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Use of Report 

This report has been prepared by Centrum Town Planning with all reasonable 

skill, care and diligence, and taking account of the timescale and resources 

allocated to it by agreement with the Client.  

Information reported herein is based on the interpretation of data collected, which 

has been accepted in good faith as being accurate and valid.   

This report is for the exclusive use of Moorabool Shire Council. 

No warranties or guarantees are expressed or should be inferred by any third 

parties. This report may not be relied upon by other parties without written 

consent from Centrum Town Planning.  Centrum Town Planning disclaims any 

responsibility to the Client and others in respect of any matters outside the agreed 

scope of the work.  
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land uses in this report, in no way represents any support or otherwise from 
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Abbreviations 

Commonly used abbreviations in this report are set out in the table below. 

  Abbreviation Full description 

Bacchus Marsh UGF Bacchus Marsh Urban Growth Framework 

Background Report Planning Study - Background Report, March, 2019 

Council Moorabool Shire Council 

DELWP Department of Environment, Land, Water and Planning 

EES Environment Effects Statement 

EP Act Environment Protection Act 2017 

EPA Environment Protection Authority (Victoria) 

ESO Environmental Significance Overlay 

GED General Environmental Duty 

GRZ General Residential Zone 

IN1Z / IN2Z / IN3Z Industrial 1, 2&3 Zones 

MBC Maddingley Brown Coal Pty Ltd 

MRSD Act Mineral Resources (Sustainable Development) Act 1990 

MSS Municipal Strategic Statement 

P&E Act Planning & Environment Act 1987 

PEP Parwan Employment Precinct 

PPF Planning Policy Framework 

SEPPs State Environment Protection Policies 

SUZ Special Use Zone 

VPP Victoria Planning Provisions 

WRR Waste and Resource Recovery 

WRRG Waste and Resource Recovery Group 



 

 

 

Definitions 

Key definitions used in this report are set out in the table below. 

Term Definition Source 

Agent of change 
Principle that the person or entity that is responsible for the change is responsible for managing the impact of the 

change. 
ERM, 2018 

Amenity 
The circumstances needed for a person need to live comfortably, such as the absence of excessive dust, odour and 

noise. 
ERM, 2018 

Buffer The land that is used to achieve a separation distance between uses to minimise amenity impacts This document 

Maddingley Brown Coal Calleja Group and subsidiary companies This document 

Maddingley WRR Hub 

separation distances 

The amalgamated EPA recommended separation distances relating to composting and coal mining operations at 

Maddingley WRR Hub, comprising a 2,000 metre separation distance for composting and 1,000 metre separation 

distance for coal mining. 

This document, with reference to 

the Amendment C81 Panel 

Report 

Maddingley WRR Hub The land comprising MBC®s operations as defined in the Bacchus Marsh Urban Growth Framework Plan  Bacchus Marsh UGF, 2018 

Putrescible waste Readily decomposes and includes food and organic material from gardens. SWRRIP 

Reverse amenity Impact of sensitive uses affecting an industrial or similar activity in a way that limits their operations. This document 

Section 173 Agreement Legal agreement registered on title under the provisions of Section 173 of the Planning and Environment Act.   This document 

Sensitive use 

Any land uses which require a particular focus on protecting the beneficial uses of the air environment relating to human 

health and wellbeing, local amenity and aesthetic enjoyment, for example residential premises, child care centres, pre-

schools, primary schools, education centres or informal outdoor recreation sites.  

EPA 1518  

Solid inert waste Neither chemically nor biologically reactive and will not decompose and includes glass, sand and concrete. SWRRIP 

Separation distance Distance between land uses that require a buffer. This document 

Threshold distance Point beyond which a planning permit or assessment is needed for a use. 
This document and Clause 

53.10. 

Upset conditions 
Breakdown in plant or extreme weather conditions which results in emissions above and beyond what the site is licensed 

to emit.   
ERM, 2018 

Waste hub Facilities, or groups of facilities, that process or manage waste and material streams. SWRRIP 

Waste to energy 
The production of usable forms of energy from individual or mixed material streams. Energy products include electricity, 

heat, biogas and process derived fuels. 
SWRRIP 

Source: Centrum Town Planning, 2021, ERM, 2018, 3, Sustainability Victoria, 2018, Moorabool Planning Scheme
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The Maddingley Planning Study (the Planning 

Study) provides the strategic foundation for 

changes to the Moorabool Planning Scheme that 

will guide future land use and development within 

the study area and within separation distances to 

industrial uses.  

The Planning Study is also intended to be used as 

an engagement and advocacy tool for 

communicating the standards that industries are 

expected to uphold.  This includes expectations in 

relation to best practice operations, social 

responsibility and the consideration of the 

surrounding community.   

Notwithstanding this role, there are some factors 

that have a major impact on people and 

businesses, but which cannot be addressed by 

planning policy or planning controls and must be 

taken up by direct engagement with stakeholders 

and co-regulators. 

The study area 

The study area (shown in Figure ES1) is 

strategically located immediately to the south of the 

existing urban area of Bacchus Marsh, which  is a 

rapidly growing regional centre that is located mid-

way between Melbourne and Ballarat.  

The study area is predominantly rural in character 

with large areas of land zoned for farming and 

industry.  Major land uses in the study area include 

dwellings, the JBD Industrial Estate, Calix and the 

Maddingley Waste and Resource Recovery (WRR) 

Hub, which comprises a landfill, resource recovery 

and composting activities and a coal mine.   

Brown coal is located underneath much of the 

study area.  Since the late 1990s, approximately 

half of the study area has been zoned Special Use 

Zone (SUZ1), which facilitates coal mining and 

discourages dwellings. 

Bacchus Marsh Grammar School, a growing 

primary and secondary school, is located 

immediately to the north of the study area.  

Background 

The Planning Study was developed in 2018-2021 

and was informed by a comprehensive 

consultation program.   

The need for the Planning Study was identified in 

the Bacchus Marsh Urban Growth Framework 

(UGF; 2018), which identifies urban growth 

investigation areas that form part of the settlement 

vision for the town.   

The study area is closely connected with this vision 

as it is located immediately to the west of the future 

Parwan Station residential and commercial growth 

precinct and to the north west of the future Parwan 

Employment Precinct.   

By 2041, the population of the Bacchus Marsh 

District is forecast to almost double from 

approximately 24,000 to approximately 46,000.  

This will create demand and ongoing pressure for 

commercial, industrial, and other land uses 

associated with residential development and 

population growth to meet the needs of residents.    

One of the key issues in the study area is that EPA 

recommended separation distances (associated 

with existing industrial and mining uses) extend up 

to 2,000 metres around the activity area at the 

Maddingley WRR Hub.  These separation 

distances aim to protect both existing industries 

and sensitive uses, however, they affect two 

schools and large numbers of dwellings, both 

within the study area and beyond.  This situation 

has a number of significant and complex 

implications for future land use and development in 

these areas, which are explored in the Planning 

Study.  

Another key issue is that the SUZ1 (coal mining) is 

currently applied to a large number of properties 

(including 10 dwellings) that are located beyond 

the the boundaries of Mining Licence 4701 

associated with the Maddingley WRR Hub. 
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The Planning Study represents an important step in 

balancing the various interests that exist within and 

beyond the study area.  It will also guide future 

planning decisions with a focus on more mutually 

beneficial outcomes for all stakeholders.   

Planning objectives for the study area 

The Planning Study has developed a suite of 

objectives, strategies and planning principles which 

seek to provide long term net community benefit 

outcomes.   

It has established the following overarching 

objectives for the study area: 

¶ To protect sensitive land uses against 

encroachment from land uses with adverse 

amenity potential. 

¶ To protect industrial land uses against 

unplanned encroachment from sensitive 

land uses. 

¶ To achieve an appropriate mix of land use 

and development, compatible with 

surrounding land uses. 

¶ To respect the existing statutory approvals 

in the study area and uses with existing use 

rights. 

¶ To outline the best practice expectations 

for the Maddingley WRR Hub, coal mining 

and other industrial uses within the study 

area. 

¶ To protect environmental values such as 

significant remnant native vegetation, the 

Parwan Creek environs, waterways and 

other catchments. 

Recommended changes to the Moorabool 

Planning Scheme 

The Planning Study recommends the following 

changes to the Moorabool Planning Scheme 

through the preparation of a planning scheme 

amendment: 

¶ Amend the Municipal Planning Strategy 

(MPS) and Planning Policy Framework 

(PPF) to incorporate the relevant 

objectives, strategies and planning 

principles from the Planning Study, as 

appropriate.  

¶ Reduce the extent of the "Maddingley WRR 

Hub including coal mine" in the Bacchus 

Marsh Urban Growth Framework Plan in 

the PPF, to accord with the boundary in 

EPA Licence 45288 and Mining Licence 

4701. 

¶ Prepare a new Schedule 6 to the Special 

Use Zone and apply it to the reduced 

Maddingley WRR Hub area (portion of Sub-

area 1 (North east)).  

¶ Rezone crown land known as Parwan 

Creek Water Frontage Reserve (portion of 

Sub-area 2 (South west)) from Farming 

Zone (FZ) to Public Conservation and 

Resource Zone (PCRZ). 

¶ Rezone land at 1 South Maddingley Road 

Maddingley (portion of Sub-area 4 (North 

west)) from SUZ1 to Commercial 2 Zone 

(C2Z). 

¶ Rezone the balance of the SUZ1 land in 

Sub-area 4 (North west) to Industrial 3 

Zone (IN3Z), subject to a review of 

industrial land supply and demand in the 

municipality, with a particular focus on land 

for light/service industry.  Alternatively, if 

IN3Z cannot be strategically justified, 

rezone the SUZ1 land to FZ. 

¶ Rezone land in the northern half of 

Sub-area 3 (West) from Industrial 2 Zone 

(IN2Z) to Industrial 1 Zone (IN1Z). 
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¶ Rezone all of the land in Sub-area 5 (North) 

from SUZ1 to IN3Z, subject to a review of 

industrial land supply and demand in the 

municipality, with a particular focus on land 

for light/service industry.  Alternatively, if 

IN3Z cannot be strategically justified, 

rezone the land to FZ. 

¶ Rezone all of the land in Sub-area 6 (North 

east) from SUZ1 to Industrial 3 Zone and/or 

Commercial 2 Zone (C2Z), subject to a 

review of: 

- industrial land supply and demand in 

the municipality, with a particular focus 

on land for light/service industry; and 

- commercial land supply and demand, 

with a particular focus on potential 

uses within the Commercial 2 Zone. 

Alternatively, if IN3Z and/or C2Z cannot be 

strategically justified, rezone the land to FZ  

¶ Rezone land in Sub-area 2 and south of 

Parwan Creek in Sub-area 1 from SUZ1 to 

FZ. 

¶ Rezone land east of Cummings Road in 

Sub-area 1 from SUZ1 to RAZ.  

Alternatively, if RAZ cannot be strategically 

justified, rezone the land to FZ. 

These changes are shown in Figure ES2 below. 

Other Recommendations 

The Planning Study also recommends that Council 

engage with Maddingley Brown Coal (MBC) to: 

¶ gain an understanding of their long-term 

plans for their landholding; 

¶ encourage open air composting to be 

converted to in-vessel;  

¶ encourage best practice operations to 

minimise adverse impacts to the 

surrounding community and environment; 

and  

¶ explore the potential application of the 

Buffer Areas Overlay, with MBC to be 

responsible for undertaking the technical 

assessment work needed to inform the 

preparation of a planning scheme 

amendment. 
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Bacchus Marsh is a rapidly growing regional centre that is 

located mid-way between Melbourne and Ballarat. By 

2041, the population of the Bacchus Marsh District is 

forecast to almost double from approximately 24,000 to 

approximately 46,000.  

The Planning Study focuses on an area which is located 

immediately to the south of the existing urban area of 

Bacchus Marsh. The study area, which is identified in 

Figure 1, is located in close proximity to residential areas, 

schools, the Bacchus Marsh Railway Station and a short 

distance from the Bacchus Marsh town centre.  

The study area is also located immediately to the west of 

the future Parwan Station residential and commercial 

growth precinct and to the north west of the future Parwan 

Employment Precinct.  These precincts are shown on the 

Bacchus Marsh Urban Growth Framework (Bacchus 

Marsh UGF®) Plan shown opposite in Figure 1. 

The study area is mainly rural in character; however, parts 

of the study area are used intensively for industry, mining, 

landfill and waste management.  There are also a number 

of dwellings in the study area. 

These influences, namely, the diverse range of land uses 

within the study area and urban growth in the adjoining 

areas, are the fundamental influences that shape most 

elements of the Planning Study.  

Figure 1.  Excerpt from Bacchus Marsh Urban Growth Framework Plan (2018) 

 

Source:  Victorian Planning Authority, 2018, 10, study area added by Moorabool Shire Council.   

Study area boundary 
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Purpose 

The main purpose of the Planning Study is to provide the strategic foundation 

for potential changes to the Moorabool Planning Scheme that will guide future 

land use and development within the study area and within separation distances to 

industrial uses.   These changes will also allow appropriate new uses to 

establish and grow within a clear and robust planning framework. 

The need for the Planning Study was identified in the Bacchus Marsh UGF.  

The Planning Study represents an important step in balancing the various 

interests that exist within and beyond the study area.  It will also guide future 

planning decisions with a focus on more mutually beneficial outcomes for all 

stakeholders. 

The Planning Study is intended to be used as an engagement and advocacy 

tool for communicating the standards that industries are expected to uphold.  

This includes best practice operations, social responsibility and the 

consideration of the surrounding community.  It is recognised that there are 

some factors that have a major impact on people and businesses, but which 

cannot be addressed by planning policy or planning controls and must be 

taken up by direct engagement with stakeholders and co-regulators. 

The Planning Study has been prepared to be understood by a wide audience, 

including stakeholders with little prior knowledge of strategic land use 

planning. 

Planning Study aims 

The aims of the Planning Study are to: 

¶  review the existing planning controls that apply to the study area; 

¶ review the application of the SUZ1 to land beyond the the current 

boundaries of Mining Licence 4701; 

¶ identify opportunities for uses that can leverage off the strategic 

relationship with activities at the Maddingley WRR Hub; 

¶ explore issues relating to separation distances and buffers to the 

Maddingley WRR Hub based on past planning processes and existing 

information; 

¶ investigate options for future compatible land uses within the study 

area; 

¶ develop a planning framework for the study area that will better align 

with the long term vision for the growing regional centre of Bacchus 

Marsh, as identified in the Bacchus Marsh UGF;  

¶ develop new planning provisions for the study area and its various sub-

areas. 
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Project methodology 

Centrum Town Planning was engaged by Moorabool Shire Council (Council) in 

December 2018 to prepare the Planning Study.    The key steps in the project 

are shown below.     

Research & Analysis

Background Report

Consultation with Community and 
Agencies

Planning Study
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The study area is strategically located to the south 

of Bacchus Marsh in Moorabool Shire.  Bacchus 

Marsh is located between the three largest urban 

centres in Victoria:  Metropolitan Melbourne, 

Geelong and Ballarat, as shown in Figure 2.  

Bacchus Marsh is positioned along the major road 

and rail transport corridors between Melbourne 

and Adelaide. The town straddles Victoria®s 

Western Highway and the Melbourne-Ballarat 

railway line. 

The study area is located the following distances 

from key destinations and infrastructure in the 

region:  

¶ 6 kilometres to the west of the Melbourne 

Metropolitan area and Urban Growth 

Boundary, in Melton; 

¶ 31 kilometres to the west of the Western 

Ring Road; 

¶ 42 kilometres to the north of the Port of 

Geelong; 

¶ 45 kilometres to the west of the Melbourne 

Central Business District (Melbourne CBD) 

and Port of Melbourne;  

¶ 50 kilometres to the east of the Ballarat 

CBD.  

Figure 2.  Regional location map 

 

Source:   https://www.openstreetmap.org/, prepared by Centrum Town Planning, 2021. 

 

Study area 
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Moorabool Shire is set to experience significant growth and change over the 

coming decades. The population of Bacchus Marsh and its immediate surrounds 

including Darley, Maddingley, Merrimu/Hopetoun Park and Parwan Station, is 

expected to almost double from 24,000 in 2021 to 46,000 in 2041 

(www.profile.id.com.au/moorabool). 

Traditional economic drivers such as agriculture, timber, wool and beef 

production and mineral, stone and water extraction remain extremely important 

to Moorabool Shire®s economy. Residential growth, construction, retail and 

service industries, light manufacturing and tourism are emerging areas of growth.  

Plan Melbourne (2017-2050) 

Bacchus Marsh is identified in Plan Melbourne (2017-2050) as a peri-urban town 

or regional centre where growth should be supported as an alternative to 

metropolitan living, subject to the protection of character, agriculture and 

amenity (Policy 7.12).  Plan Melbourne identifies the importance of the timely 

delivery of infrastructure, together with growth boundaries to avoid urban sprawl 

and protect agricultural and environmental assets (Policy 7.12).   

Central Highlands Regional Growth Plan 

The Central Highlands Regional Growth Plan (Regional Growth Plan®) also 

supports urban growth for Bacchus Marsh as the second largest centre in the 

region (State of Victoria, 2014, 51).  It identifies the potential for growth to be 

attracted from Melbourne and its continued role as a commuter town®, whilst 

recognising the need to promote local employment opportunities.  The 

importance of providing physical and social infrastructure to cater for growth is a 

key issue identified in the Regional Growth Plan.  Figure 3 shows the Regional 

settlement framework plan from the Regional Growth Plan.  It shows that 

significant growth® is expected for the regional centre of Bacchus Marsh and the 

regional city of Ballarat. 

Figure 3.  Regional settlement framework plan ² Map 8, from Central Highlands Regional Growth 

Plan, 2014  

 

Source:  State of Victoria, 2014, 42. 
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The study area is strategically located immediately to 

the south of the Bacchus Marsh urban area.  It is 

located the following distances from key destinations 

and features in the Town, as shown in Figure 4: 

¶ immediately adjoins the Bacchus Marsh 

Grammar School campus to the north, a large 

and growing Prep to Year 12 school with 2,500 

students and a regional catchment; 

¶ 20-50 metres from land zoned General 

Residential to the north east and north west, 

some of which has development potential; 

¶ 200 metres to the south of Bacchus Marsh 

Railway Station, which connects the town to 

Melbourne and Ballarat by rail; 

¶ 500 metres to the south west of the Bacchus 

Marsh Irrigation District, a state significant 

irrigation and agricultural district on the Werribee 

River; 

¶ 600 metres to the north of the Bacchus Marsh 

Aerodrome; a centre for gliding and pilot training 

facilities; 

¶ 1.3 kilometres to the south of the Bacchus 

Marsh Town Centre; which offers extensive 

retail, commercial and civic services; 

¶ 2.5 kilometres to the south west of the Western 

Freeway, which provides access to Melbourne 

and Ballarat.  

Figure 4.  Local context plan 
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