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1 Introduction 

Grey Town Planning has prepared this report on behalf of Mountain View Pty Ltd who are seeking a 

planning permit for the construction of buildings and works on land at 1234-Maryborough-Sy Arnaud 

Road, Wareek. The planning unit is confined to a single title of land which is formally described as Crown 

Allotment 18 Section A, Parish of Rathscar (the Subject Land).  

The Subject Land is within the Rural Conservation Zone and is partially affected by the Salinity 

Management Overlay and the Erosion Management Overlay  

Planning approval is sought for the construction of buildings and works associated with the ongoing use of 

the land for agriculture, in particular grazing animal production, within the Rural Conservation Zone. 

 

 

2 Subject Land and Context 

The Subject Land is located on the north side of Maryborough-St Arnaud Road and the west side of 

Douglass Road in Wareek. The land is located approximately 12km north-west-west of Maryborough near 

the edge of the Central Goldfields Shire municipal area. The municipal boundary shared with the Pyrenees 

Shire Council is located along the centreline of part of Maryborough-St Arnaud Road as it abuts the 

Subject Land. 

 

Locality Plan 
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The Subject Land is contained on a single certificate of title being Volume 10646 Folio 014, Crown 

Allotment 18 Section A, Parish of Rathscar. The title comprises approximately 71 hectares of land that is 

slightly irregular in shape. The buildings and works are confined to an area of approximately 5 hectares in 

its southern and western parts. 

 

Aerial Photograph of the Subject Land outlined red and its Surrounds (Does not represent existing conditions) 

 

The construction of buildings and works are undertaken on the land to support its historical and existing 

use for sheep grazing. There are some isolated remnant canopy trees located sparsely throughout the 

Subject Land. A waterway begins within the Subject Land at the overflow of a dam and exits at the western 

side of Douglass Road.  

The land is currently improved by agricultural infrastructure including a 2,000sqm storage shed, sheep 

handling facilities, grain storage silos, a weighbridge, a storage container, water storage dams, vehicle 

accessways and erosion management drains. 

Vehicular access to the public road network is achieved via a constructed crossover on Maryborough-St 

Arnaud Road which connects to the two-way sealed carriageway. This is a straight section of Maryborough-

St Arnaud Road where the speed limit is 100kmph. 

Surrounding land is used and developed in the wider context for agriculture in particular cropping and 

sheep grazing. Landholdings where these uses take place are in most cases greater than 100 hectares in 

area supporting commercial enterprises.  

Buildings, including a dwelling, associated with the wider agricultural landholding is located to the east of 

the Subject Land. There is a small cluster of lifestyle dwellings on small landholdings further east of 

Douglass Road and located within the Farming Zone of the Central Goldfields Planning Scheme  
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The Subject Land and adjoining agricultural land to the north and west is within the Rural Conservation 

Zone (RCZ) of the Central Goldfields Planning Scheme . Land adjoining the Subject Land to the east and 

south is within the Farming Zone (FZ) of the Central Goldfields and Pyrenees Planning Schemes.  

 
Map of Zoning in the Locality  

 

The north-western corner of the Subject Land, where ground is higher and steeper,  is affected by the 

Erosion Management Overlay (EMO) and the Salinity Management Overlay (SMO) of the Central 

Goldfields Planning Scheme. 

 
Map showing the extent of the EMO (light brown) and SMO (dark brown) across the Subject Land 

 

The land is at the edge of the Loddon River (Laanecoorie) Special Water Catchment Area. The subject land 

does not include any Area of Cultural Heritage Sensitivity as defined by the Aboriginal Heritage 

Regulations 2018.  
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3 Proposal 

A planning permit is sought for the construction of buildings and works in the Rural Conservation Zone. 

The buildings and works have been undertaken in association with the existing agricultural use of the 

Subject Land. All buildings and works on the Subject Land are located outside of the extents of the Salinity 

Management Overlay and Erosion Management Overlay. 

The buildings and works for which permission is sought have been constructed over time in conjunction 

with an existing agricultural shed constructed with the benefit of permission granted under Planning Permit 

D159/21 issued on 4 February 2022. Given this building has the benefit of this existing permission, 

approval is not sought for its construction through this application.  

Other existing works on the Subject Land for which permission is not sought through this application 

includes the construction of the existing dams and drainage works which pre-date the occupation of the 

land by the existing owner. The construction of any works undertaken to the existing formed access tracks 

(unsealed) within the site represent routine repairs and maintenance and as such a planning permit is not 

required. 

 

Specifically a planning permit is sought for the construction of the following buildings and works on the 

Subject Land: 

> The construction of grain storage silos 

> The construction of a weighbridge (located within 100 metres of a Transport Zone) 

> The construction of an open sided storage shed. 

> The construction of a fixed shipping container and concrete washdown area. 

> The construction of a gravel access/driveway between Maryborough-St Arnaud Road and the 
existing buildings on the Subject Land. 

> The construction of drainage channels and drainage pipes. 

> The construction of structures to provide for the enclosure of sheep during times of emergency, 
seasonal and supplementary feeding, for weaning and for other husbandry purposes including 
times of sickness. 

> The construction of water troughs and sheep feeding infrastructure. 
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4 Planning Controls 

4.1 Rural Conservation Zone 

The site is within the Rural Conservation Zone of the Central Goldfields Planning Scheme. 

 

Map showing the zoning of the site and its surrounds 

 

4.1.1 Purpose and Conservation Values 

The purpose of the Rural Conservation Zone is as follows: 

> To implement the Municipal Planning Strategy and the Planning Policy Framework. 

> To conserve the values specified in a schedule to this zone. 

> To protect and enhance the natural environment and natural processes for their historic, 
archaeological and scientific interest, landscape, faunal habitat and cultural values. 

> To protect and enhance natural resources and the biodiversity of the area. 

> To encourage development and use of land which is consistent with sustainable land management 
and land capability practices, and which takes into account the conservation values and 
environmental sensitivity of the locality. 

> To provide for agricultural use consistent with the conservation of environmental and landscape 
values of the area. 

> To conserve and enhance the cultural significance and character of open rural and scenic non-urban 
landscapes. 
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The protection and enhancement of the natural 

environment of the area, including the retention of 

vegetation and faunal habitats and the need to 

revegetate land including riparian buffers along 

waterways, gullies, ridgelines, property boundaries and 

saline discharge and recharge areas. 

The development has not impacted any 

native vegetation and the buildings and 

works are located greater than 100 metres 

from a watercourse. 

How the use and development relates to sustainable 

land management and the need to prepare an 

integrated land management plan which addresses the 

protection and enhancement of native vegetation and 

waterways, stabilisation of soil and pest plant and animal 

control. 

N/A as the use of the land is not changing. 

The location of on-site effluent disposal areas to 

minimise the impact of nutrient loads on waterways and 

native vegetation. 

N/A 

Whether the dwelling will result in the loss or 

fragmentation of productive agricultural land. 

N/A 

Whether the dwelling will be adversely affected by 

agricultural activities on adjacent and nearby land due to 

dust, noise, odour, use of chemicals and farm machinery, 

traffic and hours of operation. 

N/A 

Whether the dwelling will adversely affect the operation 

and expansion of adjoining and nearby agricultural uses. 

N/A 

The potential for accommodation to be adversely 

affected by vehicular traffic, noise, blasting, dust and 

vibration from an existing or proposed extractive industry 

operation if it is located within 500 metres from the 

nearest title boundary of land on which a work authority 

has been applied for or granted under the Mineral 

Resources (Sustainable Development) Act 1990. 

N/A 

The need to minimise any adverse impacts of siting, 

design, height, bulk, and colours and materials to be 

used, on landscape features, major roads and vistas. 

The buildings and works have minimal visual 

impact on the landscape as they are set 

back greater than 100 metres from any road. 

The location and design of existing and proposed 

infrastructure services which minimises the visual impact 

on the landscape. 

N/A 

The need to minimise adverse impacts on the character 

and appearance of the area or features of 

archaeological, historic or scientific significance or of 

natural scenic beauty or importance. 

There are minimal adverse impacts to the 

character and appearance of the area due to 

the siting of the development and the 

Planning Scheme does not provide that the 

area includes any features of significance or 

importance. 
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The location and design of roads and existing and 

proposed infrastructure services to minimise the visual 

impact on the landscape. 

Internal roads are scarcely visible from 

public land. 

The need to locate and design buildings used for 

accommodation to avoid or reduce the impact from 

vehicular traffic, noise, blasting, dust and vibration from 

an existing or proposed extractive industry operation if it 

is located within 500 metres from the nearest title 

boundary of land on which a work authority has been 

applied for or granted under the Mineral Resources 

(Sustainable Development) Act 1990. 

N/A 
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4.2 Erosion Management Overlay 

Part of the Subject Land is affected by the Erosion Management Overlay in the Central Goldfields Planning 

Scheme. 

 

Map showing extent of the Erosion Management Overlay affecting the Subject Land 

RESPONSE: The buildings and works have been constructed on land entirely located outside the extent of 

the overlay. Therefore a planning permit is not required under these provisions. 

4.3 Salinity Management Overlay 

Part of the Subject Land is affected by the Salinity Management Overlay in the Central Goldfields Planning 

Scheme. 

 

Map showing extent of the Salinity Management Overlay affecting the Subject Land 

RESPONSE: The buildings and works have been constructed on land entirely located outside the extent of 

the overlay. Therefore a planning permit is not required under these provisions. 
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5 Policy Context 

5.1 Municipal Planning Strategy 

Vision 

Central Goldfields Shire Council seeks to create a shire that: 

> Has a vibrant local economy which contributes to the municipality’s economic prosperity. 

RESPONSE: The existing agricultural use of the land, supported by its existing buildings and works, 

provides a significant contribution to municipality’s economic prosperity. 

 

Strategic Directions 

02.03-3 Environmental risks and amenity – Council seeks to address environmental risks and amenity by: 

> Minimising the potential impact of development on water pollution, land degradation and risk of 
salinity and erosion. 

> Ensuring land capability supports land use and development, particularly in areas of environmental 
risk. 

02.03-4 – Natural resource management – Council aims to protect agricultural and environmental values: 

> By promoting sustainable agricultural activities and land management practices that minimise 
adverse impacts on the primary production and environmental values of surrounding land and the 
catchment. 

02.03-7 – Economic development –Beef and sheep farming are high employers within the sector. 

Council seeks to promote economic development but no actions are provided in relation to agriculture. 

RESPONSE: The buildings and works support the strategic directions in the Municipal Planning Strategy by 

facilitating an agricultural use which will promote economic development and which has been 

appropriately sited and designed to protect the water catchment. 

 

Strategic Framework Plans 

This clause provides five plans to be read in conjunction with Clause 02.03. These plans are named 

Strategic Framework Plan, Settlement Plan, Environmental and Landscape Values Plan, Environmental 

Hazards Plan and Economic Development Plan. 

RESPONSE: Other than being acknowledged as being within a Special Water Supply Catchment Area the 

subject land has no particular designations in the strategic framework plans.  
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5.2 Planning Policy Framework 

Clause 13 Environmental; Risks and Amenity 

Clause 13 states that planning should identify, prevent and minimise the risk of harm to the environment, 

human health, and amenity through: 

> Land use and development compatibility. 

> Effective controls to prevent or mitigate significant impacts. 

 

13.04-2S – Erosion and Landslip – Aims to protect areas prone to erosion, landslip or other land 

degradation processes by : 

> Identifying areas subject to erosion or instability in planning schemes and when considering the use 
and development of land. 

> Preventing inappropriate development in unstable areas or areas prone to erosion. 

> Promoting vegetation retention, planting and rehabilitation in areas prone to erosion and land 
instability 

RESPONSE: The buildings and works have been constructed on land entirely located outside the extent of 

the Erosion Management Overlay which affects part of the Subject Land. 

 

13.04-3S – Salinity – The objective of which is to minimise the impact of salinity and rising water tables on 

land uses, buildings and infrastructure in rural and urban areas and areas of environmental significance 

and reduce salt load in rivers. 

RESPONSE: The buildings and works have been constructed on land entirely located outside the extent of 

the Salinity Management Overlay which affects part of the Subject Land 

 

13.07-1S – Land Use Compatibility – The objective of this policy is to protect community amenity, human 

health and safety while facilitating appropriate commercial, industrial, infrastructure or other uses with 

potential adverse off-site impacts.  Strategies to achieve this include : 

> Ensuring that use or development of land is compatible with adjoining and nearby land uses. 

RESPONSE: The Subject Land is located in a wider agricultural area and all adjoining land uses are 

agricultural by nature. Nearby dwellings are either associated with farming enterprises or are located within 

the Farming Zone.  

Therefore the agricultural development of the land is compatible with adjoining and nearby land uses. 
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Clause 14 Natural Resource Management 

Clause 14 states that: 

> Planning is to assist in the conservation and wise use of natural resources including energy, water, 
land, stone and minerals to support both environmental quality and sustainable development. 

> Planning should ensure agricultural land is managed sustainably, while acknowledging the 
economic importance of agricultural production. 

 

14.01-2S – Sustainable agricultural land use – The objective of this clause is to encourage agricultural land 

use.  Relevant strategies to achieve this are to: 

> Ensure agricultural and productive rural land use activities are managed to maintain the long-term 
sustainable use and management of existing natural resources. 

> Support the development of innovative and sustainable approaches to agricultural and associated 
rural land use practices. 

> Support adaptation of the agricultural sector to respond to the potential risks arising from climate 
change. 

> Encourage diversification and value-adding of agriculture through effective agricultural production 
and processing, rural industry and farm-related retailing. 

> Assist genuine farming enterprises to embrace opportunities and adjust flexibly to market changes. 

> Support agricultural investment through the protection and enhancement of appropriate 
infrastructure. 

> Facilitate ongoing productivity and investment in high value agriculture. 

> Facilitate the establishment and expansion of cattle feedlots, pig farms, poultry farms and other 
intensive animal industries in a manner consistent with orderly and proper planning and protection 
of the environment. 

RESPONSE: The buildings and works represent an investment in agricultural infrastructure which have 

provided for greater productivity associated with the land and the growth of a farming enterprise. 

 

14.02-1S – Catchment planning and management – The objective of which is to assist the protection and 

restoration of catchments, waterways, estuaries, bays, water bodies, groundwater, and the marine 

environment. 

Relevant strategies to achieve this are to: 

> Ensure that development at or near waterways provide for the protection and enhancement of the 
environmental qualities of waterways and their instream uses. 

> Ensure land use and development minimises nutrient contributions to water bodies and the 
potential for the development of algal blooms. 

RESPONSE: The buildings and works are appropriately separated from the waterway within the Subject 

Land. 
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Clause 17 Economic Development 

Clause 17 states: 

> Planning is to provide for a strong and innovative economy, where all sectors are critical to economic 
prosperity. 

> Planning is to contribute to the economic wellbeing of the state and foster economic growth by 
providing land, facilitating decisions and resolving land use conflicts, so that each region may build 
on its strengths and achieve its economic potential. 

 

17.01-1S– Diversified economy – The objective of this clause is to strengthen and diversify the economy. A 

relevant strategy is to support rural economies to grow and diversify. 

RESPONSE: The buildings and works support the rural economy to grow. 

 

17.01-1R– Diversified economy – Loddon Mallee South – Strategies include to support the ongoing role 

and contribution of the region’s small towns, settlements and non-urban areas through investment and 

diversification of their economies. 

RESPONSE: The buildings and works supports the role and contribution of the regions non-urban areas 

through investment in local agricultural economies. 
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The degree of flood, erosion or fire hazard 

associated with the location of the land and 

the use, development or management of the 

land so as to minimise any such hazard. 

These hazards are not significant at the Subject Land or 

in relation to the existing development. 

The adequacy of loading and unloading 

facilities and any associated amenity, traffic 

flow and road safety impacts. 

The Subject Land includes hardstand areas and access 

track which are adequate in an agricultural setting. 

The impact the use or development will have 

on the current and future development and 

operation of the transport system. 

The transport system is designed to support the 

operation of agricultural enterprises in this location. 

 
 

7 Conclusion 

A planning permit is sought for the construction of agricultural buildings and works within the Rural 

Conservation Zone of the Central Goldfields Planning Scheme. A planning permit is also required under 

Clause 63.05 Section 2 and 3 uses given the buildings and works relate to an established existing use right. 

The buildings and works requiring a planning are associated with the use of the land for agriculture, in 

particular grazing animal production. The application does not seek approval for an existing agricultural 

shed for which a permission was granted through Planning Permit D159/21 issued on 4 February 2022. 

The specific buildings and works requiring a planning permit are listed in Section 3 of this report and 

shown on the Planning Drawings submitted with this planning permit application. 

A planning permit is required at Clause 35.06-5 for all of the buildings and works as they are associated 

with the use of the land for agriculture which is a Section 2 use in the Rural Conservation Zone. The 

buildings and works requiring a planning permit are typical of those required for a modern working farm. 

The buildings and works enhance the agricultural qualities of the Subject Land and support the recent and 

planned growth of an established farming enterprise. 

The Subject Land is located in a wider agricultural area and all adjoining land uses are agricultural by 

nature. As such, and given their siting and design, the buildings and works have negligible impacts on the 

character and appearance of the area,  

The construction of the weighbridge also requires a planning permit because of its location within 100 

metres of a Transport Zone 2. The weighbridge is only 4.4 metres in height and with a setback of 57.5 

metres is scarcely visible from Maryborough-St Arnaud Road. 

For the reasons outlined in this report it is submitted that the responsible authority should grant a planning 

permit for the buildings and works as applied for. 

 

 Andrew Grey 
 Grey Town Planning 
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1 Introduction 
 

1.1 Background 

This Site Stormwater Management Assessment is based on the site at 1234 Maryborough – St 
Araud Rd in Wareek.  The site has been used for farming and developed with fencing, cut-off 
drains, access tracks and shedding.   

The site currently discharges to Maryborough – St Arnaud Rd via an existing swale drain outlet 
in line with an internal fence – there is no need or proposal to alter this discharge location.    

This investigation proposes to check the capacity of existing swale drains and culverts, by 
defining sub-catchments for each drainage line and applying 1:20 year (5% AEP) flows.  The 
flows have been calculated using current Rainfall Intensity Duration data from the Bureau of 
Meteorology, specific to the location of the site.  

 

1.2 Information Used and Provided 

Our assessment is based on the following information provided: 

➢ Feature & Level Survey by North Central Land Surveying (Rev 02, 23/06/2026) 

➢ Lidar site survey 

➢ Land Victoria Website contours of the site 

➢ Australian Government Bureau of Meteorology website for development of IDF charts 

➢ Manning’s Equation to calculate drainage capacity 

➢ Kirpich Equation for Rural Catchments to calculate the time of concentration for sub-
catchment flows 
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2 Assessment 
 

2.1 Sub Catchments 

The site has been broken down into sub-catchments to assess the flows acting on each 
part of the drainage system.  The yellow lines below outline the sub catchment based on 
either the natural fall of the land, or where present, man-made diversions such as cutoff 
drains, swale drains, earth mounds, dams and culverts.  

 

 

 

 
 
Figure 2.1 Sub-Catchments 
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2.2 Drainage Capacity 

An excel spreadsheet was developed to calculate the drainage flows and capacity of various 
drainage components involved in management of the site stormwater.  The spreadsheet also 
provides capacity of the proposed upgrades to the system and summarizes the results in the 
‘comments’ column on the right-hand side. 

 

2.3 Findings and Recommendations 

A preliminary Environmental Management Plan will be developed during the detailed design 
stage. 

1. Continue to use the existing Legal Point of Discharge 

2. Existing Swale Drains have adequate capacity for 1:20 Yr Storm (5% AEP) 

3. The existing 300mm diameter culvert under the East-West Access Track is under 
capacity.  An additional 1500mm x 300mm reinforced concrete box culvert is 
required to convey the flows during a 1:20-year storm event. 

4.  Construct a typical 3m wide x 300mm deep swale drain along the western edge of 
the entrance driveway, with 375mm Diameter Culvert crossing under pavement 

5. Construct a typical 3m wide x 300mm deep swale drain along the southern boundary 
from the driveway to legal point of discharge. 

6. Re-shape Eastern mound to increase height by 100mm to increase cut-off drain 
capacity 

                                                             

 
 

Figure 2.3 Drainage Layout Plan 
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Appendix A 

Catchment Spreadsheet 
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Appendix B 

Bureau of Meteorology       

IFD Chart 
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