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1 The Proposal 

 
Why a planning permit is being sought 
This application is for a planning permit to replace a decades old dwelling with a new, 
improved dwelling of a similar footprint and height in the same location. The property is 8 Ha, 
which is less than the preferred 40 Ha for a dwelling in a Farming Zone, but this application 
only wants to replace old for new as the existing dwelling is compromised by termite damage 
and weathering. It will be dismantled as soon as occupancy in the new dwelling is permitted. 
Figure 1 below shows the old dwelling in 2012 and 2025.  

                  

Figure 1 Left: Existing dwelling in 2012 when I purchased the property, facing SW Right: 
Existing dwelling as it is now in 2025.  

 

The dwelling has been used by me for almost 14 years and previously, by shearers since it 
was built in the 1980s. While this does not constitute continuous use by the definition in 
Clause 63.11, the dwelling has been used periodically over the last 30-40 years for the 
purposes of housing people who are integral to farming operations. Currently, the dwelling is 
integral to the regenerative farming of native plants for food, foliage, timber and seeds. The 
reasons are outlined in the following paragraph and elaborated on in Section 3, Responses 
to Decision Guidelines 35.07-6. 

 

Agricultural justification for the permit to use land for a dwelling 
Despite the planning anomaly of there being a 20-acre Farming Zone allotment with a 
dwelling in the first place, such a small plot is unlikely to sustain any conventional stock or 
crop agriculture, at least not profitably. The fact that I bought it—when neighbours did not 
want it—and am applying regenerative farming practises means the land is much better off 
than it would have been under stock, or had it not been purchased and left as it was in 2012.  

The property, now called Amherst Farm, is producing small quantities of food, foliage and 
seeds, but progress has been slow because of the need to commute to and from Melbourne 
so often. When I purchased the property, I was advised by the then CG Shire Planner that I 
was not permitted to use the dwelling as a permanent residence. Moreover, because the 
dwelling was so small and the farm so remote, there was nowhere for other workers to stay 
so I have had to do most of the work myself which is slow going. A new permitted house with 
a second bedroom will enable farm work to accelerate because I will be able to work onsite 
full-time and other workers can be accommodated.  
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With time-critical activities like watering seedlings, protecting plants from grazers and frosts, 
harvesting seeds and nuts and cutting foliage for floristry, several days absence can make 
all the difference between success and loss. Being on site all the time will also improve 
security, reduce theft and vandalism, increase bushfire hazard management and weed 
management. For the above reasons, replacing the old dwelling with a new one will improve, 
not diminish agricultural productivity and environmental outcomes. 

The old shearing shed is still intact and being used as a storage area and workshop but will 
eventually be dismantled also. The corrugated roof and steel posts, facing South (Figure 2 
Right), which were constructed not long before I purchased the property, are very sound and 
will be retained as a carport for machinery and vehicles (Figure 2). Both roofs will be needed 
initially to fill the 10kL tank for firefighting. 

 
Figure 2 Left: Shearing shed in 2012 with the dwelling in the background facing SW Right: 
in 2025 where some walls have been removed to make way for a carport and work bench 
under the metal roof which was constructed not long before I purchased the property. 

 

Description of the site  
The property is rectangular being 362m by 224m and aligned on a slight NW-SE axis (Figure 
3). The natural slope is less than 5% and runs NE (Figures 3 & 4). 
 
The old dwelling and shearing shed are in the NW corner along the West boundary. There 
are no other buildings on the property. The new dwelling will be located about 15 m NE of 
the existing dwelling (Figure 5). Also see the Site Plan in Attachment 3 for more detail.  
 
The new dwelling site was chosen because: 

• It is at the highest part of the property and never gets boggy, even after heavy rain. 
>15m further SE, E or NE is lower and does get boggy. Moreover, further SE is too 
close to the cluster of mature gums south of the existing dwelling. 

• It will have the least impact on vegetation. This is elaborated on in Section 3 under 
Siting and Environmental Issues. 

• There will be no net loss of agricultural land. The new dwelling will have a similar 
footprint to the existing dwelling which will eventually be demolished and removed.  

• It’s close to the all-weather crossover from Lillicur Rd and driveway and can make 
use of the existing car port for vehicle parking. 

• It is well away from the gas pipeline easement. 

• It is further away from the dust generated by the neighbour driving along the 
Government Road. 
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Figure 3 Aerial photo of the property (a) showing the boundary, natural drainage and 
existing buildings in the NW corner. 

 

 

Figure 4 GMW Contour map of the catchment surrounding the property. 
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Figure 5 Site of the new dwelling Left: Aerial photo showing the old dwelling in the bottom 
left corner and the shearing shed in the top left. The new dwelling will be located about 15m 
NE of the old dwelling and is indicated by the hatched rectangle. Right: Site of the proposed 
new dwelling, taken from the driveway facing W-SW.  

 

Addressing the LSIO  
Advice from the North Central CMA (Attachment 4) indicates that in the event of a 1% AEP 
flood event it is likely that only a small portion of the property along the northern boundary 
will be subject to inundation. The location of the proposed dwelling, and by extension the 
absorbtion trenches, are not subject to flooding. The applicable 1% AEP flood level for the 
site of the proposed dwelling is 265.4 metres AHD, based on the Central Goldfields Regional 
Flood Mapping Study, 2024. LIDAR information available to the North Central CMA indicates 
that the approximate land level in this location is in the order of 266.7 metres AHD, i.e. 1.3 
metres above the estimated flood level.  
 
 

Description proposed new dwelling  
The proposed dwelling will be a simple rectangular shape, single storey, with a timber frame 
construction, hip roof, plaster interior cladding and corrugated iron external cladding and 
roofing. The ceiling height will be 2.7m and the final floor level will be 267.2 AHD. See 
Attachments 3,5 & 6. The dwelling will be raised on concrete stumps to address the LSIO 
but the open area underneath the building will be covered to comply with the BMO. The 
dwelling will be constructed to BAL 19 standard.  
 
External walls will be Colorbond custom orb ‘pale eucalyptus’. The roof will be Colorbond 
custom orb ‘shale grey’. The base boards covering the stumps will be a painted a light shale 
grey colour and made of fibro-cement. All windows will be sliding aluminium. Stormwater 
movement will be facilitated around the building with swales. There will be a small 1.8 m 
wide veranda and decking on the east side to provide shade in summer and a small porch at 
the back to protect the back entrance from wind and rain. Access by ramp will be at the 
West. The dwelling will be surrounded by 1m wide paving. 
 
There will be 12-14 solar panels 1m x 1.7m on the roof which will generate 4-5Kw. 
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2 Existing Conditions 
 
Current use 
The property, now known as Amherst Farm, is currently a regenerative native plant farm that 
produces food, foliage for floristry, timber and native grass seeds.  

When I purchased the property in 2012, it was cleared, weedy, heavily compacted from over-
grazing, polluted with agricultural chemicals and had poor quality exposed soil (Figure 6). 
There are only 4 very old-growth trees on the property, and all are along the boundary 
fences, well away from the dwelling, 2 are Yellow Gum and 2 are Grey Box. 

The property now has more vegetative cover, fewer weeds, less erosion and is far more 
productive (Figure 7). There is a mixture of grasses covering the whole property, and so far 
about 30% of the farm has been planted out with shrubs and trees. The intent is to plant 
another 1,000 seedlings over the next 5 years, mainly Wattles, Sandalwood, White Pine and 
Box-ironbark Eucalypts (see Figure 8). 
         

 

Figure 6 Photos of the property in 2012 when I purchased it Left: view from West boundary 
fence next to the dwelling and Right: view from the NW corner. 

 

                                                                                                            

Figure 7 Same views as in Figure 6 but taken in 2024 to illustrate the increase in vegetation 
cover Left: view from West boundary fence next to the dwelling and Right: view from the 
NW corner. 
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Figure 8 Native grasses, Acacias, Sandalwood, Calitris and Eucalyptus trees being grown at 
Amherst Farm for edible seeds, nuts, foliage, high value timber and native grass seeds.  
 
 
Access 
There is an all-weather crossover from Lillicur Rd (Figure 9) and driveway into the property  
(Figure 10). Both are at a high point of the property and don’t get boggy even after very 
heavy storms. There is also an unsealed Government road that runs along the West 
boundary in the neighbouring property (Figure 11) with an accessible gate to my property 
close to the gas pipe easement in the SW corner. There is plenty of room for vehicles to 
manoeuvre and turn once you pass through the gate.  
 

 

Figure 9 Crossover from Lillicur Rd Left:  facing west Right: facing east.  

 



Amended Planning Permit Application No 049-25                         185 Lillicur Road Amherst 3371       

Applicant Dr Wendy van Dok                                       October 2025  8 

 
 
 
 
 
 
Figure 10 All-weather access driveway which 
will be layered with crushed gravel.  

 
 
 
 

 
 
 
 
 
 
 
 
Figure 11 Unsealed Government Road which 
runs along my West boundary in the 
neighbour’s property, access can be gained to 
my property through a gate at the SW corner.  

 

 

 
Physical features and climate 
There is no natural permanent or running water on the property. There is a small dam <1ML 
on the NE boundary, but it is always dry in Summer. It’s not sealed properly. 

Amherst climate ranges in extremes from severe 40oC heat and dry in summer to frosts as 
low as -5oC and heavy rain in winter. Talbot long-term data have a lot of gaps so the 
Maryborough weather station data, 15 km away has been used for the calculations in Table 
1. Median annual rainfall at Maryborough is 535.6 mm. Winds dominate from the South and 
SW all year with hot North winds occurring frequently in Summer. 

 
Power supply  
There is no mains power, so the existing dwelling is completely off-grid. Current power 
comes from a combination of solar for electricity, gas cylinders for cooking and hot water, 
wood heating, petrol driven pumps and a petrol generator as back-up. This same mix of 
energy sources will be used for the new dwelling, but the solar panels will be increased to 
12-14 solar panels 1m x 1.7m which will generate 4-5Kw. 
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3 Responses to Decision Guidelines of Clause 35.07-6 
 

General Issues 
• This application is for a planning permit to replace a decades old dwelling with a new, 

improved dwelling of a similar footprint and height in the same location. The property 
is 8 Ha, which is less than the preferred 40 Ha for a dwelling in a Farming Zone, but 
this application only wants to replace old for new.  

• The dwelling has been used at different times over the last 30-40 years for the 
purposes of housing people who are integral to farming operations. Currently the 
dwelling is integral to the regenerative farming of native plants for food, foliage, 
timber and native grass seeds.  

• The LCA attached to this application demonstrates that with appropriate construction 
and good management, the effluent can not only be treated and absorbed but be 
used productively. 

• Being at the highest part of the property is important in the context of the LSIO. 
Advice from the North Central CMA indicates that in the event of a 1% AEP flood 
event it is likely that only a small portion of the property along the northern boundary 
will be subject to inundation. The location of the proposed dwelling, and by extension 
the absorption trenches, are not subject to flooding. 

• The gas pipeline easement, about 200m further south of the dwelling will not be 
affected. There are no covenants or Section 173 agreement that relate to the 
property.  

• The old dwelling will be demolished as soon as permission to move into the new 
dwelling is granted. 
 

Agricultural Issues 
• Siting the new dwelling next to the existing dwelling means that there will be no net 

loss of agricultural land because: 
o The old and new dwellings have a similar footprint and the old dwelling will be 

demolished along with the older half of the shearing shed.  
o The driveway and crossover existed when I bought the property although I have 

improved both. These will be retained and widened in some places. 

• The property, now called Amherst Farm, is producing small quantities of food and 
foliage, but progress has been slow because of the need to commute to and from 
Melbourne so often. When I purchased the property, I was advised by the then CG 
Shire Planner, Norm Cameron, that I was not permitted to use the dwelling as a 
permanent residence, only a weekender. Moreover, because the dwelling was small 
and the farm remote, there was nowhere for other workers to stay. I have had to do 
most of the work myself which is slow going. A new permitted house with a second 
bedroom will enable farm work to accelerate because other workers can be 
accommodated and I can be on site full-time.  

• With time-critical farming activities like watering seedlings, protecting plants from 
grazers and frosts, harvesting seeds and nuts and cutting foliage for floristry, several 
days absence can make all the difference between loss and success. One year I lost 
most of my wattle seeds to birds because I didn’t realise the pods were opening early 
after a heat wave.  

• Being on site all the time will not only improve agricultural outcomes, but it will 
improve security, reduce theft and vandalism, increase bushfire hazard management 
and weed management. For the above reasons, replacing the old dwelling with a 
new one, in this case at least, will improve, not diminish agricultural productivity. 

• None of the neighbours wish to live on their properties and so there is no reason why 
this proposal to replace an existing dwelling should lead to the proliferation of other 
dwellings in the area.  
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• Both neighbouring farm owners had the opportunity to buy the land and expand their 
farms before I purchased it, but they chose not to. Therefore, replacing the old 
dwelling is not going to limit their operations. 

• The land is not only capable of sustaining the existing agricultural use, it will benefit 
from it. Wildlife are returning, particularly insects, which benefit all farmers in the 
area. My farm is also a haven for kangaroos which I welcome, and this takes 
pressure of neighbouring sheep farms who regularly shoot wildlife. 

• Over thirteen years, the following regenerative farming practices have improved the 
land significantly.   
o Excluding stock has been the single most effective way to improve the land.  
o Erosion of topsoil from the higher, more exposed parts of the property has been 

ameliorated by the roots of trees and shrubs, and by keeping grass cover all year.  
o Patches of soil that were rendered sterile by chemicals in the past have had 

green clippings piled on them for many years and are slowly recovering.  
o By pruning limbs and foliage and leaving them on the ground, carbon and other 

nutrients are being returned to the soil which not only improves fertility but also 
provides habitat, protects the soil in summer and helps slow stormwater flow and 
impedes erosion.  

o Acacias, which are legumes, are grown extensively but many are short lived so 
when they die and are cut down, the roots are left in the ground which helps to 
nitrify the soil. 

o The trees, by way of their deep roots and transpiration, are reversing the effects 
of previous land clearing by lowering the water table.  

o Soil biota and terrestrial wildlife have increased significantly. Insects in particular 
bees, are thriving which benefits all farms in the vicinity.  

o Finally, several weeds like thistles have been eradicated and others like cape 
tulip are now under control. This requires constant vigilance. 

Dwelling Issues 
• Based on my experience of staying at the property for almost 14 years, to date, no 

activities on neighbouring farms have adversely affected my farm except for road 
dust and a couple of times when the use of insecticides killed a lot of bees and other 
insects. However, since I spoke to my neighbour about the dead bees, he has not 
sprayed again. 

Environmental Issues 
• Now that trees are maturing and there is more habitat on the ground, the biodiversity 

is increasing. Birds, lizards, echidnas and particularly insects are proliferating. A 
particular problem species has been Antechinus as they love Sandalwood nuts and 
have destroyed hundreds of seedlings over the years. The solution is to stow 
anything important in metal or behind wire guards.  

• I have planted over 350 native trees and shrubs, mostly indigenous Eucalypts and 
Wattles. Many additional Eucalypts have self- seeded along the North boundary and 
SW corner.  

 

Impacts of Siting the Dwelling on Vegetation 

• The high number of planted trees and shrubs already growing compensates for the 
small number that need to be removed to make way for the new dwelling. Only 3 
trees need to be cut down and of those, one, a self-seeded Yellow Gum, is diseased 
with borer and needs to come down.  Another, an Ironbark, also self-seeded, is too 
close to an older Ironbark next to it. The third, a Grey Box was planted by me. Of the 
shrubs that need to be removed, most are short-lived Wattles like A. provincialis, A. 
acinacea and A. saligna. All were planted by me for edible seeds. With regular water 
these shrubs can live for 15-20 years but there have been long dry spells since they 
were planted and many are unhealthy and need to be removed anyway. Fortunately, 
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A. provincialis which makes up most of the shrubs to be removed are now self-
seeding further away from the proposed new dwelling.  

• The new dwelling will be 30m away from a cluster of 4 mature Eucalypts immediately 
south of existing dwelling, where the canopies cannot be separated.  

• The 4 very old trees dotted around the property will not be affected. 

• It is important to take into account that the Eucalypt saplings which have self-seeded 
along the northern boundary are crowded together and need to be thinned out. 
Those with straight trunks will be harvested for high grade timber in 10 years and 
diseased trees will be removed and used for firewood. The aim is for one healthy 
mature tree every 15-20m between trunks. Long term this will help manage bushfire 
hazard as the canopies will be separated.  

 
Other Siting Issues 

• The site for the new dwelling was chosen for many reasons but primarily so that the 
least amount of significant vegetation will be adversely affected, see above.  

• The site is close to the all-weather crossover from Lillicur Rd and driveway into the 
property and is close enough to the shearing shed so that good use can be made of 
the metal car port for vehicle storage. This will reduce the cost of gravel paving for 
the existing driveway. 

• It’s within a defendable space close to a tanked water supply where the roofs can be 
used to fill the tanks.  

• The new dwelling is sited at the highest part of the property in a relatively flat area 
where the only earthworks required will be post hole digging and the associated 
trench works for effluent disposal.  

• The closest waterway, Daisy Creek, is about 110m north and bends further away in a 
northerly direction. It is ephemeral. 

• With regards to the BMO, the risk to life, property and community infrastructure has 
been reduced to a low level, as bushfire hazard can never be eliminated. 

Design Issues 
• By necessity the building will be off grid and use solar power for electricity.  

• Tank Water will be used efficiently and care taken in terms of products used so that 
salt, phosphorus detergents and caustic chemicals are avoided. 

• The external colours, eucalyptus green and slate grey will merge with the landscape 
and enhance the area once the old buildings are demolished. 

• The footprint and profile are modest and will not stand out. 

• Colorbond has become a quintessential Australian ‘bush-look’ cladding material. 

• There will be no change to traffic except perhaps during the build. 

In conclusion, replacing the existing dwelling with a new healthier, safer and resource-
efficient dwelling will have many benefits. It will accelerate the farm’s progress and 
profitability, improve agricultural productivity, improve the environmental benefits of 
regenerative farming and add to the amenity of the area by removing the dilapidated and 
unappealing infrastructure.  
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DISCLAIMER 

This investigation has been carried out in goodwill and under the instructions of Wendy von Dok. The 

investigation was undertaken with the care and skill of competent personnel as defined within the Western 

Victoria Soil Testing (WVST) quality system. WVST has the appropriate insurances required to undertake 

such work, which are available upon request. 

This document provides both site and soil information and a conceptual design of the proposed 

development. The document also recommends monitoring and management options for the type of 

system(s) being recommended. This report should not be seen as a guarantee for the relevant permit to 

be issued by local council, as the report provides recommendations only for the Central Goldfields Shire 

Council to assess. 

The results from this investigation relate to the specified sites labelled throughout this document and 

hence the information obtained may need to be extrapolated to the rest of the designated area. Whilst 

care has been taken throughout this investigation, soil conditions can vary between each individual test 

site and at depths greater than that drilled during this investigation. Hence, if variations from this report 

are found during future excavation/construction work, WVST should be notified so it can be assessed and 

the appropriate advice provided. 

WVST’s professional opinions contained in this document are subject to modification if additional 

information is obtained through further investigation, observation or analysis in accordance with future 

activities. 

This document has been prepared for Wendy von Dok and hence no responsibility or liability is being 

accepted to any third party, where any part of the report is used in either isolation or without 

consideration of the whole document. This document is not appropriate where there has been a 

significant change in the project or to the specific needs of the reader. 

 

Benj Beatty BA/BSc (Hons), MPA, MAusIMM, MAIG  

Director/Geologist  

benj@wvst.com.au  
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1 SUMMARY 

Wendy von Dok commissioned Western Victoria Soil Testing (WVST) to undertake a Land Capability 

Assessment (LCA) to assess the suitability and placement of a new wastewater treatment system at 185 

Lillicur Road, Amherst. The property consists of a single land parcel (11~W\PP2994) of approximately 

8.04ha in total. The development intent is understood to involve the establishment of a 2-bedroom 

residence and associated onsite wastewater treatment system. 

With the allotment situated within a Farming Zone (FZ), the schedule to the overlay stipulates that all 

residential development should be connected to both reticulated water and sewerage, if available. In the 

absence of such a scheme, a ‘Land Capability Assessment’ (LCA) is required to indicate the soil’s 

suitability and capability to both treat and retain all generated effluent within the allotment’s boundaries.  

This LCA will provide site and soil information as well as a schematic diagram showing the proposed 

building location and potential land application area for the disposal of suitably treated effluent at the site. 

The document will also recommend monitoring and management options for the type of wastewater 

system(s) being recommended. 

The Land Capability Class Rating (LCCR) of the site was determined to be a 5, primarily due to the risk of 

sodic/dispersive soil at the site. Given the constraints to the site identified by the LCCR, the following 

systems are recommended: 

• A secondary wastewater treatment system; or a dry composting toilet and a separate greywater 

treatment system connected to: 

o a conventional trench system with a minimum total trench length of 40m where the 

trenches are 0.6m in width 

A minimum 20/30/10 effluent quality (BOD < 20mg/L, TSS < 30mg/L and E. Coli < 10cfu/100mg) should 

be maintained by the selected secondary treatment system. A manufacturer-accredited maintenance and 

service contract to ensure regular servicing of the system should be implemented. Where the dry 

composting system with a greywater system is selected, the effluent from the selected greywater system 

should meet Level 3 greywater quality (equivalent to secondary all-waste effluent standard) and be 

designed for the processing of kitchen wastewater. 

It is noted that the proposed development will be “off-grid” and an unpowered system is desirable. A 

wormfarm system that is rated to secondary quality may be preferred. 

Preparation of the receiving soil by the application of gypsum should be undertaken at 1kg/m2. 

The EPA provides a list of approved options for appropriate treatment systems, many of which can 

achieve the recommended level of performance. Details of the chosen system should be included on the 

Septic Tank Permit to Install application provide to the Central Goldfields Shire Council. It remains the 

responsibility of the property owner/plumber to make the final system selection and forward the type of 

system selected to the Central Goldfields Shire Council for approval prior to installation. 

Regardless of the system selected, the disposal areas including the immediate surrounding area should 

be planted out with shallow rooted grasses and/or indigenous shrubs to help uptake the applied effluent 

via evaporation/transpiration techniques. While shallow diversion drains are required to redirect surface 

waters around all building & disposal localities, strict adherence to the maintenance and monitoring of the 

installed system is also an essential part of the ongoing treatment and disposal program.  
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2 PROPOSED DEVELOPMENT  

Site Address: 185 Lillicur Road, Amherst 

Allotment Size: Single land parcel (11~W\PP2994) of approximately 8.04ha in total 

Proposed development: The establishment of a 2-bedroom residence and associated onsite 

wastewater treatment system 

Council: Central Goldfields Shire Council (Property No. 33670.0185) 

Zones and Overlays: Farming Zone (FZ) 

 Designated Bushfire Prone Area 

 Bushfire Management Overlay (BMO) 

 Erosion Management Overlay (EMO) 

 Land Subject to Inundation Overlay (LSIO) 

 Salinity Management Overlay (SMO) 

 

Catchment Area: The site is within the Loddon River (Laanecoorie) proclaimed catchment area 

Infrastructure: Mains power is not available 

Water Supply: Mains water is not available 

Sewer: Reticulated sewerage is not available 

 

3 LOCATION AND SITE FEATURES 

The proposed development is the establishment of a new 2-bedroom residence and associated onsite 

wastewater treatment system. 

A locality map within planning documents is provided in the Appendices to show the location of the site, 

with the proposed development area being in the northwestern corner of the property. An aerial 

photograph has also been provided to show the area under investigation. 

Situated within the Farming Zone (FZ), the site is currently occupied by a shed and a 1-bedroom 

residence with an existing wastewater treatment system including a composting toilet. WVST understands 

the development intent is to replace the existing residence and wastewater treatment system. 

The property generally consists of pasture with some scattered small to medium eucalyptus trees in the 

northwestern corner around the proposed development area. There are also medium to large eucalyptus 

trees in the road reserve to the north of the property. It is noted that some small trees that were planted in 

the last 5 to 10 years may require removal as part of the development. 

The surface of the property is generally relatively flat with a gentle overall slope towards the east, with the 

proposed development area located on a local high point.  

Daisy Hill Creek is located to the north of the site. While online mapping shows the path of the creek to 

follow Lillicur Road before turning sharply north, ground truthing and aerial photography shows that the 
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true path of the Creek is further north, lying diagonally across the neighbouring Lot, with the closest point 

being approximately 230 metres from the northern boundary of the property. 

There is no farm dam at the property, while three dams were identified on surrounding lots to the north, 

east and west, with the closest being about 250 metres to the west and 250 metres to the north, though it 

is noted that the slope of the land means surface flow over the proposed development area would not be 

captured by these two dams. The closest downslope farm dam is located approximately 500 metres to the 

east. 

No waterbores were identified within 500 metres of the proposed development area.  

The Erosion Management Overlay (EMO), Land Subject to Inundation Overlay (LSIO) and Salinity 

Management Overlay (SMO) all provide additional planning controls to the site. It is noted that the 

proposed development site is located on a slightly elevated local topographic high with gentle slopes 

generally towards the east. No signs of high salinity (salt crust, tolerant vegetation or vegetation dieback) 

were noted during the investigation. 

Climate: On average, the Amherst region experiences warm summers and cool 

winters, with moderate winds all year round, tending to be from the south or 

west. The average rainfall may meet or exceed average evaporation for up to 

4 months of the year, which normally coincides with May to August. The area 

has an average rainfall of approx. 540mm and an average evaporation of 

approx. 1,275mm (Talbot (Post Office) – 88056). 

Exposure: The site exhibits generally good sun and wind exposure with some shading 

from surrounding trees.  

Vegetation: The property is covered in maintained pasture/lawn with scattered small to 

medium eucalyptus trees. 

Erosion: There were no signs of erosion having occurred on site. 

Groundwater: During this investigation, 3 boreholes were drilled to depths of 2.5 to 3.0 

metres with no groundwater seepage encountered. 

 A Groundwater Report was obtained from the Victorian Department of 

Environment, Land, Water & Planning (DELWP) which indicated that the water 

level below ground level (BGL) is likely <5 metres in the proposed 

development area. 

Bores: A review of known bores around the locality was conducted using the online 

mapping tool Visualising Victoria’s Groundwater. No waterbores were 

identified at or within 500 metres of the proposed development area. 

Dam: Observations during the field investigation and a review of aerial photography 

indicates there are no farm dams within 100 metres of the proposed 

development area. 

Drainage: Currently, there is no formal drainage implemented upon the allotment. 

Stormwater in the area of the dispersal field is seen to runoff the site’s surface 

following the natural slope.  
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4 SOIL INFORMATION 

The local geology of the property was determined using the Victorian Government Department of 

Environment, Land, Water & Planning (DELWP) Geovic online mapping tool, which showed the likely 

formations of the site: 

• ‘Qc1’ unnamed colluvium – Holocene; sheet and channel flow deposits; diamictite, gravel, sand 

and clay; variably sorted, generally unconsolidated; overlying 

• ‘Ocl’ Castlemaine Group – Ordovician; deep marine sediments; sandstone and siltstone; 

moderately to well sorted. 

The soil investigation was carried out on the 10th June 2025 to ascertain the soil’s suitability for onsite 

wastewater disposal practices. The investigation was undertaken in conjunction with an investigation for 

the purposes of ascertaining building foundation parameters. Three boreholes were drilled for the 

purposes of this report (BH1, BH3 & BH4), while an additional borehole (BH2) was drilled solely for the 

purpose of the foundation investigation. The boreholes were drilled using a vehicle-mounted drill rig, with 

total borehole depths for the LCA investigation being between 2.6 to 3.0 metres.  

The boreholes indicated that the soil profile across the site is relatively uniform and adheres to a surface 

layer of ‘Qc1’ alluvial deposits of 2.0 to 2.7 metres depth overlying the ‘Ocl’ sedimentary deposits as 

described above, with the soil profile generally consisting of sandy silty clays.  

No outcropping rock was noted across the proposed development area. No groundwater infiltration was 

observed in any borehole. 

There were some minor variations across the boreholes with regards to colour and encountered depth 

profiles, therefore reference should be made to the borehole logs within the Appendices for a full 

description of subsurface conditions at each location.  

A composite sample of the receiving soil was taken for laboratory testing in BH3 & BH4. The sample 

comprised of the expected receiving soil material from below the topsoil, with the results summarised in 

Table 1 & Table 2 below. The laboratory reports with full results are available in the Appendices. 
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6 ONSITE WASTEWATER DISPOSAL  

This LCA has been prepared to accompany a permit application to the Central Goldfields Shire Council in 

review of an onsite wastewater treatment system for a 2-bedroom residence. 

Given the constraints to the site identified by the LCCR and indicated preferences from the client, the 

following systems are recommended: 

• A secondary wastewater treatment system connected to a conventional trench system; or 

• A dry composting toilet and a separate greywater treatment system connected to a conventional 

trench system. 

A minimum 20/30/10 effluent quality (BOD < 20mg/L, TSS < 30mg/L and E. Coli < 10cfu/100mg) should 

be maintained by the selected secondary treatment system. A manufacturer-accredited maintenance and 

service contract to ensure regular servicing of the system should be implemented. 

It is noted that the proposed development will be “off-grid” and an unpowered system is desirable. A 

wormfarm system that is rated to secondary quality may be preferred. 

The client has indicated that the proposed development may utilise a dry composting toilet with a 

greywater system for all other water usage. The effluent from the selected greywater system should meet 

Level 3 greywater quality (equivalent to secondary all-waste effluent standard) and be designed for the 

processing of kitchen wastewater. 

Preparation of the receiving soil by the application of gypsum should be undertaken at 1kg/m2. 

Trenches should have a maximum length of 20 metres per trench and be either gravity fed or have LPED 

lines to ensure even distribution of the effluent along the trench length.  
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Example conventional piped trench, from Figure L1 of AS1547 – 2012. 

 

 

 

Example self-supporting arch trench, from Figure L2 of AS1547 – 2012. 
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7 SIZING OF THE WASTEWATER SYSTEM 

The design capacity of the treatment system should cater for the expected peak daily load of the 

proposed development. As per EPA GOWM, the daily load is estimated based on the number of 

occupants (potential occupancy) and how efficiently water is used within the development (based on 

water fixtures). Subsequently, the daily wastewater volume generated has been determined using the 

‘Minimum Daily Wastewater Flow Rates & Organic Loading Rates’ as listed within both AS1547 – 2012 

and EPA GOWM. 

WVST has provided a system sizing as suited to a 2-bedroom residence which will be connected to tank 

water supplies. The potential wastewater volume generated has been based upon typical values of 

120L/person/day and 60g BOD/person/day for a building fitted with full water reduction fixtures and 

fittings, with full water reduction being defined as minimum WELS rating of 3 stars for appliances and 4 

stars for fixtures and fittings. 

Following EPA GOWM and AS1547 – 2012, where the design occupancy is based on the number of 

bedrooms + 1, the development is therefore envisaged to generate maximum hydraulic loading of 

360L/day and organic loadings of up to 180g BOD/day. 

As per AS1547 – 2012 Table J1, the minimum operational capacity for a 2-bedroom residence is 

recommended as: 

• 3,000L for an all-waste septic tank; or 

• 1,800L for a greywater septic tank. 

It is noted that the selected wastewater system should also have appropriate capacity for testing 

wastewater flow and sufficient storage for build-up of solids before removal. Systems are also required to: 

• Hold normal flow of domestic wastes for a range of population equivalents. 

• Allow for normal peak flows 

• Allow for short-term surge flows (for unusual or excess wastewater production) 

• Allow for sludge and scum build up. 

EPA GOWM provides a number of potential strategies to reduce wastewater generation, including but not 

limited to: 

• Installation of WELS rated water efficient fittings (minimum 3 stars for appliances, and 4 stars for 

all fittings and fixtures) 

• Consider not installing high water use fixtures such as spas and baths. 

• Consider the installation of a dry composting toilet. 
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8 SIZING AND LOCATION OF THE DISPOSAL FIELDS 

There are multiple methodologies available to determine the size of the disposal fields required for the 

wastewater treatment system. In line with the development intention for the site, WVST has used 

conservative design calculations provided in AS1547 – 2012 for the sizing of the conventional trenches. 

For completeness, a water balance analysis has also been provided. 

 

AS1547 – 2012: CONVENTIONAL TRENCH SYSTEM  

From Table L1 of AS1547 – 2012, a maximum design loading rate (DLR) of 20mm/day for Category 4 soils 

can be used for conventional trench distribution systems with secondary treatment or Level 3 greywater. 

Due to the sodic soil risks at the site, a 25% reduction in the DLR to 15mm/day has been adopted. 

Following Section L4.2 of AS1547 – 2012, the size of the trench system can be determined by: 

𝐿 =
𝑄

𝐷𝐿𝑅 × 𝑊
 

 

Where: L = total trench length required (m)  

 Q = design daily flow rate (L/day) = 360L/day 

 DLR = design loading rate (mm/day) = 15mm/day 

 W = total width of trench & bed system (m) = 0.6m 

𝐿 =
360

15 ×  0.6
= 40 𝑚𝑒𝑡𝑟𝑒𝑠 

 

Following Section L6.1.1 of AS1547 – 2012, the maximum trench length should be 20 metres, so a system 

of two trenches nominally measuring 20 metres in length could be used. 

For clay soils, a side wall to side wall minimum trench spacing of 1 metre should be adopted, and the 

trenches should be installed at least 3 metres from trees and/or outside tree protection zones (where 

applicable).  

Based on these requirements, a system consisting of a series of 2 x 20 metre long trenches with a width 

of 0.6 metres width and 1.0 metre spacing would require a nominal area of approximately 44m2. 

 

WATER BALANCE : DRIP IRRIGATION 

WVST used a water balance equation (provided in the Appendices) to determine the required distribution 

area for the LAA, in accordance with the area’s climate statistics. Available climate data from the Bureau 

of Meteorology (station Talbot (Post Office) – 88056) shows that mean monthly rainfall for the region is 

likely to meet or exceed average evaporation about 4 months of the year (typically from May to August).  

When using the water balance equation, the minimum disposal area required for zero winter storage 

(assuming a DIR of 15mm/day) is 27m2. 
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LOCATION OF THE DISPOSAL FIELD 

EPA GOWM provides a number of setback distances (buffers) for the disposal field to help reduce the risk 

of human contact, protect sensitive environmental areas and maintain public amenity.  

For secondary treated sewerage systems or Level 3 greywater, these can be summarised as: 

• 300 metres up-slope from dams, lakes or reservoirs within a water supply catchment 

• 100 metres up-slope from potable waterways 

• 30 metres upslope from non-potable waterways and domestic or stock dams. 

• 7.5 metres from in-ground water tanks. 

• 3 metres up-slope of a building and 1.5 metres down-slope of a building. 

• 3 metres up-slope of an adjacent lot and 1.5 metres down-slope of an adjacent lot. 

• 20 metres from groundwater bores. 

• 1.5 metres from base of trench to seasonal high-water table. 

Where a site is flat, down-slope setback distances may be used.  

For this site, these EPA setbacks are achievable.  

While a detailed design of the system is beyond the scope of this report, the schematic diagrams provided 

in the Appendices show the available area for the wastewater disposal field and potential conventional 

trench locations for the dispersal of secondary treated or level 3 greywater effluent at the site. The above 

setbacks should be adhered to during final positioning of the dispersal field.  

 

9 MANAGEMENT AND MAINTENANCE PROTOCOLS 

Maintenance and monitoring of the wastewater treatment system is to be carried out in accordance with 

the certificate of approval and Central Goldfields Shire Council’s permit conditions. In addition, for the 

long-term benefit of any wastewater treatment system there are a number of requirements for the owner 

to follow, namely: 

• Minimise domestic water use. 

• Minimise the use of non-biodegradable detergents. 

• Use biodegradable soaps and low-phosphorus detergents. 

• Restrict the use of germicides, ie. disinfectants. 

• Minimise the discharge of fats, grease or chemicals into the system. 

• Monitor quality of groundwater (if applicable). 

• No sanitary or other hygiene products should be put in the system. 

• Follow any other specific instructions provided by the manufacturers of the tank. 

The following should also be considered for any disposal area at this site: 

• Should be well exposed to the sun and wind. 

• Alternate dispersal between different parts of the disposal field. 

• Should contain plant vegetation requiring high nutrient plants - a list of potential plants for the 

disposal field is provided in the Appendices. 
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• A dense cover of appropriate evergreen species will be required to assist with water and nutrient 

uptake, particularly in the wet periods. 

• Regularly harvest (mow) vegetation/grasses to maximize their uptake of water and nutrients. 

• In dry times, to ensure the viability of the vegetation on and around the disposal field, it may be 

necessary to water them occasionally. 

• Areas along the perimeter and below the disposal field should be vegetated with trees and shrubs. 

• There should be restricted access to the disposal fields for vehicles, visitors, pets and children, 

noting that a fully fenced off area may be required in some cases. 

• No permanent structures are to be erected over the reserve disposal area (where required). 

• Ensure the area is level by filling depressions with good topsoil (not clay). 

• While the disposal areas can be positioned to fit in with a landscape type design, it is easier to 

manage if they are all in one allocated area. 

 

10 OTHER ON-GOING MANAGEMENT, MAINTENANCE AND REPORTING 

PROTOCOLS 

It is the responsibility of the landowner to manage and maintain the complete domestic wastewater 

system, including the disposal fields. It is important that the owner compiles all services and actions 

conducted on the selected system and the disposal field and makes them readily available to the Central 

Goldfields Shire Council, when requested. 

If either the system or the disposal field fails, it is important that a qualified person, ie. plumber, be called 

out quickly to limit any damage. The Central Goldfields Shire Council should also be contacted at the 

earliest possible convenience to assess any potential health issues that may have occurred due to the 

failure. 

If or where no mains water is available, provisions should still be made at the planning stage to collect as 

much water from roof catchments via water tanks as possible. Furthermore, all proposed buildings should 

have their structure designed to maximise their water catchment potential and typically have water tanks 

with a volume that can sustain the dwelling for the summer months. It is recommended that a separate 

tank be considered for non-potable requirements such as fire prevention and watering purposes during 

drier times.  
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11 CONCLUSION 

The Land Capability Class Rating (LCCR) of the site was determined to be a 5, primarily due to the risk of 

sodic/dispersive soil at the site. Given the constraints to the site identified by the LCCR, the following 

systems are recommended: 

• A secondary wastewater treatment system; or a dry composting toilet and a separate greywater 

treatment system connected to: 

o a conventional trench system with a minimum total trench length of 40m where the 

trenches are 0.6m in width. 

A minimum 20/30/10 effluent quality (BOD < 20mg/L, TSS < 30mg/L and E. Coli < 10cfu/100mg) should 

be maintained by the selected secondary treatment system. A manufacturer-accredited maintenance and 

service contract to ensure regular servicing of the system should be implemented. 

It is noted that the proposed development will be “off-grid” and an unpowered system is desirable. A 

wormfarm system that is rated to secondary quality may be preferred. 

Where the dry composting system with a greywater system is selected, the effluent from the selected 

greywater system should meet Level 3 greywater quality (equivalent to secondary all-waste effluent 

standard) and be designed for the processing of kitchen wastewater. 

Preparation of the receiving soil by the application of gypsum should be undertaken at 1kg/m2. 

Trenches should have a maximum length of 20 metres per trench and be either gravity fed or have LPED 

lines to ensure even distribution of the effluent along the trench length.  

The EPA provides a list of approved options for appropriate treatment systems, many of which can 

achieve the recommended level of performance. Details of the chosen system should be included on the 

Septic Tank Permit to Install application provide to the Central Goldfields Shire Council. 

It remains the responsibility of the property owner/plumber to make the final selection of the treatment 

systems and forward this information to Central Goldfields Shire Council for approval prior to installation. 

Strict adherence to the maintenance and monitoring of the installed system is also an essential part of the 

ongoing wastewater treatment and disposal program.  

  

Benj Beatty BA/BSc (Hons), MPA, MAusIMM, MAIG  

Director / Geologist  
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DISTRIBUTION 

Electronic copies 

Wendy von Dok (Site owner) vandokwendy@gmail.com 

Benj Beatty (Western Victoria Soil Testing) info@wvst.com.au 

This document was prepared for the sole use of the Wendy von Dok and the regulatory agencies directly 

involved in this project. No third party should rely upon any of the information contained in this document 

without the prior consent of Western Victoria Soil Testing. 
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Site of proposed residence at time of investigation, looking southwest. 

 
Site at time of investigation, looking northeast. 

APPENDIX C – SITE PHOTOGRAPHS  
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Site at time of investigation, looking southeast. 

 
Site at time of investigation, looking north. 
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Site at time of investigation, looking south. 

 
Site at time of investigation, looking west. 

  



 

Report 250713-2   
   

 

 

  

APPENDIX D – NATA ACCREDITED 

TEST REPORTS 







78 Mornington Street 
NORTH GEELONG VIC
Ph :  52771900       FAX :  52771922

REPORT OF DETERMINATION OF pH OF A SOIL
AS1289.2.1.1, AS1289.4.3.1

 

Lab Number :

Sampled By : Date Sampled :

Sampling Method : 

Date Tested : Material :

Solution Tested at Ratio : 30g  and 75g water

Natural

27/06/2025
Authorised Signatory : Date :NATA Accredited Testing Facility. Accreditation Number 10644. 

Accredited for compliance with ISO/IEC 17025 - Testing

26/06/2025

24/06/2025

Distilled 17oCWater Type & 
temperature :

24/06/2025

Sampled by Client method not known. Results relate to testing performed only.

Sample Source / Identification : BH 3

Client

Clay

NOTE : Conductivity test results reported in this report are excluded from 
references to NATA including accreditation of the test results

Date received 
:

pH of Distilled Water before use : 7.05

/  Air Dried

5.3

22

7732/25/435

Client : Western Victoira Soil Testing 20 Boak Ave Myt Helen VIC Project: Lab testing ex Amherst Your Ref : 250713-2

Sample pH: 

Sample Moisture Content (%)

Sample Conductivity (uS/cm) 180
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APPENDIX E – WATER BALANCE 
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Distribution pipes of effluent systems are not generally subject to root blockage if constructed as 

recommended by the Code of Practice. The following list, although not exhaustive, is included as a guide 

to species that have been found from industry experience to be satisfactory. 

 

 Botanical names Common names 
  

 Phragmites australis Common Reed 

 Canna x generalis Canna Lily 

  Calla Lily 

  Ginger Lily 

 Acacia howittii Sticky Wattle 

 Callistemon citrinus Crimson Bottlebrush 

 Callistemon macropunctatus Scarlet Bottlebrush 

 Leptospermum lanigerum Wooley Tea-tree 

 Melaleuca decussata Cross Honey Myrtle 

 Melaleuca ericifolia Swamp Paperbark 

 Melaleuca halmaturorum Salt Paperbark 

 Tamarix juniperina Flowering Tamarisk 

 Eleocharis acuta Cannas 

 Common Spike-rush 

 Buffalo/Kikuyu 

 Geranium 

 Hydrangeas 

 Tall Wheat Grass 

 Strawberry Clover 

 White Clover 

 Perennial Rye 

 Bougainvillea 

 

Note: Care should be taken when locating trees to ensure they do not shade the system unless they draw 

from it. 

 

Contact your local garden nursery for water tolerant plants or refer to gardening books such as: 

• Grow What Where, The Australian Plant Study Group, Viking O’Neill (Penguin Books, 1990) 

• Gardening with Australian Plants, Roger Eliot (Lothian Publishing, 1990) 

  

APPENDIX F – POTENTIAL PLANTS FOR 

THE DISPOSAL FIELD 
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Planting in damp conditions 

 
 

Tree planting near disposal fields and drains 

 

Bushes, shrubs and trees should generally not be permitted to grow directly over absorption trenches or 

sand filters to minimise problems should the systems need to be dug up for maintenance. Where trees are 

near drainage lines, difficulties with roots entering the drains can be anticipated. Plants listed below 

should not be planted near drains (within 8 metres) due to the risk of pipe blockage. 

 

 Botanical names Common names 

  

 Eucalyptus camaldulensis River Red Gum 

 Eucalyptus citiododra Lemon-scented Gum 

 Fraxinus raywoodi Claret Ash 

 Eucalyptus cladocalyx Sugar Gum 

 Plananus (all species) Plane Trees 

 Populus nigra, etc. Poplar 

 Salix babylonica, etc. Weeping Willow 

 

The following plants are generally satisfactory for planting up to within 2 metres of any drain or drainage 

area.  

 

 Botanical names Common names 

  

 Acacia lonifolia Sallow Wattle 

 Callistemon viminalis Weeping Bottlebrush 

 Callistemon lilacinus Lilac Bottlebrush 

 Eucaluptus preissiana Bell-fruit Mallee 

 Viminaria juncea Native Broom 

  

 

.   
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COVER SHEET 

 

 

Please note this permit application is made up of several documents. Due to 
their size they will be submitted in 4 separate emails as summarised below. 

A. CGS Council Application Form, printed page with signature and 
Land Title documents. 

B. Supporting Information (this document)  
C. Land Capability Assessment  
D. Bushfire Management Statement 

  

 

 

B. SUPPORTING INFORMATION 

 

Table of Contents 

 

1. Proposal            P2  
o Why a planning permit is being sought 
o Description of the site and proposed new dwelling   

  
2. Existing Conditions        P10 

o Current use 
o Access 
o Physical features and climate 
o Power supply 
o Water  
o Wastewater-see attached LCA 

 
3. Responses to Decision Guidelines Clause 35.07-6   P15 

o General issues 
o Agricultural issues 
o Environmental issues 
o Design and siting issues 
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1  The Proposal 

Why a planning permit is being sought 

I seek a permit to replace a decades old dwelling with a new dwelling of similar size in the 
same area. Prior to me purchasing the property in 2012, the old dwelling accommodated 
shearers so it has been in continuous use as a dwelling for decades. The dwelling is an 
integral part of the farm’s ongoing development, but it was poorly designed and is now 
compromised by termite damage and weathering and needs to be replaced.   

Figure 1a shows the shearer’s dwelling in the background and shearing shed in the 
foreground, as they were in 2012. Figure 1b is a close-up of the shearer’s dwelling in 2012 
and Figure 1c, the dwelling in 2025.  

   

 (a)  2012 Facing South-West                     (b) 2012  Facing South 

 

 

 

 

 

 

 

 

 

   (c) 2025 Facing South-West 

 

Figure 1 (a) Shearer’s dwelling (background) and shearing shed (foreground) in 2012 when 
I purchased the property (b) close-up of the dwelling in 2012 and (c) close-up of the dwelling 
as it is now in 2025.  
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The old wooden shearing shed is still intact and is being used as a storage area but is also 
degraded and will eventually be dismantled. The corrugated roof and steel posts which were 
added on not long before I purchased the property (Figure 2) are very sound and will be 
retained as a carport for machinery and vehicles.  

(a) Facing North 2012            (b)  Facing North 2025                          

Figure 2 (a) Shearing shed in 2012 and (b) now in 2025 where some walls have been 
removed to make way for a carport and work bench under the metal roof which was 
constructed not long before I purchased the property 

 

Description of the site and proposed new dwelling  
The property is 8 Ha or 20 Acres and rectangular in shape being 362m x 224m (Figures 3 & 
4). The old dwelling and shearing shed are in the NW corner along the West boundary. 
There are no other structures on the property. 

The new dwelling will be located slightly further NE of the old dwelling, but it will still be at the 
highest part of the property in a relatively flat area. The existing dwelling has a footprint of 
about 80 m2 and the proposed dwelling will have a footprint of about 100 m2 (Figures 4, 6,7). 
 
The building location and concept design are depicted in site, floor and elevation plans in 
Figures 6-8 below. The building will be a simple rectangular shape, single storey, with a 
timber frame construction, hip roof, plaster interior cladding and corrugated iron external 
cladding and roofing. The house will be raised on concrete stumps to address the LSIO but 
the open area underneath the building will be covered to comply with the BMO. The house 
will be constructed to BAL 19 standard. External walls will be Eucalyptus green Colorbond 
and the roof a light slate Colorbond. The base boards will be a light slate grey and made of 
fibro-cement. All windows will be sliding aluminium. Stormwater movement will be facilitated 
around the building with swales. There will be a small 1.8 m wide veranda and decking on 
the east side to provide shade in summer and a small porch at the back to protect the back 
entrance from wind and rain.  
 
Using a similar site and footprint to the existing dwelling is preferable for several reasons. 

• No agricultural land needs to be sacrificed, disrupted or degraded. 

• It’s the highest point of the property which is beneficial in the context of the LSIO, 
drainage of stormwater and wastewater diversion by gravity to the east. 

• It is a relatively flat site so no excavation is required.  

• It’s close to the existing all-weather crossover from Lillicur Rd and driveway. 

• It’s a safe distance, e.g. about 200m away from the gas pipe easement. 

• It’s a defendable space close to a tanked water supply. 
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Figure 3 Aerial photo of the property showing the property boundary and existing buildings 
in the NW corner  
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Figure 4 Aerial photo showing the existing dwelling in the bottom right-hand corner and site 
of the proposed new dwelling, slightly further NE.  
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Figure 5 Site of the proposed new dwelling, taken from the driveway facing W-SW. The old 
dwelling sits to the left and the shearing shed to the right. 
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Figure 6 Scaled site plan showing the existing and proposed new dwelling 
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Figure 7 Scaled concept floor plan for the proposed new dwelling 
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Figure 8 Scaled concept elevation plans of the proposed new dwelling 
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2  Existing Conditions 

Current use 
The land is being transformed into a regenerative native plant farm that produces food, 
foliage, timber and native grass seeds.  

When I purchased the property in 2012, it was cleared, weedy, heavily compacted from over-
grazing, polluted with agricultural chemicals and had poor quality exposed soil (Figure 9). 
There were only 4 very old growth trees on the property, and all are along the boundary 
fences, well away from the dwelling, 2 are Yellow Gum and 2 are Grey Box. 

The property, now called Amherst Farm, has more vegetative cover, fewer weeds, less 
erosion and is far more productive (Figure 10). There is a mixture of grasses covering the 
whole property, and so far about 30% of the farm has been planted out with shrubs and 
trees. The intent is to plant another 1,000 seedlings over the next 5 years, mainly Wattles, 
Sandalwood and Box-ironbark Eucalypts (see Figure 11). 
         

 

(a)         (b) 

Figure 9 Photos of the property in 2012 when I purchased it (a) view from West boundary 
fence next to the dwelling and (b) view from the NW corner. 

 

                                                                                                           
(a)       (b)  

Figure 10 Same views as in Figure 3 but taken in 2024 to illustrate the increase in 
vegetation cover (a) view from West boundary fence next to the dwelling and (b) view from 
the NW corner. 
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Figure 11 Semimature Wattle, Sandalwood and Eucalyptus trees that are being grown at 
Amherst Farm for edible seeds, nuts and high value timber, native grass seeds are also 
being harvested. 

 
 
Access 
There is an all-weather crossover from Lillicur Rd (Figure 12a) and driveway into the 
property (Figure 12b). Both are at a high point of the property. There is also an unsealed 
Government Road that runs along the West boundary in the neighbouring property (Figure 
13) with an accessible gate close to the gas pipe easement in the SW corner. There is plenty 
of room for vehicles to manoeuvre and turn once you pass through the front gate. 

 

    (a)                             (b) 

Figure 12 (a) Crossover from Lillicur Rd (b) driveway into the property/dwelling 
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Figure 13 Government Road which runs along my West boundary in the neighbour’s 
property, access can be gained to my property through a gate at the SW corner.  

 

 

Physical features and climate 
The land has a gentle gradient of about 1:60 or 2-3% with the highest contour along the 
West boundary (Figure 14). The highest point is where the old dwelling is now. The property 
drains in a NE direction. There is no natural permanent or running water on the property. 
There is a small dam <1ML on the NE boundary, but it is always dry in Summer. It does not 
appear to be sealed properly. 

Amherst climate ranges in extremes from severe 40oC heat and dry in summer to frosts as 
low as -5oC and heavy rain in winter. The closest BoM weather station is at Talbot, 7 km 
away where median annual rainfall is 540mm. However, Talbot long-term data have a lot of 
gaps so the Maryborough weather station data, 15 km away has been used for the 
calculations in Tables 1 &2. Median annual rainfall at Maryborough is 535.6 mm. Winds 
dominate from the South and SW all year with hot North winds occurring frequently in 
Summer. 

 

Power supply  
There is no mains power, so the existing dwelling is completely off-grid. Current power 
comes from a combination of solar for electricity, gas cylinders for cooking and hot water, 
wood heating, petrol driven pumps and a petrol generator as back-up. This same mix of 
energy sources will be used for the new dwelling, but the solar panels will be scaled up from 
200W to 1000W and the batteries scaled up from 300Ah to 750Ah.  
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Figure 14 Contour map of the catchment surrounding 185 Lillicur Rd Amherst. 
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Wastewater 
In the absence of a sewerage system, mains water or mains power, a Land Capability 
Assessment (LCA) was undertaken by Western Victoria Soil Testing to assess the soil’s 
suitability and capability to both treat and retain all generated effluent within the allotment’s 
boundaries. 
 
The Land Capability Class Rating (LCCR) of the site was determined to be a 5, primarily due 
to the risk of sodic/dispersive soil at the site. Therefore, wastewater will be managed as per 
the recommendations of the LCA. That is, a secondary wastewater treatment system 
connected to a conventional trench system with a minimum total trench length of 40m and 
where the trenches are 0.6m in width. The treatment system chosen will achieve a minimum 
20/30/10 effluent quality (BOD < 20mg/L, TSS < 30mg/L and E. Coli < 10cfu/100mg).  
 
The quality of grey and blackwater will be managed, as much as possible, at the source, by: 

• using efficient appliances and being frugal with water use, 

• not discharging bleach or caustic cleaning chemicals down the drains,  

• using gentle liquid detergents for cleaning and where necessary an antimicrobial 
surface spray, 

• filtering hair, lint and food at the drains, 

• using only liquid, phosphorus free, and low sodium detergents, body wash, and 
shampoos, 

• using buckets for cleaning and washing that can be emptied onto different plants, 

• using buckets to collect clean water from the shower as the temperature warms, 

• not pouring oils and fats down the drain, these will be soaked up by paper towel and 
burnt or composted. 
 
 

3  Responses to Decision Guidelines of Clause 35.07-6 

General Issues 
• This application is for a permit to replace a decades-old, degraded dwelling with a 

modest new resource-efficient dwelling in the same area and with a similar footprint. 
Prior to 2012, when I purchased the property, the dwelling accommodated shearers 
and other stock workers so it has been in continuous use as a dwelling since it was 
built, possibly in the early 1980s. The dwelling is now integral to the operation of 
Amherst Farm where native trees are being grown for food, foliage and timber. 

• None of the neighbours wish to live on their properties and so there is no reason why 
this proposal to replace an existing dwelling should lead to the proliferation of other 
dwellings in the area. 

• The farm has a LSIO, but the dwelling and planned wastewater discharge field are 
both in the upper contours of the flood plain. The house will be built on stumps.  

• Constant presence and surveillance will improve security and lessen the chance of 
break-ins and theft of expensive farm machinery and tools which have occurred in 
the past.  

• The gas pipeline easement, about 200m further south of the dwelling will not be 
affected. There are no covenants or Section 173 agreement that relate to the 
property. 

• The old dwelling will eventually be dismantled and retuned to grass. 

Agricultural Issues 
• The property is 8 Ha, which is less than the preferred 40 Ha for a dwelling in a Farm 

Zone, but this application only wants to replace old for new. Having a proper 
residence will accelerate the farming and regeneration of the land as it will allow the 



Application for a CGSC Planning Permit re: 185 Lillicur Road Amherst  3371                         

Application Date August 2025 16 Applicant Dr Wendy van Dok 
 

owner to be on site full-time. It will also increase the agricultural and economic value 
of the land. 

• Why such a small parcel of land was zoned Farming in the first place is unclear. 
However, it is unlikely the parcel of land could sustain any traditional agriculture, at 
least not profitably. Had the property been left as it was in 2012, it is likely it would be 
in even worse condition than it was back then.  

• Both neighbouring farm owners had the opportunity to buy the land and expand their 
farms before I purchased it, but they chose not to. Therefore, replacing the old 
dwelling with a new, more sustainable building is not going to limit their operations. 

• Based on my experience of staying at the property intermittently over the past 10 
years, to date, no activities on neighbouring farms have adversely affected my farm 
except for road dust and a couple of times when the use of insecticides killed a lot of 
bees and other insects. However, since I spoke to my neighbour about the dead 
bees, he has not sprayed again. 

Environmental Issues 
• Some shrubs and young trees will need to be removed to comply with the BMO but 

these were all planted by me over the past 10 years. There are only 4 old growth 
trees on the property, and none will be affected by the building. 

• Managing grass, bushfire hazards, pest animals and other land issues will all be 
easier with a permitted residence and constant presence. 

• Over ten years, regenerative farming practices have improved the land significantly.   
o Erosion of topsoil from the higher, more exposed parts of the property has 

been ameliorated by the roots of trees and shrubs, and by keeping grass 
cover all year.  

o Patches of soil that were rendered sterile by chemicals in the past have had 
green clippings piled on them for many years and are slowly recovering.  

o By pruning limbs and foliage and allowing them to remain on the ground, 
carbon and other nutrients are being returned to the soil which not only 
improves fertility but also provides habitat, protects the soil in summer and 
helps slow stormwater flow and impedes erosion.  

o Acacias, which are legumes, are grown extensively but many are short lived 
so when they die and are cut down, the roots are left in the ground which 
helps to nitrify the soil. 

o The trees, by way of their deep roots, are reversing the effects of previous 
land clearing by transpiring groundwater and lowering the water table.  

o Soil biota and terrestrial wildlife have increased significantly. Insects in 
particular bees, are thriving which benefits all farms in the vicinity.  

o Finally, several weeds like thistles have been eradicated and others like cape 
tulip are now under control.  

Design and Siting Issues 
The new dwelling will be sited at the highest part of the property in a relatively flat area. The 
only earthworks required will be post hole digging and the associated trench works for 
effluent disposal.  
 
The building design has been heavily influenced by the BMO and LSIO and is intended to be 
resource efficient in terms of water, energy and materials. The external colours, Eucalyptus 
green and slate grey will merge with the landscape and enhance the area once the old 
buildings are demolished. 
 
Building next to the existing dwelling is preferable for several reasons. 

• No agricultural land needs to be sacrificed, disrupted or degraded. 

• It’s close to the all-weather crossover from Lillicur Rd and driveway into the property, 

• It’s as far away as possible from the gas pipe easement and small dam. 
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• It’s a defendable space close to a tanked water supply. 

• No old growth vegetation will be affected. 

• The closest waterway, Daisy Creek, is about 110m north and bends further away in a 
northerly direction. It is ephemeral. 

• With regards to the BMO, the risk to life, property and community infrastructure has 
been reduced to a low level, as bushfire hazard can never be eliminated. 

• There will be no change to traffic except perhaps during the build. The main 
disruption will be trucks entering and exiting and some minor earthworks. 

In conclusion, replacing the existing dwelling, which has been in continuous use for decades, 
with a more sustainable and safer dwelling, will have many benefits. It will accelerate the 
farm’s progress, improve agricultural productivity and enable the environmental benefits of 
regenerative farming at Amherst Farm to be extended.  

 

 

 

 

 






