gap Road, Halls Gap 3381 

Municipality Northern Grampians Shire Council 

Facility type Transfer station 

Materials accepted Domestic sources, Solid inert 

Facility owner Northern Grampians Shire Council 

Land status and tenure Freehold land owned by Northern Grampians Shire Council 

Planning provisions  

Zone Public Use Zone (PUZ6) 

Overlays Bushfire Management Overlay (BMO) 

Planning approval Existing use rights 

Separation distances 250m buffer to sensitive land uses as per EPA 1518.  Clause 52.10 Note 1.

Planning and operations context  

This site is located approximately 2.5 kilometres to the north east of Halls Gap.   
The site is small in size and is surrounded by vegetated land.  The land to the north and south is crown land. 
The land to the west is zoned Low Density Residential Zone (LDRZ).  There is one dwelling in this area that is 
approximately 180 metres away from the site.   Some of the land in this area has further subdivision potential. 
The land to east is in the Rural Activity Zone (RAZ3).  The 20 hectare minimum subdivision area under the zone 
means this lot has no further subdivision potential.  A dwelling has been constructed on this lot that is 
approximately 280 metres away from the site.  
According to Council, the future of the facility is under review. 

Assessment summary 

Existing level of encroachment  Medium 

Risk of future encroachment Medium 

Recommendations  

Zones No change 

Overlays No change 
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Stawell Transfer Station 

Facility details  

Address 36 Lavett Road, Stawell 3380 

Municipality Northern Grampians Shire Council 

Facility type Transfer station 

Materials accepted Domestic sources, Solid inert 

Facility owner Northern Grampians Shire Council 

Land status and tenure Freehold land owned by Northern Grampians Shire Council 

Planning provisions  

Zone Farming Zone (FZ) - 80 hectare minimum lot size and dwelling trigger 

Overlays Bushfire Management Overlay (BMO) 

Planning approval Existing use rights 

Separation distances 250m buffer to sensitive land uses as per EPA 1518.  Clause 52.10 Note 1.

Planning and operations context  

This facility is located at the urban-rural interface to the south east of Stawell.  The facility appears to lie partly on 
road reserve.  Most of the site occupies the north eastern corner of a large site.  Vegetated crown land lies to the 
north of the site.  A former open cut gold mine lies to the north east.  A clay target shooting club occupies an old 
landfill to the east.  Land and dwellings in the Low Density Residential Zone (LDRZ) are located approximately 
350 metres to the west and north.  Some relatively large lots in this area may have potential for further 
subdivision.  Council has not received any complaints about the facility from these residents to date.  Land to the 
east appears to be used for extractive industries.     
The site is not identified on the ‘Strategic Framework Plan’ for Stawell that forms part of Clause 21.07 of the MSS. 
According to Council, the facility has a medium to long term future.   

Assessment summary 

Existing level of encroachment  Low 

Risk of future encroachment Low 

Recommendations  

Zones Rezone to Public Use Zone (PUZ6) 

Overlays No change 
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St Arnaud Transfer Station 

Facility details  

Address 329 Old Wedderburn Road, St Arnaud East 3477 

Municipality Northern Grampians Shire Council 

Facility type Transfer station 

Materials accepted Domestic sources, Solid inert 

Facility owner Northern Grampians Shire Council 

Land status and tenure Freehold land owned by Northern Grampians Shire Council 

Planning provisions  

Zone Farming Zone (FZ) - 80 hectare minimum lot size and dwelling trigger 

Overlays Bushfire Management Overlay (BMO) 

Planning approval Existing use rights? 

Separation distances 250m buffer to sensitive land uses as per EPA 1518.  Clause 52.10 Note 1 

Planning and operations context  

This site is located approximately six kilometres to the north east of St Arnaud. A landfill on the site has recently 
been closed and has been capped.  A large new transfer station has been constructed at the site. There are no 
dwellings or buildings nearby.  
The surrounding land appears to be used for agriculture and is zoned Farming.  The zone has a 80 hectare 
minimum lot size and dwelling trigger, which means that dwellings will require approval on the surrounding lots. 

Assessment summary 

Existing level of encroachment  Low 

Risk of future encroachment Low 

Recommendations  

Zones Rezone to PUZ6 

Overlays No change 
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Statewide Waste Regional Landfill 

Facility details  

Address 492 and 494 Pomonal Road, Stawell 3380 

Municipality Northern Grampians Shire Council 

Facility type Landfill and resource recovery (Regional facility) 

Materials accepted Domestic sources, solid inert, rubber tyres (shredded), 
asbestos 

Facility owner Statewide Recycling Services Pty Ltd 

Land status and tenure Privately owned 

Planning provisions  

Zone Farming Zone (FZ) - 80 hectare minimum lot size and 
dwelling trigger 

Overlays Bushfire Management Overlay (BMO), Design and 
Development Overlay (DDO2) 

Planning approval Planning Permit STA/99/000015, April, 1999 

Separation distances 500m to sensitive land uses in EPA 788.3. Note 1 in 
Clause 52.10. 

Planning and operations context 

This site is located approximately 4.5 kilometres to the south west of Stawell.  The 
landfill facility currently occupies the eastern part of the site near Pomonal Road.  The 
western part of the site contains native vegetation.  The landfill also includes a quarry 
operation.  The landfill is expected to continue to operate for another 20 years. 
The land to the west of the site is zoned Farming.  There are a number of vacant lots in 
this area that would require planning approval for new dwellings as the lots are well 
under 80 hectares (refer to zone map on the following page).  There is one large lot 
(Lot 1 Moller Road), which abuts the site to the south, which has an area of more than 
80 hectares.  A dwelling could be constructed on this site as-of-right. The land to the 
north is zoned Rural Living (RLZ3).   
There are at least two dwellings within 150 metres of the site to the north, as shown on 
the aerial photograph on the following page.  This indicates that the facility is currently 
experiencing significant encroachment.     
 

 

 

Planning and operations context cont’d 

There is only one vacant lot in this area, which would require a planning permit to 
construct a dwelling as it is less than 16 hectares in size (refer to zone map on the 
following page).   
The land to the east is zoned Rural Living (RLZ2).  This land has been developed for a 
rural living subdivision and all of the lots apart from one contain dwellings.  The lot 
closest to the site (Lot 4) has an area of less than eight hectares, and so would require 
planning approval to construct a dwelling as the lot is less than the minimum in the 
zone schedule.  
One large lot in the Rural Living Zone on the north side of Bullocky Mary Road has 
subdivision potential, although this land is used as a cattle feed lot and native 
vegetation would be a constraint to future subdivision. 
DDO2, which applies to the land to the north of the site, relates to the Stawell 
Aerodrome Obstacle Limitation Surface Protection Area and triggers the need for 
planning approval for tall structures.   
From an operational perspective, the EPA has advised that the facility has been poorly 
operated in the past and has a very bad track record.  The operator is in breach of 
various EPA and planning permit conditions.   According to the EPA, the main issues 
around this landfill relate to exceedances of dust and noise.   Other issues have related 
to odour, wind blown litter, landfill gas, stack heights and mud on roads.   
According to the EPA, the operator of the landfill has improved the operations but there 
are still ongoing issues.  The EPA is currently enforcing its licence conditions.   
There is a residents’ group and regular meetings that are attended by Council.  
According to Council, there have been fewer than 20 complaints since 2013. 
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Planning issues 

The facility has a complicated planning history.  The original application was refused by 
Council.  It was then considered by VCAT and the Minister for Planning issued a permit 
in 1999.   Permit Condition 1 ties the former Grampians Regional Waste Management 
Group to the operations carried out under the permit.  It states: 
 “This permit is issued to the Grampians Regional Waste Management Group.  It will 
cease to be of any force or effect if the Grampians Regional Waste Management 
Group or its successor or equivalent, as agreed to in writing by the Responsible 
Authority, ceases to be a tenant in respect of the whole parcel of land to which this 
permit applies”.  (Planning Permit STA/99/000015, Condition 1). 
This condition presents some legal questions that are outside the scope of this study, 
including: 

 whether the permit is valid because the Grampians Waste Management Group 
no longer exists; 

 whether the permit is valid because the Grampians Waste Management Group 
and its successor are no longer understood to be a ‘tenant’ of the land. 

Council is exploring these issues in consultation with relevant authorities such as 
DELWP.  It is generally accepted by Council, the operator and other authorities, that 
the current permit is outdated and needs to be superseded in some way.  In 2014, the 
operator lodged an application for a new/amended permit.  At this time, Council 
requested further information, however, Council is currently talking with the operator 
about withdrawing the 2014 application and lodging a fresh application to allow a more 
meaningful and relevant planning process to take place, in consultation with 
neighbouring landowners.   
On face value, this site is a potential candidate for the application of an overlay 
provision to identify and protect the operations of the landfill from encroachment, 
although it is not clear at this time whether this will ultimately be the most appropriate 
option for the site given its future role and context. For example, only two vacant lots 
exist in the Rural Living zone near the site where there would be a reasonable 
expectation from landowners that a dwelling could be constructed.  Furthermore, to 
date, dwellings appear to have been deliberately sited as far away from possible from 
the landfill, which suggests that the mere presence of the landfill has been a strong 
consideration for new residents when choosing a house location.   
A second option would be to rezone the site to a zone that would better reflect its use, 
such as the Special Use Zone.   This would have a number of advantages for all 
parties, including better identification of the use in planning scheme maps, and the 
ability to customise the zone to address site specific issues.               

Planning and operations context cont’d 

The Special Use Zone could also be used to give status to a development plan that 
would show the longer term development of the site.  This would have the advantage of 
revealing to neighbours what the future form of the site might be, and allowing the 
issues to be discussed through a strategic process.  For the operator, it could present 
the possibility of avoiding notice to neighbours of permit applications that are in 
accordance with the long-term vision for the site.  It would, however, require a high 
level of co-operation from the operator of the facility and a long-term vision to be 
established in order to be successful. 
The third option would be to rely upon new local policy provisions in the Planning 
Scheme.  This could discourage the use and development of dwellings on Farming 
zoned land in the area, and contain requirements for the siting of dwellings in the Rural 
Living Zone and other matters. 
It is not considered possible to identify the preferred course of action, or combination of 
actions at this time.  The actions should be determined in the context of further 
discussions with Council, the operator and relevant authorities about the future role of 
the site.  This process is likely require more accurate mapping of the buffers that apply 
to the facility, noting that the facility occupies only part of a large site. 

Assessment summary 

Existing level of encroachment  High 

Risk of future encroachment High 

Recommendations  

Zones Consider the potential for the site to be zoned 
Special Use Zone, in consultation with Council, 
the operator and relevant authorities 

Overlays Consider the potential for an overlay such as the 
Environmental Significance Overlay or Design 
and Development Overlay to be applied to land 
within 500 metres of the facility 

Other  Develop a local planning policy that addresses 
issues relating to the development of dwellings 
within 500 metres of the facility 
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Vacant lots  



 

 

Pyrenees 
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Analysis of LPPF 

The points below provide a summary of the elements of the LPPF that are considered to be 
most relevant to waste and resource recovery facilities and the land where these facilities 
are generally located: 

 Clause 21.06 contains strategy plans for each of the main townships, however, 
these appear to be old and outdated. 

 Waste and resource recovery facilities are not currently identified in the LPPF as a 
land use or in any other specific way.    

 There are no clauses in the MSS that deal specifically with industrial land use or 
infrastructure. 

The MSS underwent a policy-neutral restructure in December, 2016, through Amendment 
C41, which introduced a new LPPF.  Much of the MSS content, including framework plans 
for the townships, appear to have been in the planning scheme for a long period of time.  

Consultation outcomes 

Pyrenees Shire Council provided the following advice during the consultation phase of this 
project: 

 Council has commenced the preparation of the 'Pyrenees Futures' project, which 
will involve the preparation of settlement plans for each of the shire's nine 
townships.  According to Council's website, the final Township Framework Plans 
will lead to: 

- new township planning policies that will guide decisions on land rezoning, 
provide guidance to development applicants and inform Council's assessment 
of planning applications. 

- urban design guidelines that will focus on improving the look and function of 
town centres to make them even better places for people. 

Source:  http://www.pyrenees.vic.gov.au 

 Council is seeking to undertake a broad-scale amendment to the Planning Scheme 
that will seek to make a wide variety of amendments, including mapping anomalies 
and the Pyrenees Futures work.  This approach requires further discussion with 
DELWP.  A budget bid will be made for the amendment to be commenced in the 
18-19 financial year. 

 Council is not planning to carry out a separate planning scheme review project at 
this point in time.  

 Council keeps a list of mapping errors in the Planning Scheme. 

Assessment of LPPF 

Content Rating 

Identification of waste and resource recovery infrastructure in MSS text Low 

Identification of waste and resource recovery infrastructure in MSS maps Low 

Level of MSS protection (objectives, strategies, policies)    Low 

Relevance of local planning policies (Clause 22) Low 

Implementation  

Priority in context of region Low 

Estimated date for next planning scheme review TBA 

Summary of recommendations 

 Engage with Pyrenees Shire Council to make the following changes to the 
Pyrenees Planning Scheme: 

- amend the MSS to provide general recognition of waste and resource 
recovery facilities as forms of industry and to better identify and protect waste 
and resource recovery facilities; 

- amend the strategy plans in Clause 21.06 for Beaufort, Avoca, Landsborough 
and Snake Valley, to identify waste and resource recovery facilities and their 
buffers, as appropriate. 

- introduce a new local planning policy in Clause 22 to provide a policy 
framework for considering all applications on land within the relevant 
recommended separation distances to waste and resource recovery facilities, 
or other distances, as appropriate; 

- pursue the proposed changes to zones and overlays as per the site specific 
recommendations in this report. 

 



 

 GRAMPIANS CENTRAL WEST WRRG – PLANNING PROJECT            112 

Avoca Transfer Station 

Facility details  

Address 82 Russell Street, Avoca 

Municipality Pyrenees Shire Council 

Facility type Transfer station 

Materials accepted Domestic sources, Solid inert 

Facility owner Pyrenees Shire Council 

Land status and tenure Freehold land owned by Pyrenees Shire Council 

Planning provisions  

Zone Public Use Zone (PUZ1) 

Overlays Environmental Audit Overlay (EAO) 

Planning approval Existing use rights 

Separation distances 250m buffer to sensitive land uses as per EPA 1518.  Clause 52.10 Note 1.

Planning and operations context  

This site is located on the eastern fringe of Avoca.  The transfer station facility is surrounded by other public utility 
uses in the Public Use Zone, including water supply tanks and former landfill, which is identified by the EAO. The 
land to the west is vegetated land owned by the Education Department. The future of this land is unknown. There 
are dwellings in the GRZ within 250 metres of the site, including some vacant lots.   Any application for a dwelling 
in the Farming Zone to the west would require planning approval.  According to Council, no complaints or issues 
have arisen about the facility from nearby residents and further urban development in the area is unlikely due to 
servicing issues.  Council has advised that the facility has a long term future.  Figure 1 in Clause 21.06-2 (Avoca) 
identifies the site as a ‘public use’, with no supporting strategies.  There may be an opportunity to address this 
issue through the Pyrenees Futures project.  Council also owns land on the opposite side of Boundary Road that 
is used for green waste mulching (highlighted in green opposite).  This facility may also require protection. 

Assessment summary 

Existing level of encroachment  Medium 

Risk of future encroachment Low 

Recommendations  

Zones Rezone to Public Use Zone (PUZ6) 

Overlays No change 
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Beaufort Transfer Station 

Facility details  

Address 2 Tip Road, Beaufort  

Municipality Pyrenees Shire Council 

Facility type Transfer station 

Materials accepted Domestic sources, Solid inert 

Facility owner Pyrenees Shire Council 

Land status and tenure Crown land 

Planning provisions  

Zone Public Use Zone (PUZ1) 

Overlays Environmental Audit Overlay (EAO) 

Planning approval Existing use rights 

Separation distances 250m buffer to sensitive land uses as per EPA 1518.  Clause 52.10 Note 1.

Planning and operations context  

This site is located on the eastern edge of Beaufort.  The EAO on the adjacent parcel identifies a former landfill, 
which has recently been capped and is subject to leachate monitoring.  There is Low Density Residential zoned 
land to the south and approximately 200 metres to the north, including some vacant lots and several dwellings. 
According to Council, there have been no complaints or issues from these residents.  Central Highlands Water 
objected to a recent subdivision in Embling Street to south and required building envelopes to confine dwellings 
to areas at the greatest distance from the wastewater treatment plant. The site is constrained by the LSIO and 
area of Aboriginal Cultural Heritage Sensitivity associated with Yam Holes Creek. According to Council, the 
facility has a long term future and has recently been upgraded.  Clause 21.06-1 (Figure 2 - Beaufort strategy 
plan) contains strategies to protect a 300 metre buffer around the sewerage treatment plant, which also partially 
covers the site.  The plan also contains statements to discourage further urban expansion in the area. 

Assessment summary 

Existing level of encroachment  High 

Risk of future encroachment Medium 

Recommendations  

Zones Rezone to Public Use Zone (PUZ6) 

Overlays No change 
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Landsborough Transfer Station 

Facility details  

Address 2161 Ararat-St Arnaud Road, Landsborough 

Municipality Pyrenees Shire Council 

Facility type Transfer station 

Materials accepted Domestic sources, Solid inert 

Facility owner Pyrenees Shire Council 

Land status and tenure Crown land managed by Parks Victoria and operated by Council 

Planning provisions  

Zone Public Use Zone (PUZ6) 

Overlays Bushfire Management Overlay, Environmental Audit Overlay (EAO) – Part 

Planning approval Existing use rights 

Separation distances 250m buffer to sensitive land uses as per EPA 1518.  Clause 52.10 Note 1.

Planning and operations context  

This facility is located approximately 1.6 kilometres to the south west of Landsborough.  The EAO that applies to 
the land identifies a former landfill.   
The surrounding land is used for agriculture and grazing.  There are no dwellings or buildings within 250 metres 
of the site.  The surrounding land is zoned Farming, with a mix of lot sizes of less than and more than 40 
hectares.  The Restructure Overlay (RO4) applies to the Farming zoned land to the north and east.  The 
Restructure Plan requires the consolidation of multiple lots prior to approval for a dwelling.  The encroachment 
from dwellings in these areas is considered to be unlikely. 
From a strategic perspective, Clause 21.06-6 (Landsborough strategy plan) of the MSS includes the site in its 
plan coverage, but does not identify it in any way. According to Council, the future of the facility is under review.   

Assessment summary 

Existing level of encroachment  Low 

Risk of future encroachment Low 

Recommendations  

Zones No change 

Overlays No change 
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Snake Valley Transfer Station 

Facility details  

Address 298 Snake Valley-Mortchup Road, Snake Valley 3351 

Municipality Pyrenees Shire Council 

Facility type Transfer station 

Materials accepted Domestic sources, Solid inert 

Facility owner Pyrenees Shire Council 

Land status and tenure Reserve 

Planning provisions  

Zone Farming Zone (FZ) 

Overlays Bushfire Management Overlay (BMO) 

Planning approval Existing use rights 

Separation distances 250m buffer to sensitive land uses as per EPA 1518.  Clause 52.10 Note 1.

Planning and operations context  

The facility is located approximately 2.5 kilometres to the west of Snake Valley.  According to Council, it has a 
long term future and potential for expansion.  Old landfill cells are located in the north west corner of the site.  
Dwellings exist approximately 80 metres to the north east of the site boundary and approximately 250 metres to 
the south.  These have not caused any issues to date.  The Rural Living zoned land to the south has no further 
subdivision potential.  New dwellings in the RLZ would be somewhat restricted by the BMO.  Farming zoned land 
to the north, west and east has a minimum subdivision area and dwelling trigger of 80 hectares so a planning 
permit would be required for a dwelling on these lots.  The ‘Snake Valley Environs Strategy Plan’ in Clause 21.06-
11 (Snake Valley) includes the site in its coverage, but does not identify it in any way.  This clause gives strategic 
support for rural residential development on the south side of Mortchup-Snake Valley Road in recognition of the 
extensive rural living development that has taken place.   

Assessment summary 

Existing level of encroachment  Medium 

Risk of future encroachment Medium 

Recommendations  

Zones Rezone to Public Use Zone (PUZ6) 

Overlays No change 

 
 

 



 

 

West Wimmera 
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Analysis of LPPF 

The points below provide a summary of the elements of the LPPF that are considered to be 
most relevant to waste and resource recovery facilities and the land where these facilities 
are generally located: 

 Waste and resource recovery facilities are not currently identified in the LPPF as a 
land use or in any other specific way.    

 Clause 21.06-1 (Housing) contains a strategy to “avoid encroachment of 
residential/rural-residential subdivisions and rezoning on industry, including rural 
industry”. 

 Clause 21.06-3 (Industry) contains general strategies for the use and development 
of industry in the Shire, which aim to locate industry in existing and planned 
industrial estates. 

 Clause 21.09 (Infrastructure) describes the importance of infrastructure to the Shire 
and focuses on services.  There is no mention of waste or resource recovery 
facilities in the Clause.  

 Clause 21.10 (Local Areas) contains framework plans for the main towns in the 
Shire.   

Most of the MSS was updated in June 2013, when the MSS was re-formatted as a result of 
a planning scheme review (Amendment C30), and included new township framework plans.   

Consultation outcomes 

West Wimmera Shire Council provided the following advice during the consultation phase 
of this project: 

 Few, if any, planning related issues have arisen in relation to the waste facilities in 
the Shire. 

 Many old landfills were closed after the amalgamation of Councils in the late 1990s.  
These sites generally became transfer stations. 

 There are quite a few mapping anomalies that still exist in the Planning Scheme.  
Council keeps a list of sites with mapping anomalies for a fix up amendment. 

 Council has a small number of active strategic projects at any one time.  This work 
is usually done by consultants, when required. 

 A planning scheme review will be carried out this year by consultants. 

Assessment of LPPF 

Content Rating 

Identification of waste and resource recovery infrastructure in MSS text Low 

Identification of waste and resource recovery infrastructure in MSS maps Low 

Level of MSS protection (objectives, strategies, policies)    Low 

Relevance of local planning policies (Clause 22) Low 

Implementation  

Priority in context of region Low 

Estimated date for next planning scheme review 2017-18 

Summary of recommendations 

 Engage with West Wimmera Shire Council to make the following changes to the 
West Wimmera Planning Scheme: 

- amend the MSS to provide general recognition of waste and resource 
recovery facilities as forms of industry and to better identify and protect waste 
and resource recovery facilities; 

- amend the Edenhope Framework Plan in Clause 21.10 to identify the 
Edenhope Transfer Station and an appropriate buffer. 

- introduce a new local planning policy in Clause 22 to provide a policy 
framework for considering all applications on land within the relevant 
recommended separation distances to waste and resource recovery facilities; 

- pursue the proposed changes to zones and overlays as per the site specific 
recommendations in this report. 
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Apsley Transfer Station 

Facility details  

Address Apsley-Casterton Road, Apsley 3319 

Municipality West Wimmera Shire Council 

Facility type Transfer station 

Materials accepted Domestic sources, Solid inert 

Facility owner West Wimmera Shire Council 

Land status and tenure Crown land 

Planning provisions  

Zone Public Conservation and Resource Zone (PCRZ) 

Overlays Environmental Significance Overlay (ESO2) 
Bushfire Management Overlay (BMO) 

Planning approval Existing use rights 

Separation distances 250m buffer to sensitive land uses as per EPA 1518.  Clause 52.10 Note 1.

Planning and operations context  

This site is located approximately one kilometre to the south west of Apsley.  The site is located on crown land 
and is surrounded by crown land zoned Public Conservation and Resource Zone (PCRZ) in all directions.  There 
are no buildings or dwellings evident in the surrounding area. 
The land to the east comprises large lots in the Farming Zone without overlays.  No permit would be required to 
construct a dwelling on a number of the larger lots with areas of more than 80 hectares, however, the risk of this 
occurring is considered to be minimal. 
The ESO2 protects Red-tailed Black Cockatoo habitat.  No buildings and works approvals are required under the 
overlay but a permit is required for vegetation removal.  According to Council, this facility has a long term future. 

Assessment summary 

Existing level of encroachment  Low 

Risk of future encroachment Low 

Recommendations  

Zones Discuss the potential to rezone to Public Use Zone (PUZ6) with DELWP 

Overlays No change 
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Chetwynd Transfer Station 

Facility details  

Address Cemetery Track, Chetwynd 3312 

Municipality West Wimmera Shire Council 

Facility type Transfer station 

Materials accepted Domestic sources, Solid inert 

Facility owner West Wimmera Shire Council 

Land status and tenure Crown land 

Planning provisions  

Zone Farming Zone (FZ) 

Overlays Environmental Significance Overlay (ESO2) 
Bushfire Management Overlay (BMO) 

Planning approval Existing use rights 

Separation distances 250m buffer to sensitive land uses as per EPA 1518.  Clause 52.10 Note 1.

Planning and operations context  

This site is located approximately three kilometres to the west of Chetwynd.   The site is surrounded by 
vegetated land and there are no buildings or dwellings in the immediate area.  Tree plantations exist to the 
south of the site. 
The surrounding land generally comprises large lots in the Farming Zone without overlays.  No permit would be 
required to construct a dwelling on the largest lots, however, the risk of this occurring is considered to be 
minimal 
The ESO2 protects Red-tailed Black Cockatoo habitat.  No buildings and works approvals are required under 
the overlay but a permit is required for vegetation removal.   

Assessment summary 

Existing level of encroachment  Low 

Risk of future encroachment Low 

Recommendations  

Zones Discuss the potential to rezone to Public Use Zone (PUZ6) with DELWP 

Overlays No change 
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Dergholm Transfer Station 

Facility details  

Address Dergholm-Chetwynd Road, Dergholm 3312 

Municipality West Wimmera Shire Council 

Facility type Transfer station 

Materials accepted Domestic sources, Solid inert 

Facility owner West Wimmera Shire Council 

Land status and tenure Crown land 

Planning provisions  

Zone Rural Living Zone (RLZ) 

Overlays Environmental Significance Overlay (ESO2) 
Bushfire Management Overlay (BMO) 

Planning approval Existing use rights 

Separation distances 250m buffer to sensitive land uses as per EPA 1518.  Clause 52.10 Note 1.

Planning and operations context  

This site is located on the eastern edge of Dergholm.  According to Council, the future of this facility is under 
review.  The site contains an old landfill. 
There are 8-10 dwellings in the Township Zone (TZ) within 250 metres of the facility and several vacant lots. The 
nearest dwelling is approximately 130 metres to the west.  No issues have arisen in the past from these 
dwellings. 
Land in other directions comprises lots less than 8 hectares in size in the Rural Living Zone (RLZ).  A permit 
would be required to construct dwellings on these lots.   
The risk of new dwellings in the surrounding area is considered to be relatively minimal. 

Assessment summary 

Existing level of encroachment  High 

Risk of future encroachment Medium 

Recommendations  

Zones Discuss the potential to rezone to Public Use Zone (PUZ6) with DELWP 

Overlays No change 
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Edenhope Transfer Station 

Facility details  

Address 70 Moss Street, Edenhope 331 

Municipality West Wimmera Shire Council 

Facility type Transfer station 

Materials accepted Domestic sources, Solid inert 

Facility owner West Wimmera Shire Council 

Land status and tenure Crown land 

Planning provisions  

Zone Township Zone (TZ) 

Overlays None 

Planning approval Existing use rights 

Separation distances 250m buffer to sensitive land uses as per EPA 1518.  Clause 52.10 Note 1.

Planning and operations context  

This site is located at the south western edge of Edenhope.  The facility appears to straddle two areas of crown 
land. According to Council, the facility has a long term future. 
The site is surrounded by recreation uses such as s golf course to north and a football oval to the east. The 
closest residential uses appear to be approximately 400 metres to east on Abikair Street. 
The land to the south comprises a lot of less than 80 hectares in the Farming Zone.  A permit would be required 
to construct a dwelling on this lot.  The risk of new dwellings in this area is considered to be relatively low. 
The site is included in the area that is covered by the Edenhope Framework Plan in Clause 21.10, although it is 
not identified in the Plan in any way. 

Assessment summary 

Existing level of encroachment  Low 

Risk of future encroachment Low 

Recommendations  

Zones Discuss the potential to rezone to Public Use Zone (PUZ6) with DELWP 

Overlays No change 
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Goroke Transfer Station 

Facility details  

Address Kiely Street, Goroke, 3412 

Municipality West Wimmera Shire Council 

Facility type Transfer station 

Materials accepted Domestic sources, Solid inert 

Facility owner West Wimmera Shire Council 

Land status and tenure Crown land 

Planning provisions  

Zone Public Conservation and Resource Zone (PCRZ) 

Overlays Environmental Significance Overlay (ESO2) 

Planning approval Existing use rights 

Separation distances 250m buffer to sensitive land uses as per EPA 1518.  Clause 52.10 Note 1.

Planning and operations context  

This site is located approximately two kilometres to the north of Goroke.  The site contains a former landfill. 
The land to the south comprises a mix of lots in the Farming Zone.  The risk of dwellings being constructed on 
these lots is considered to be minimal. 
According to Council, the facility has a long term future.   

Assessment summary 

Existing level of encroachment  Low 

Risk of future encroachment Low 

Recommendations  

Zones Discuss the potential to rezone to Public Use Zone (PUZ6) with DELWP 

Overlays No change 
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Harrow Transfer Station 

Facility details  

Address Nhill-Harrow Road Harrow 3317 

Municipality West Wimmera Shire Council 

Facility type Transfer station 

Materials accepted Domestic sources, Solid inert 

Facility owner West Wimmera Shire Council 

Land status and tenure Crown land 

Planning provisions  

Zone Public Conservation and Resource Zone (PCRZ) 

Overlays Environmental Significance Overlay (ESO2) 
Bushfire Management Overlay (BMO) 

Planning approval Existing use rights 

Separation distances 250m buffer to sensitive land uses as per EPA 1518.  Clause 52.10 Note 1.

Planning and operations context  

This site is located approximately three kilometres to the north of Harrow.  It contains a former landfill. 
The site is surrounded by vegetated crown land, with some Farming zoned land further to the north.  There are 
currently no buildings or dwellings in the vicinity of the site. 
It appears as if the facility encroaches onto adjoining land that is zoned SUZ2 and is used as a golf course.  This 
requires further investigation. 

Assessment summary 

Existing level of encroachment  Low 

Risk of future encroachment Low 

Recommendations  

Zones Discuss the potential to rezone to Public Use Zone (PUZ6) with DELWP 

Overlays No change 
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Kaniva Transfer Station 

Facility details  

Address South Lillimur Road, Kaniva 3419 

Municipality West Wimmera Shire Council 

Facility type Transfer station 

Materials accepted Domestic sources, Solid inert 

Facility owner West Wimmera Shire Council 

Land status and tenure Crown land 

Planning provisions  

Zone Farming Zone (FZ) 

Overlays Environmental Significance Overlay (ESO2)) 

Planning approval Existing use rights 

Separation distances 250m buffer to sensitive land uses as per EPA 1518.  Clause 52.10 Note 1.

Planning and operations context  

This site is located approximately 500 metres to the south west of Kaniva.  The site contains a former landfill, 
which is located to the north of the transfer station. 
The surrounding land generally comprises a range of lot sizes, some of them greater than 80 hectares.  No 
permit would be required to construct a dwelling on these larger lots, however, the risk of this occurring is 
considered to be minimal.  Kaniva Racecourse lies to the north.    
According to Council, the site has a long term future. 

Assessment summary 

Existing level of encroachment  Low 

Risk of future encroachment Low 

Recommendations  

Zones Discuss the potential to rezone to Public Use Zone (PUZ6) with DELWP 

Overlays No change 

 
 

 



 

 

Yarriambiack 
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Analysis of LPPF 

The points below provide a summary of the elements of the LPPF that are considered to be 
most relevant to waste and resource recovery facilities and the land where these facilities 
are generally located: 

 Waste and resource recovery facilities are not currently identified in the LPPF as a 
land use or in any other specific way.    

 There is no mention of waste facilities in 21.08-7 (Industry) or Clause 21.08-10 
(Infrastructure) or Clause 22.04 (Infrastructure). 

 Clause 22.05 (Industry), which contains policies for industrial use and development, 
does not attempt to protect land from the encroachment of sensitive uses or protect 
buffers in any way.  

The MSS does not appear to have been updated since the new format planning scheme 
was introduced in 1999. 

Consultation outcomes 

Yarriambiack Shire Council provided the following advice during the consultation phase of 
this project: 

 Generally, few issues have arisen in relation to the use of most waste facilities in 
the Shire. 

 Areas from Warracknabeal to the north are unlikely to experience any development 
pressure in the future.   

 Rupanyup and Murtoa are attracting some residents who are looking for lifestyle 
properties within commuting distance to Horsham. 

 A full review of the Planning Scheme is underway and will be prepared in house by 
Council.  This review will aim to: 

- improve scheme structure; 

- remove non planning related content; 

- provide a shorter MSS; 

- relocate key policies such as policies for agricultural land to the MSS. 

 It is expected that the amendment to implement the planning scheme review will 
take 12-18 months.  It is unclear as to whether this amendment will be 20(4) 
amendment. 

 Structure plans for Rupanyup and Murtoa were prepared in the early 2000s.  
Residential and industrial strategies were also prepared for Warracknabeal at this 
time.  These strategies are not currently referred to in the Planning Scheme.  The 
plans will be incorporated into the new scheme in some way, but may not be shown 
visually.  The current township boundaries are expected to stay the same.  

 The Environmental Significance Overlay (ESO3), which applies to water channels, 
will be removed and a planning scheme amendment is with the Minister for 
Planning awaiting approval. 

Assessment of LPPF 

Content Rating 

Identification of waste and resource recovery infrastructure in MSS text Low 

Identification of waste and resource recovery infrastructure in MSS maps Low 

Level of MSS protection (objectives, strategies, policies)    Low 

Relevance of local planning policies (Clause 22) Low 

Implementation  

Priority in context of region Low 

Estimated date for next planning scheme review 2018-19 

Summary of recommendations 

 Engage with Yarriambiack Shire Council to make the following changes to 
Yarriambiack Planning Scheme: 

- amend the MSS to provide general recognition of waste and resource 
recovery facilities as forms of industry and to better identify and protect waste 
and resource recovery facilities; 

- introduce a new local planning policy in Clause 22 to provide a policy 
framework for considering all applications on land within the relevant 
recommended separation distances to waste and resource recovery facilities; 

- pursue the proposed changes to zones and overlays as per the site specific 
recommendations in this report. 
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Beulah Transfer Station and Resource Recovery Centre 

Facility details  

Address 28 Beulah Tip Road, Beulah  

Municipality Yarriambiack Shire Council 

Facility type Transfer station 

Materials accepted Domestic sources, Solid inert 

Facility owner Yarriambiack Shire Council 

Land status and tenure Crown land 

Planning provisions  

Zone Public Conservation and Resource Zone (PCRZ) 

Overlays None 

Planning approval Existing use rights 

Separation distances 250m buffer to sensitive land uses as per EPA 1518.  Clause 52.10 Note 1.

Planning and operations context  

This site is located approximately 1.6 kilometres to the east of Beulah.  The site contains a former landfill. The 
facility has drum muster and steel collection. 
The surrounding land comprises lots of 40+ hectares in the Farming Zone without overlays.  No permit would be 
required to construct a dwelling on these lots under the Planning Scheme, however, the risk is considered to be 
minimal. 
According to Council, the facility has a long term future. 

Assessment summary 

Existing level of encroachment  Low 

Risk of future encroachment Low 

Recommendations  

Zones Discuss the potential to rezone to Public Use Zone (PUZ6) with DELWP 

Overlays No change 
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Hopetoun Transfer Station and Resource Recovery Centre 

Facility details  

Address 8 Tip Road, Hopetoun  

Municipality Yarriambiack Shire Council 

Facility type Transfer station 

Materials accepted Domestic sources, Solid inert 

Facility owner Yarriambiack Shire Council 

Land status and tenure Crown land 

Planning provisions  

Zone Farming Zone (FZ) 

Overlays None 

Planning approval Existing use rights 

Separation distances 250m buffer to sensitive land uses as per EPA 1518.  Clause 52.10 Note 1.

Planning and operations context  

This site is located approximately 1.5 kilometres to the north of Hopetoun.   The site contains a former landfill. 
The surrounding land comprises lots of 40+ hectares in the Farming Zone without overlays.  No permit would be 
required to construct a dwelling on these lots under the Planning Scheme, however, the risk is considered to be 
minimal. 
The Hopetoun Airfield is located to the south east of the site.  This has not caused any past issues for the facility.
According to Council, the transfer station facility has a long term future. 

Assessment summary 

Existing level of encroachment  Low 

Risk of future encroachment Low 

Recommendations  

Zones Rezone to PUZ6 if supported by DELWP 

Overlays No change 
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Minyip Transfer Station and Resource Recovery Centre 

Facility details  

Address Rupanyup-Boolite Road, Minyip  (Council address 33 Minyip-Rich Avon 
Road, Minyip) 

Municipality Yarriambiack Shire Council 

Facility type Transfer station 

Materials accepted Domestic sources, Solid inert 

Facility owner Yarriambiack Shire Council 

Land status and tenure Freehold land owned by Yarriambiack Shire Council 

Planning provisions  

Zone Farming Zone (FZ) 

Overlays None 

Planning approval Existing use rights 

Separation distances 250m buffer to sensitive land uses as per EPA 1518.  Clause 52.10 Note 1.

Planning and operations context  

This site is located approximately three kilometres to the east of Minyip.  The site contains a former landfill that is 
located on the north side of Minyip-Rich Avon Road. 
Most of the surrounding land comprises lots of 40+ hectares in the Farming Zone without overlays.  No permit 
would be required to construct a dwelling on these lots under the Planning Scheme, however, the risk is 
considered to be minimal.  
According to Council, the transfer station facility has a long term future. 

Assessment summary 

Existing level of encroachment  Low 

Risk of future encroachment Low 

Recommendations  

Zones Rezone to PUZ6 

Overlays No change 
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Murtoa Transfer Station and Resource Recovery Centre 

Facility details  

Address 1281 Wimmera Highway, Murtoa 

Municipality Yarriambiack Shire Council 

Facility type Transfer station 

Materials accepted Domestic sources, Solid inert 

Facility owner Yarriambiack Shire Council 

Land status and tenure Crown land 

Planning provisions  

Zone Public Conservation and Resource Zone (PCRZ) 

Overlays Environmental Significance Overlay (ESO3) 

Planning approval Existing use rights 

Separation distances 250m buffer to sensitive land uses as per EPA 1518.  Clause 52.10 Note 1 

Planning and operations context  

This site is located approximately 1.5 kilometres to the east of Murtoa.  The facility is used for the disposal of steel 
and concrete.  The site contains an old landfill, which is understood to have been located on the southern part of 
the site. 
The surrounding land comprises lots of 40+ hectares in the Farming Zone without overlays.  No permit would be 
required to construct a dwelling on these lots under the Planning Scheme, however, the risk is considered to be 
minimal. 
According to Council, the facility has a long term future. 

Assessment summary 

Existing level of encroachment  Low 

Risk of future encroachment Low 

Recommendations  

Zones Discuss the potential to rezone to Public Use Zone (PUZ6) with DELWP 

Overlays No change.  ESO3 is in the process of being removed. 
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Patchewollock Landfill and Resource Recovery Centre 

Facility details  

Address 38 Patchewollock Tip Road Patchewollock 

Municipality Yarriambiack Shire Council 

Facility type Landfill (unlicensed) 

Materials accepted Domestic sources, Solid inert 

Facility owner Yarriambiack Shire Council 

Land status and tenure Freehold land owned by Yarriambiack Shire Council 

Planning provisions  

Zone Farming Zone (FZ) 

Overlays None 

Planning approval Existing use rights 

Separation distances 500m to sensitive land uses in EPA 788.3. Note 1 in Clause 52.10. 

Planning and operations context  

This site is located approximately 1.6 kilometres to the north east of Patchewollock.  The facility receives very 
little waste.  According to Council, the future facility is under ongoing review.  The site could provide an alternative 
to the Tempy/Speed landfill when this is full. 
Most of the surrounding land is zoned Farming and comprises lots of less than 40 hectares in size.  A permit 
would be required to construct a dwelling on these lots under the Planning Scheme.  The risk of new dwellings in 
the area is considered to be low. 

Assessment summary 

Existing level of encroachment  Low 

Risk of future encroachment Low 

Recommendations  

Zones Rezone to PUZ6 

Overlays No change 
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Rupanyup Transfer Station and Resource Recovery Centre 

Facility details  

Address 32 Ballantines Road, Rupanyup 3388 (Part) 

Municipality Yarriambiack Shire Council 

Facility type Transfer station 

Materials accepted Domestic sources, Solid inert 

Facility owner Yarriambiack Shire Council 

Land status and tenure Crown land 

Planning provisions  

Zone Farming Zone 

Overlays None apply to facility, however, ESO3 applies to the broader parcel of land 

Planning approval Existing use rights 

Separation distances 250m buffer to sensitive land uses as per EPA 1518.  Clause 52.10 Note 1 

Planning and operations context  

This site is located approximately 1.2 kilometres to the north east of Rupanyup. 
The land to the north of the site is agricultural land in the Farming Zone.  Rupanyup Golf Course is located to the 
south east.  The risk of new dwellings in the area is considered to be low. 
The transfer station site forms part of a large parcel of crown land.  This could present difficulties for the 
application of zones and overlays, as these are unlikely to coincide with property boundaries.  The site is located 
in an area of Aboriginal Cultural Heritage Sensitivity, which could present challenges for any site expansion. 
According to Council, the facility has a long term future. An old landfill is located to the north east of the site.   

Assessment summary 

Existing level of encroachment  Low 

Risk of future encroachment Low 

Recommendations  

Zones Engage with DELWP to discuss need for revised zones. 

Overlays No change 
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Speed/Tempy Landfill and Resource Recovery Centre 

Facility details  

Address 3270 Sunraysia Highway, Tempy 

Municipality Yarriambiack Shire Council 

Facility type Landfill 

Materials accepted Domestic sources, Solid inert 

Facility owner Yarriambiack Shire Council 

Land status and tenure Crown land 

Planning provisions  

Zone Farming Zone (FZ) 

Overlays Environmental Significance Overlay (ESO2) - Part 

Planning approval Existing use rights. 

Separation distances 500m to sensitive land uses in EPA 788.3. Note 1 in Clause 52.10. 

Planning and operations context  

This site is located 1.2 kilometres to the south of Tempy.  The facility is expected to close in the coming years. 
A dwelling is located 440 metres to north east.  Most of the surrounding land is zoned Farming and comprises 
lots of less than 40 hectares in size.  A permit would be required to construct a dwelling on these lots under the 
Planning Scheme.  The risk of new dwellings in the area is considered to be low. 

Assessment summary 

Existing level of encroachment  Low 

Risk of future encroachment Low 

Recommendations  

Zones Rezone to PUZ6 if the use is ongoing.  If the facility is closed, apply the 
EAO. 

Overlays No change 
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Warracknabeal Landfill and Resource Recovery Centre 

Facility details  

Address 108 Tip Road Warracknabeal 

Municipality Yarriambiack Shire Council 

Facility type Landfill and resource recovery 

Materials accepted Domestic sources, Solid inert 

Facility owner Yarriambiack Shire Council 

Land status and tenure Freehold land owned by Yarriambiack Shire Council 

Planning provisions  

Zone Farming Zone (FZ) 

Overlays None 

Planning approval Existing use rights 

Separation distances 500m to sensitive land uses in EPA 788.3. Note 1 in Clause 52.10. 

Planning and operations context  

This site is located approximately 1.6 kilometres to the north east of Warracknabeal. The landfill is expected to 
close by 2020, and will remain as a transfer station. 
There is an old above ground landfill is located on the northern part of the site.  Active cells are in the south. 
There is also an old landfill located on land on the north side of Tarrant/Golf Links Road, to the south.  There is a 
rifle range on crown land to the south. 
Two dwellings are located 400-500 metres to the south of the site in the Farming Zone caused by the facilities in 
the past. 
The site is located near Cannings Channel, an open drainage line that runs into Yarriambiack Creek to the north.

Assessment summary 

Existing level of encroachment  Medium 

Risk of future encroachment Low 

Recommendations  

Zones Rezone to PUZ6 if use is ongoing.  If the facility is closed, apply the EAO. 

Overlays No change 
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Woomelang Transfer Station and Resource Recovery Centre 

Facility details  

Address 121 Church Street Woomelang 

Municipality Yarriambiack Shire Council 

Facility type Transfer station 

Materials accepted Domestic sources, Solid inert 

Facility owner Yarriambiack Shire Council 

Land status and tenure Freehold land owned by Yarriambiack Shire Council 

Planning provisions  

Zone Farming Zone (FZ) 

Overlays None 

Planning approval Existing use rights 

Separation distances 250m buffer to sensitive land uses as per EPA 1518.  Clause 52.10 Note 1 

Planning and operations context  

This site is located approximately 1.2 kilometres to the south of Woomelang.  The site appears to partly encroach 
upon a road reserve. 
Most of the surrounding land comprises lots of 40+ hectares in the Farming Zone without overlays.  No permit 
would be required to construct a dwelling on these lots under the Planning Scheme, however, the risk is 
considered to be minimal 
According to Council, the facility has a long term future. 

Assessment summary 

Existing level of encroachment  Low 

Risk of future encroachment Low 

Recommendations  

Zones Rezone to PUZ6 

Overlays No change 
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Yaapeet Landfill and Resource Recovery Centre 

Facility details  

Address 599 Rainbow-Yaapeet Road, Yaapeet 3424 

Municipality Yarriambiack Shire Council 

Facility type Landfill 

Materials accepted Domestic sources, Solid inert 

Facility owner Yarriambiack Shire Council 

Land status and tenure Crown land 

Planning provisions  

Zone Public Use Zone (PUZ1) 

Overlays None 

Planning approval Existing use rights 

Separation distances 500m to sensitive land uses in EPA 788.3. Note 1 in Clause 52.10. 

Planning and operations context  

This site is located approximately 1.2 kilometres to the south west of Yaapeet.   
The surrounding land is used for agricultural purposes.  There is a dwelling and farm complex located 
approximately 220 metres to the south east. There have been no amenity related issues associated with facility. 
The surrounding land comprises lots of 40+ hectares in the Farming Zone without overlays.  No permit would be 
required to construct a dwelling on these lots under the Planning Scheme, however, the risk is considered to be 
minimal. 
According to Council, the facility has a long term future. 

Assessment summary 

Existing level of encroachment  Low 

Risk of future encroachment Low 

Recommendations  

Zones Rezone to PUZ6 

Overlays No change 
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 TERMS AND DEFINITIONS 

The table below provides a list of commonly used terms in the waste industry, many of 
which are used in this report.   The table has been compiled based on a list of terms and 
definitions in the draft Loddon Mallee Waste and Resource Recovery Implementation Plan 
(2016). 

There are many terms that are specific to the waste industry, not all of which are listed in 
the table.  This table focuses on terms that relate to types of waste and facilities that are 
likely to assist land use planners. 

 

Term Explanation 

Landfill BPEM Best Practice Environmental Management (Siting, 
Design, Operation and Rehabilitation of Landfills) 2015. 

Separation distance Separation distances, or buffer zones, aim to minimise 
the offsite impacts of sensitive land uses arising from 
unintended, industry generated odour and dust 
emissions.  
A separation distance or buffer zone is an area of land 
outside the operating area of a facility that is set aside to 
maintain an adequate distance between the facility and 
sensitive land uses (such as residential development) so 
those uses are not adversely affected by noise, odour or 
dust. The land may or may not be owned by the facility 
owner. 

Contaminated soil (Category 
C) 

Refer to prescribed waste and prescribed industrial 
waste (PIW).. 
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Term Explanation 

Commercial and industrial (C 
and I) waste 

Solid inert waste generated from trade, commercial and 
industrial activities including the government sector. It 
includes waste from offices, manufacturing, factories, 
schools, universities, state and government operations 
and small to medium enterprises e.g. food waste. 

Composting The process whereby organic materials are 
microbiologically transformed under controlled aerobic 
conditions to create a pasteurised and stabilised organic 
product for application to land. 

Construction and demolition (C 
and D) waste 

Solid inert waste generated from residential and 
commercial construction and demolition activities e.g. 
bricks and concrete. 

Hard waste The term applied to household garbage that is not 
usually accepted in kerbside garbage bins by local 
councils e.g. old fridges and mattresses. 

Landfill Discharge or deposit of solid wastes onto land that 
cannot be practically removed from the waste stream. 

Leachate Contaminated water that has percolated through or 
drained from a landfill. 

Materials recovery facility 
(MRF) / Transfer Station 

A centre for the receipt, sorting and transfer of materials 
recovered from the waste stream prior to transport to 
another facility for recovery and management. At a MRF 
materials may undergo mechanical treatment for sorting 
by characteristics such as weight, size, magnetism and 
optical density and may include cleaning and 
compression. Materials may be received as mixed 
streams such as commingled recyclables from 
households and businesses or single streams such as 
metals. 

Term Explanation 

Municipal solid waste (MSW) Solid waste generated from municipal and residential 
activities, and including waste collected by, or on behalf 
of, a municipal council. In this document, MSW does not 
refer to waste delivered to municipal disposal sites by 
commercial operators or waste from municipal 
demolition projects. 

Prescribed waste and 
prescribed industrial waste 
(PIW) 

These wastes are defined in the Environment Protection 
(Industrial Waste Resource) Regulations 2009. EPA 
closely regulates these wastes because of their potential 
adverse impacts on human health and the environment. 
Prescribed wastes carry special handling, storage, 
transport and often licensing requirements, and attract 
substantially higher disposal levies than non-prescribed 
solid wastes. Also known as hazardous waste. 

Processing facilities Facilities which either receive materials directly from 
collection systems or from recovery facilities for further 
sorting and/or processing to provide material for use in 
the generation of new products. 

Putrescible waste Waste that readily decomposes, including food waste 
and organic waste from gardens. 

Recover / recovery / resource 
recovery 

The process of recovering resources from waste for 
reuse or reprocessing.  This includes collection, sorting 
and aggregation of materials. 

Recycle/Recyclables/Recycling To convert waste into a reusable material.  
In common practice the term is used to cover a wide 
range of activities, including collection, sorting, 
reprocessing and reuse. 

Reprocess / reprocessing To put a material that has been used through an 
industrial process to change it so that it can be used 
again. 
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Term Explanation 

Reprocessor / reprocessing 
facility / reprocessing 
infrastructure 

Facility that uses an industrial process to change the 
physical structure and properties of a waste material so 
it can be used again.  
This can include facilities that dismantle products, such 
as tyres, e-waste and mattresses, and energy from 
waste and resource recovery facilities that use materials 
to generate energy. 

Resale centre / shop A centre/shop that enables the sale and subsequent 
reuse of good quality, saleable products and materials 
that were disposed of by their previous owner. 

Resource recovery 
infrastructure 

Facility that receives and manages materials to enable 
them to be reused or reprocessed.  
This includes drop off points, resale centres, resource 
recovery centres, transfer stations and materials 
recovery facilities. 

Solid industrial waste (SIW) Solid waste generated from commercial, industrial or 
trade activities, including waste from factories, offices, 
schools, universities, state and federal government 
operations and commercial construction and demolition 
work. Excludes MSW, wastes that are prescribed under 
the Environment Protection Act 1970 and quarantine 
wastes. 

Solid inert waste is hard waste 
that has a negligible activity or 
effect on the environment. The 
waste may be either a 
municipal or industrial waste. 

Solid inert waste is hard waste that has a negligible 
activity or effect on the environment. The waste may be 
either a municipal or industrial waste. 

Non-hazardous, non-
prescribed, solid waste 
materials, ranging from 
municipal garbage to industrial 
waste. 

Non-hazardous, non-prescribed, solid waste materials, 
ranging from municipal garbage to industrial waste. 

Term Explanation 

Waste Any discarded, rejected, unwanted, surplus or 
abandoned matter, including where intended for 
recycling, reprocessing, recovery, purification or sale.  
Anything that is no longer valued by its owner for use or 
sale and which is, or will be, discarded. In this 
document, the term ‘solid waste’ refers to non-
hazardous, non-prescribed, solid waste materials 
ranging from municipal garbage to industrial waste. 

Source:  Loddon Mallee WRRG, 2016 
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