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1 OPENING 

2 PRESENT AND APOLOGIES 

3 RECORDING OF MEETING 

As well as the Council for its minute taking purposes, the following organisations have 
been granted permission to make an audio recording of this meeting: 

• The Moorabool News; and
• The Star Weekly.

4 CONFIRMATION OF MINUTES 

S86 Moorabool Growth Management Committee Meeting - Wednesday 4 December 2019 

5 MATTERS ARISING FROM PREVIOUS MINUTES 

6 DISCLOSURE OF CONFLICTS OF INTERESTS 

Under the Local Government Act (1989), the classification of the type of interest giving 
rise to a conflict is; a direct interest; or an indirect interest (section 77A and 77B). The 
type of indirect interest specified under Section 78, 78A, 78B, 78C or 78D of the Local 
Government Act 1989 set out the requirements of a Councillor or member of a Special 
Committee to disclose any conflicts of interest that the Councillor or member of a Special 
Committee may have in a matter being or likely to be considered at a meeting of the 
Council or Committee. 

Definitions of the class of the interest are: 

• A direct interest (section 77A, 77B)

• An indirect interest (see below)
- indirect interest by close association (section 78)
- indirect financial interest (section 78A)
- indirect interest because of conflicting duty (section 78B)
- indirect interest because of receipt of gift(s) (section 78C)
- indirect interest through civil proceedings (section 78D)
- indirect interest because of impact on residential amenity (section 78E)

Time for Disclosure of Conflicts of Interest 

In addition to the Council protocol relating to disclosure at the beginning of the meeting, 
section 79 of the Local Government Act 1989 (the Act) requires a Councillor to disclose 
the details, classification and the nature of the conflict of interest immediately at the 
beginning of the meeting and/or before consideration or discussion of the Item. 

Section 79(6) of the Act states: 

While the matter is being considered or any vote is taken in relation to the matter, the 
Councillor or member of a special committee must: 
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(a) Leave the room and notify the Mayor or the Chairperson of the special committee
that he or she is doing so; and

(b) Remain outside the room and any gallery or other area in view of hearing of the
room.

The Councillor is to be notified by the Mayor or Chairperson of the special committee that 
he or she may return to the room after consideration of the matter and all votes on the 
matter. 

There are important reasons for requiring this disclosure immediately before the relevant 
matter is considered. 

• Firstly, members of the public might only be in attendance for part of a meeting and
should be able to see that all matters are considered in an appropriately
transparent manner.

• Secondly, if conflicts of interest are not disclosed immediately before an item there
is a risk that a Councillor who arrives late to a meeting may fail to disclose their
conflict of interest and be in breach of the Act.
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7 COMMUNITY PLANNING REPORTS 

7.1 ID POPULATION FORECASTS 

Author: Sarah Kernohan, Co-ordinator Strategic Planning 

Authoriser: Henry Bezuidenhout, Executive Manager Community Planning & Economic 
Development  

Attachments: 1. Population Forecast Presentation

PURPOSE 

To provide Councillors with the updated .id population forecasts. 

EXECUTIVE SUMMARY 

• Council .id population forecasts were updated in December 2019.

• The update reflects a number of changes in Moorabool since the last major forecast update,
most significantly the identification of new residential growth areas in Bacchus Marsh and
Ballan.

• In addition to the publicly available .id population forecast, a high growth scenario has been
prepared, providing for an ultimate population of 90,000 people.

• The population forecast is used across service units to assist in the planning and delivery of
Council infrastructure and facilities, advocacy for funding, and to estimate future budget.

• Officers will continue to monitor the population forecast for its performance against actual on
the ground lot releases and building certificate of occupancy and seek updates to the forecast
if needed.

RECOMMENDATION 

That Council: 

1. Receives 2019 .id Moorabool population forecasts update

2. Notes that Council Officers will work with .id to monitor and update the forecasts annually

BACKGROUND 

At the 5 December 2019 s.86 Growth Management Committee Meeting, a verbal update was 
provided on a number of strategic planning projects. During this update Councillors were advised 
that Council’s population forecasts had been updated and published online.   

The update specifically stated that; 

“ID Projections 

• New 2019 forecasts published through to 2041. Information is publicly available on ID
website.

• A high growth scenario was also developed.
• Councillors will be provided with a link and a future presentation be done”.
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Councils population forecasts are undertaken by .id a population and demographics company. .id 
provide population forecasts to over 130 Councils across Australia. Council has subscribed to the 
services of .id since the mid-2000s. The most recent update of Councils population forecasts in 
November 2019 is the sixth iteration of the forecast since 2006. 

PROPOSAL 

2019 Update 

Councils last major update to the population forecasts was undertaken in September 2015. Since 
this time the forecast has been monitored annually to check that it is tracking well against census 
data and building approvals. 

It is important at a Council-wide level to have accurate population forecasts. Population forecasts 
are used across service units to assist in the planning and delivery of Council infrastructure and 
facilities, advocacy for funding, and to estimate future budget.  

A major update to the forecasts was undertaken in late 2019 to reflect a number of recent changes 
in Moorabool, most significantly the identification of new land for residential development within 
the Bacchus Marsh Urban Growth Framework and the Ballan Strategic Directions. These two 
strategies identify areas for new greenfield development that will provide for an additional 28,000 
people in Bacchus Marsh and 5,800 people in Ballan. Significant additional infill development is also 
anticipated in both towns.  

Key Changes  

A number of key changes made to the forecasts since the last update are as follows; 

• Amendment to the Bacchus Marsh forecast area to include the entirety of the Underbank
Estate. This estate was previously split between the Bacchus Marsh and Rural East forecast
areas

• Creation of two new forecast areas ‘Parwan Station’ and ‘Merrimu Hopetoun Park’ to reflect
the residential growth in these two areas. Land within these two forecast areas was previously
located with the Rural East forecast area.

• Revised ‘Bacchus Marsh and surrounds’ forecast area, which includes the individual areas of
Darley, Bacchus Marsh, Maddingley, Merrimu Hopetoun Park and Parwan Station.

• Revised population forecasts, with significant changes in Ballan, Merrimu Hopetoun Park and
Parwan Station areas.

• Ballan – 2,496 (2019) to 6,741 (2041) – increase of 169%

• Merrimu Hopetoun Park – 1,580 (2019) to 11,426 (2041) – increase of 623%

• Parwan Station – 47 (2019) to 6,056 (2041) – increase of 12,901%

High Growth Scenario 

.id have prepared an additional ‘high growth’ forecast for Council. This forecast is for Council only 
and is not published online. The high growth forecast differs from the published forecast in that in 
provides for an accelerated level of growth within the Merrimu and Parwan Station precincts and 
provides an extended forecast through to 2051 (the published forecast forecasts to 2041). In the 
accelerated forecast, all Bacchus Marsh growth precincts are 100% complete by 2051, with the 
Ballan growth precincts at 71% compete. Accounting for 100% completion of the Ballan growth 
precincts, this provides for a forecasted ultimate population of 90,000 people within Moorabool 
Shire. 
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The high growth scenario provides a useful understanding of population growth if development 
occurs at a faster rate, and the implications that this increased level of growth will have on Council 
infrastructure and facilities, and delivery of services. It is also a useful tool for advocacy to state and 
federal government, as it provides an ultimate population of the Shire.  

.id Forecast website 

Council’s .id forecast is published online at https://forecast.id.com.au/moorabool. The website not 
only includes the current and forecast population for the various forecast areas, but also includes 
information such as average household size, demographic change (births, death, migrations etc) age 
structure and household type. The website also includes a function to create tailored reports e.g. 
number of three year olds within Maddingley in 2018 compared with 2041.  

Forecast Monitoring 

The forecast is monitored annually for performance. .id will review the forecast and advise if it is 
tracking higher or lower than that forecasted. It is at this point that .id will also ask that Council 
advise if there have been any changes that might impact the forecast e.g. rezoning, or strategic plans 
that identify new development areas. Council can also advise .id if it believes the forecast isn’t 
accurately representing actual growth, and request changes to the forecast. 

Council Officers (strategic planning, GIS and revenue) are currently working together to develop a 
system to ‘track’ lot releases and building certificate of occupancy. This will assist Council in more 
accurately tracking growth as it occurs. This will be an important tool in monitoring the performance 
of the .id forecast and reporting to .id, but also for Council in having a greater understanding of the 
growth, including how and where it is occurring. The more accurately we can track and forecast 
growth, the more accurately we can match this to our provision of services, infrastructure and 
facilities.  

COUNCIL PLAN 

The Council Plan 2017-2021 provides as follows: 

Strategic Objective 3: Stimulating Economic Development 
Context 3A: Land Use Planning 
The updated population forecasts are consistent with the Council Plan 2017 – 2021, in that they 
assist Council in planning for the growth of the municipality by providing information on the type of 
growth and where the growth is occurring.  

FINANCIAL IMPLICATIONS 

The service provided by .id is an annual subscription service that is covered by Council’s ICT budget. 

The more accurate Council’s population forecast is, the more accurately Council can forward 
estimate future budgets. It also assists Council in better planning for and delivering infrastructure 
and services to its growing community.  

RISK & OCCUPATIONAL HEALTH & SAFETY ISSUES 

There are no direct risk or occupation health and safety issues associated with the recommendation 
within this report.  

There are risks associated with having a inaccurate or poorly tracking population forecast. As 
outlined above, population forecasts are an important input to the services the Council provides. It 
is important that if growth is occurring at a faster or slower rate than projected, if it is occurring in 
a different location, or if the growth profile is different e.g. an increased number 0-5 year olds, that 

https://forecast.id.com.au/moorabool
https://forecast.id.com.au/moorabool
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Council is able to forecast this change and adapt its infrastructure and service delivery to match that 
of the forecast. This is particularly important as the Council experiences increased growth and 
associated demand for increased infrastructure and service delivery.  

COMMUNICATIONS & CONSULTATION STRATEGY 

The forecasts were prepared by .id based on census and building approval data, and information 
provided by Statutory Planning on existing approved developments and developments that are 
currently being assessed by Council, and Strategic Planning on future development areas. 

As noted above, discussions have commenced with revenue and GIS to create a system to track lot 
releases and building certificate of occupancy.  

VICTORIAN CHARTER OF HUMAN RIGHTS & RESPONSIBILITIES ACT 2006 

In developing this report to Council, the officer considered whether the subject matter raised any 
human rights issues. In particular, whether the scope of any human right established by the 
Victorian Charter of Human Rights and Responsibilities is in any way limited, restricted or interfered 
with by the recommendations contained in the report. It is considered that the subject matter does 
not raise any human rights issues. 

OFFICER’S DECLARATION OF CONFLICT OF INTERESTS 

Under section 80C of the Local Government Act 1989 (as amended), officers providing advice to 
Council must disclose any interests, including the type of interest. 

Executive Manager – Henry Bezuidenhout 

In providing this advice to Council as the General Manager, I have no interests to disclose in this 
report. 

Author – Sarah Kernohan 

In providing this advice to Council as the Author, I have no interests to disclose in this report. 

CONCLUSION 

Councils population forecasts have recently been updated to reflect a number of identified new 
residential growth areas in Bacchus Marsh and Ballan. The changes to the projections are important 
as they enable Council to plan for, and deliver, the infrastructure and services needed to 
accommodate this growth, by understanding how and where this growth is occurring.   

Officers are working to develop a system to track lot releases and building certificate of occupancy. 
This will assist Council in more accurately tracking growth as it occurs. Officers will continue to 
monitor the performance of the population forecast and will seek its review if it is found to be 
tracking higher or lower than that forecast. 
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7.2 URBAN DESIGN GUIDELINES 

Author: Ana Mitrov, Strategic Planner 

Authoriser: Henry Bezuidenhout, Executive Manager Community Planning & Economic 
Development  

Attachments: 1. Urban Design Guidelines    
  
PURPOSE 

EXECUTIVE SUMMARY 

• The preparation of Urban Design Guidelines is an action of the Bacchus Marsh Housing 
Strategy, Housing Bacchus Marsh to 2041.  The Guidelines provide specific guidance for both 
infill and greenfield development across Moorabool Shire. 

• The Guidelines provides a guidance tool for applicants and statutory planners to assist with 
the preparation of applications and assessment processes to ensure improved urban design 
outcomes can be achieved.   

• The Urban Design Guidelines will be published on Council’s website along with relevant 
strategic documents that provide direction on Council’s preferred neighbourhood character.  

RECOMMENDATION 

That Council: 

1. Notes the preparation of the Urban Design Guidelines at Attachment 1. 

2. Implements the Urban Design Guidelines on a 12-month trial period and reviews the 
Guidelines on completion of the trial period.  

 
BACKGROUND 

In 2016, Moorabool Shire Council (Council) engaged Mesh Urban Planning and Design (Mesh) to 
develop the Bacchus Marsh Housing Strategy, Housing Bacchus Marsh to 2041. The strategy, 
which was implemented through the Planning Scheme Amendment C79, states that Council does 
not have any guidelines/Council policy regarding urban design, environmentally sustainable design 
and landscaping requirements.  

An action of the housing strategy is to “Prepare Urban Design Guidelines for residential 
developments within Bacchus Marsh and use them to assist planners and applicants”. The action 
goes on to state that “The Guidelines should consider the public realm, built form, subdivision 
design, natural environment and landscape, front fencing and sustainability”.  

The preparation of the Urban Design Guidelines is timely as Moorabool, and in particular Bacchus 
Marsh, Ballan and Gordon experience increased levels of development. The guidelines will assist 
both developers and applicants in understanding concepts of good urban design and 
neighbourhood character, but also assist Officers in the assessment process.  

The guidelines are based on best practice planning and urban design and seek to ensure a high-
quality built form in both new estates and in infill development.  
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PROPOSAL 

Officers engaged Mesh to prepare the Urban Design Guidelines (the Guidelines) (Attachment 1). 
The Guidelines were prepared in conjunction with Council Officers, Council’s Heritage Advisor and 
included a workshop with a number of development industry representatives. It is important to 
note that while the action to prepare Urban Design Guidelines relates specifically to Bacchus 
Marsh (as it stems from the Bacchus Marsh Housing Strategy) the Guidelines have been prepared 
to apply to all residential development within the Shire.  

The Guidelines note that there is a clear gap between planning scheme provisions and housing 
design, which both inadequately address the interface between the public realm, being the street, 
and within front setback areas of dwellings. How built form responds to the site context and 
established character is also a gap. This area is critical in the establishment and enhancement of 
distinctive neighbourhood character. As the municipality continues to grow, there will inevitably 
be an increased tension between existing and new development. There is a need to reduce this 
tension to ensure new development is positively contributing to the established character of 
towns and to ensure that the towns do not lose their valued characteristics. 

The objectives of the Guidelines are to:  

• Fill the strategic gaps between planning scheme policy and housing design standards. 

• Provide a clear link between design outcomes and outcomes intended within Moorabool's 
various strategic plans for residential growth. 

• Achieve site responsive design outcomes that complement their setting and the character of 
the area. 

• Improve sustainability within residential developments. 

• Develop a guidance tool for applicants and statutory planners to assist with the preparation 
of applications and assessment processes to ensure improved urban design outcomes can be 
achieved. 

The Guidelines are structured to provide guidance on both infill and greenfield development 
separately, noting that both development types provide for a different set of challenges and 
opportunities. 

Infill development 

The infill development guidelines are structured across four key elements: neighbourhood 
character, context, built form and sustainability. These four elements have a particular focus on 
improving the design outcomes between the public and private realm front yards, front facades of 
dwellings, fencing, landscaping and the streetscapes. The four key elements are explained below: 

• Neighbourhood character aims to provide high quality and safe streetscapes that encourage 
residents to exercise, socialise and deliver sense of place for the community. This element 
sets out the guidelines for streetscapes, front yards and setbacks, front fencing and retaining 
walls, crossovers, car parking and access. 

• Context ensures that the future development takes into consideration the existing 
characteristics of the site that is proposed for the development such as existing landscaping, 
heritage, landform and views, density and zoning, vegetation and biodiversity, easements, 
infrastructure, and microclimate. 
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• Built form sets out the guidelines for the development and ensures that the built form 
consist of similar architectural style, materials and colours, facades and articulation, height 
and massing, and advertising signs. 

• Sustainability encourages the sustainable design features to be considered for the 
development. This will reduce the development impact on the environment and increase 
energy efficiency of the development. 

Greenfield development 

The greenfield development guidelines are structured across four key elements: streetscape 
character, site planning, diversity and amenity, and landscaping. In greenfield development the 
relationship the subdivision layout has with the content of the site and the wider content will play 
a critical role later on in achieving increased diversity in streetscapes housing and landscaping. The 
four key elements are explained below: 

• Streetscape character encourages roads and lot sizes to follow the topography of the land. 
Roads should provide good visual and physical connectivity to key places at the site such as 
open space, natural features and services.  

• Site planning is aimed at ensuring that the subdivision layout is suitable for a site. The 
Guidelines outline the importance of good site planning such as maximising the number of 
east to west orientated lots, good pedestrian access, avoiding use of the irregular shaped 
lots and cul-de-sacs. 

• Diversity and amenity seeks to ensure lot and housing diversity across developments, and 
encourage design elements throughout the streetscape.  

• Landscaping should comprise of street trees on both sides of all streets at appropriate 
intervals. The existing mature trees on the site should be retained along with the key 
landscape features that are not affected by the development. 

Implementation of the Guidelines  

The Guidelines will be used as a guidance tool for applicants and statutory planners to assist with 
the preparation of applications and assessment processes to ensure improved urban design 
outcomes can be achieved. Whilst it is proposed to adopt the Guidelines, it is not proposed to 
include them within the planning scheme.  

It is proposed that the Guidelines would form part of a ‘tool kit’ that would be available on 
Council’s website and could be given to applicants as part of the pre-application process to assist 
in informing and encouraging preferred design outcomes.  

Applicants will be encouraged to complete an assessment of their proposal against the Guidelines. 
The assessment will demonstrate that the proposal complies with the Guidelines, or alternatively 
demonstrate why compliance cannot be achieved.  

The Guidelines will be published on Council’s Strategic Planning webpage, together with the 
relevant strategic documents that provide direction on Council’s preferred neighbourhood 
character. These include the neighbourhood character brochures that form part of the Bacchus 
Marsh Housing Strategy, and the precinct design objectives that form part of the Ballan Strategic 
Directions. The Guidelines will be also located on the Building and Planning webpage along with 
checklists, application forms and fees for the residential and subdivisions planning permit 
applications. 
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It is proposed to use the Guidelines for a 12-month trial period, and on completion of the trial 
period review the Guidelines (including consultation with users) and report the Guidelines to 
Council for adoption.  

It should be noted that the Guidelines do not seek to replace, override or differ from the 
objectives, standards and decision guidelines that are set out in Clause 54 and 55 (“ResCode”) of 
the Planning Scheme, but rather will fill in the gap within the interface between the street and 
built form. 

COUNCIL PLAN 

The Council Plan 2017-2021 provides as follows: 
Strategic Objective 3: Stimulating Economic Development 
Context 3A: Land Use Planning 
 
The proposal to adopt the Urban Design Guidelines is consistent with the Council Plan 2017 – 
2021. 

FINANCIAL IMPLICATIONS 

There are no immediate financial implications associated with the consideration of this report.  

RISK & OCCUPATIONAL HEALTH & SAFETY ISSUES 

There are no direct risk or occupational health and safety issues associated with the 
recommendation within this report. 

COMMUNICATIONS & CONSULTATION STRATEGY 

The Guidelines where prepared in conjunction with Council Officers, Council’s Heritage Advisor 
and included a workshop with a number of development industry representatives.  

The Guidelines will be published on Council’s website and promoted through Council’s strategic 
and statutory planning teams.  

VICTORIAN CHARTER OF HUMAN RIGHTS & RESPONSIBILITIES ACT 2006 

In developing this report to Council, the officer considered whether the subject matter raised any 
human rights issues. In particular, whether the scope of any human right established by the 
Victorian Charter of Human Rights and Responsibilities is in any way limited, restricted or 
interfered with by the recommendations contained in the report. It is considered that the subject 
matter does not raise any human rights issues. 

OFFICER’S DECLARATION OF CONFLICT OF INTERESTS 

Under section 80C of the Local Government Act 1989 (as amended), officers providing advice to 
Council must disclose any interests, including the type of interest. 

Executive Manager Community Planning and Economic Development – Henry Bezuidenhout 

In providing this advice to Council as the Executive Manager, I have no interests to disclose in this 
report. 

Author – Ana Mitrov 

In providing this advice to Council as the Author, I have no interests to disclose in this report.  
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CONCLUSION 

The Guidelines are proposed as a non-statutory tool to assist applicants and statutory planners in 
encouraging improved urban design outcomes. They will assist in informing and encouraging 
preferred design outcomes and will fill the gaps between an applicant’s response to the 
requirements of planning scheme and improved neighbourhood character.  
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7.3 MADDINGLEY PLANNING STUDY - BACKGROUND REPORT CONSULTATION 

Author: Rod Davison, Senior Strategic Planner 

Authoriser: Henry Bezuidenhout, Executive Manager Community Planning & Economic 
Development  

Attachments: 1. Background Report   
2. Summary of Submissions   
3. Consultation outcomes and emerging principles    

  
PURPOSE 

The purpose of this report is to inform Council of the outcome of recent community/stakeholder 
consultation on the Background Report - Maddingley Planning Study (March 2019). 

EXECUTIVE SUMMARY 

• The Maddingley Planning Study is an important strategic planning project, as it will provide 
direction for future planning decisions, by recommending an updated suite of planning 
controls for land within the study area and land within buffers (or separation distances) to 
industrial uses. 

• The Background Report - Maddingley Planning Study was completed in March 2019 and 
extensive community/stakeholder consultation was undertaken during November – 
December 2019.   

• Council received 32 written submissions, together with various verbal feedback, in relation 
to the Background Report.   

• The next step involves the preparation of a draft Maddingley Planning Study, which will be 
informed by the Background Report, the outcomes of recent consultation, expert 
studies/technical input and further targeted consultation.   

• It is anticipated that a report to Council will be tabled in the latter half of 2020, for Council to 
consider the draft Maddingley Planning Study, with a view to commencing public exhibition 
of the planning study. 

RECOMMENDATION 

That Council: 

1.  Note the outcome of recent community/stakeholder consultation regarding the 
Background Report - Maddingley Planning Study (March 2019). 

2. Progresses with the preparation of a draft Maddingley Planning Study. 

 

 
 

BACKGROUND 

Aim of the Maddingley Planning Study: 

The aim of the Maddingley Planning Study is to investigate options for future non-sensitive land 
uses within the study area (delineated in blue in Figure 1), determine appropriate zone and 
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overlay controls for the study area, and to identify existing infrastructure availability and future 
infrastructure requirements. Future sensitive land-uses which would not be considered, include 
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, education centres or informal 
outdoor recreation sites.  

 
Figure 1: Bacchus Marsh Urban Growth Framework Plan – Showing the Maddingley Waste 
Resource and Recovery Hub (WRR Hub) (brown hatching) and Maddingley Investigation Areas A 
and B (orange hatching).  The study area for the Maddingley Planning Study is delineated in dark 
blue.  
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It is important to note that existing sensitive uses has been considered in the Background Report 
and will be addressed in the Maddingley Planning Study having regard to Clause 63 of the 
Moorabool Planning Scheme.  Any new industrial uses would need to provide adequate separation 
from existing sensitive uses (the ‘agent of change’ principle), in accordance with the relevant 
Environmental Protection Authority guidelines. The need for the Maddingley Planning Study is 
identified in the Bacchus Marsh Urban Growth Framework (UGF).   

A key driver for the Maddingley Planning Study is the recognition that the Maddingley WRR Hub is 
currently within the Special Use Zone 1 - Coal Mining (SUZ1), with the current planning controls 
failing to acknowledge the role of the site as a State significant WRR hub.  The SUZ1 also applies to 
land beyond the mining licence boundary, which is a cause of concern for affected landowners 
with no association with the WRR hub.  

The Maddingley Planning Study will provide: 

• Recommended changes to local planning policies, zones, overlays (including an amenity 
buffer for the Maddingley WRR Hub); 

• A preliminary assessment of new or upgraded infrastructure required to service existing and 
future land uses and development within the study area; and 

• Potential future non-sensitive land uses for Investigation Areas A and B. 

A planning scheme amendment would be required to implement the outcomes of the study. 

In December 2018, engaged a consultant to prepare a Background Report, undertake 
community/stakeholder consultation and then prepare the Maddingley Planning Study.   

The project control group comprises of Council officers and representatives from the Metropolitan 
Waste and Resource Recovery Group (MWRRG) and the Grampians Central West Waste and 
Resource Recovery Group (GCWWRRG).  

Background Report: 

The Background Report (see Attachment 1) was completed in March 2019.  It provides an 
overview of the planning history within the study area, reviews relevant strategies and policies, 
and identifies issues and opportunities. 

It was subsequently decided to defer community/stakeholder consultation regarding the 
Background Report, until Council reached a decision on Maddingley Brown Coal’s application to 
amend planning permit PA2011338 (i.e. to enable putrescible waste to be accepted at the 
Maddingley WRR Hub).  The decision to defer community/stakeholder consultation was due to the 
strong community interest in the permit application, the potential for confusion between the two, 
and to ensure no perceived bias or influence in the statutory decision-making process. 

In September 2019, Maddingley Brown Coal withdrew its application to amend planning permit 
PA2011338. 

PROPOSAL 

Extensive community/stakeholder consultation regarding the Background Report was undertaken 
by the project control group during November – December 2019, as summarised below under 
‘Communications and Consultation Strategy’. 

Council received 32 written submissions in relation to the Background Report.  A summary of the 
submissions is included in Attachment 2.   
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Key issues raised in submissions can be broadly summarised as follows: 

• Coal resources: 

• the extent of the resource; 

• the extent to which it should be protected; and 

• potential expansion of mining. 

• Environment: 

• remnant native vegetation and fauna of endangered/threatened status;  

• the need to avoid, minimise and offset native vegetation removal;  

• Parwan Creek – water quality, erosion potential and the need to provide buffers. 

• Transport and infrastructure: 

• roads within the study area are generally unsealed and of rural standard; 

• very limited existing utility services; 

• potential for methane from the WRR hub landfill to be used by industries in the area 
and within the Parwan Employment Precinct; 

• rail access for freight is important to industries; 

• the need for the Eastern Link Road; and 

• an Integrated Transport Management Plan may need to be prepared for the study 
area. 

• Land use options: 

• waste hub related uses such as processing of recyclables, waste to energy, etc; 

• concerns about the current SUZ1 (coal mining) - its application to privately owned land 
and the restrictions it imposes; 

• a broad range of urban/rural land uses should be considered, such as residential, rural 
residential, light industry, bulky goods, commercial, agriculture/horticulture, solar 
farms; and 

• expansion of Bacchus Marsh Grammar. 

• Buffers and amenity. 

The above issues are acknowledged and will be considered in the preparation of the draft 
Maddingley Planning Study. 

It is noted that some submitters also raised concern with planning study process, including the 
consultation process, the scope of the project, the boundaries of the study area, and the perceived 
potential for bias due to the project being part funded by the MWRRG.  

In response to these concerns about process, officers advise that the planning study project 
methodology (including the consultation process) is thorough and sound.   

The scope of the Maddingley Planning Study is identified in the Bacchus Marsh UGF (tables 1 
and 3; actions 5 and 6).  The study area boundary was based on UGF plans 1 and 8, but expanded 
as follows: 
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• land to the west of South Maddingley Road (opposite Bacchus Marsh Grammar) was 
included, due to the fact that it is currently within the Special Use Zone 1 - Coal Mining; and 

• land within the Industrial 1 and 2 zones, to the west of the railway line and south of 
Kerrs Road was included, due to potential for land use synergies with the Maddingley WRR 
Hub.   

In response to concerns about funding, officers advise that the MWRRG has contributed $30,000 
towards the planning study project (approximately 34% of total project cost), through the Local 
Government Buffer Support Program.  The objectives of this program include to support and 
empower local government to respond to the land use planning challenges and opportunities set 
out in Plan Melbourne, the Statewide Waste and Resource Recovery Infrastructure Plan and the 
Metropolitan Waste and Resource Recovery Implementation Plan.  While Council has sought input 
to the planning study project from the MWRRG and GCWWRRG, it is important to note that 
Council retains ultimate responsibility for project management and decisions relating to the 
project. 

The Maddingley Planning Study project seeks to provide strategic direction for future planning 
controls, in response to a complex array of issues and competing interests.  Attachment 3 contains 
a ‘Consultation Outcomes and Emerging Principles’ report, which provides a valuable overview of 
the following six key emerging themes that will shape the future of the project: 

• Future of coal  

• Environment  

• Transport and Infrastructure  

• Land use options  

• Buffers and amenity  

• Emerging issues and principles.  

The next step involves the preparation of a draft Maddingley Planning Study, using the same 
thorough and sound project methodology.  The draft planning study will be informed by the 
Background Report, the outcomes of recent consultation, expert studies/technical input and 
further targeted consultation.  It is anticipated that a report to Council will be tabled in the latter 
half of 2020, for Council to consider the draft Maddingley Planning Study, with a view to 
commencing public exhibition of the planning study. 

COUNCIL PLAN 

The Council Plan 2017-2021 provides as follows: 

Strategic Objective 3:  Stimulating Economic Development 
Context 3A:  Land Use Planning 

The proposal to proceed with the Maddingley Planning Study project is consistent with the Council 
Plan 2017-2021, as it will provide important strategic direction for future planning controls and 
land use and development.  

FINANCIAL IMPLICATIONS 

The Maddingley Planning Study project is included in the 2019-2020 budget. 
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RISK & OCCUPATIONAL HEALTH & SAFETY ISSUES 

There is an identified risk associated with not progressing the Maddingley Planning Study project 
as the current planning controls are outdated. 

COMMUNICATIONS & CONSULTATION STRATEGY 

Community/stakeholder consultation regarding the Background Report was undertaken during 
November – December 2019, as follows: 

• Three notices in Moorabool News. 

• Letters to stakeholders (landowners and businesses within the study area, and relevant 
agencies), inviting written submissions. 

• Display of project information on Council’s website for a period of six weeks, with a link to 
the Background Report and inviting written submissions via ‘Have your say’. 

• Background Report available for inspection at Council offices and the Lerderderg Library. 

• A series of meetings with stakeholders, including landowners and businesses within the 
study area, government agencies and Council service units. These meetings included a 
summary presentation of the project and Background Report, together with a 
workshop/discussion session. Attendees were encouraged to prepare written submissions.   

• Two community drop-in sessions for the wider community. Attendees were encouraged to 
prepare written submissions.   

Council received 32 written submissions in relation to the Background Report.   

VICTORIAN CHARTER OF HUMAN RIGHTS & RESPONSIBILITIES ACT 2006 

In developing this report to Council, the officer considered whether the subject matter raised any 
human rights issues. In particular, whether the scope of any human right established by the 
Victorian Charter of Human Rights and Responsibilities is in any way limited, restricted or 
interfered with by the recommendations contained in the report. It is considered that the subject 
matter does not raise any human rights issues. 

OFFICER’S DECLARATION OF CONFLICT OF INTERESTS 

Under section 80C of the Local Government Act 1989 (as amended), officers providing advice to 
Council must disclose any interests, including the type of interest. 

Executive Manager – Henry Bezuidenhout 

In providing this advice to Council as the Executive Manager, I have no interests to disclose in this 
report. 

Author – Rod Davison 

In providing this advice to Council as the Author, I have no interests to disclose in this report.  

CONCLUSION 

The Maddingley Planning Study is an important strategic planning project, as it will provide 
direction for future statutory planning decisions, by recommending an updated suite of planning 
controls for land within the study area and land within buffers (or separation distances) to the 
Maddingley WRR Hub. 
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By completing this study, it is intended that the planning controls within the Moorabool Planning 
Scheme will better align with State Planning Policy and the growing strategic significance of the 
Maddingley WRR Hub to metropolitan Melbourne and the Grampians Region. 

A future planning scheme amendment will be required to implement any updated suite of 
planning controls recommended by the Maddingley Planning Study. 
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Maddingley Planning Study – Background Report 
 
Summary of Submissions 
 

Submission 
Number 

Affected 
Property/ 
Agency 

Submission Summary 

1 First Nations The submission seeks to ensure compliance with the procedural and notification requirements of the Native Title Act 1993 (Cth), in the 
event that: 
• Mining activities are extended or new licences are proposed to be issued; or  
• There may be a change in status in the zoning or usage of Crown land, where it is assessed that native title is not extinguished; or 
• Any Crown land is proposed to be sold as part of the planning review. 
 
The submission also seeks: 
• Compliance with State policy regarding any sale of Crown land, including consulting and seeking the views from traditional owners. 
• To ensure that proponents comply with the requirements of the Aboriginal Heritage Act 2006 (Vic) and its associated regulations and 
ensures that it consults and engages with the appropriate stakeholders when undertaking its activities. 

2 Melbourne Water The submission provides the following high-level advice/comments: 
• Parwan Creek forms the southern boundary of much of the study area, and large parts of the study area drain to this creek.  Parwan 
Creek has significant environmental values, which should be appropriately protected from development in the wider catchment.  Parwan 
Creek has deep banks, and any future drainage connections into the creek should be minimised (flow rate and quantity) to mitigate the risk 
of further erosion. 
• Parwan Creek is the main waterway feature within the study area and is identified as a 4th order stream (Strahler System).  Without 
further assessment of the waterway form and biodiversity values along this creek, Parwan Creek would require a minimum setback of 
50 metres, which is measured from the top of bank.  Noting that historical erosion has been identified, further assessment of erosopn 
potential and impacts of development will be required.  Mitigation actions are likely to prescribe a greater setback and rehabilitation works. 
• A large part of the study area drains towards the Werribee River through the Maddingley Park Creek and another tributary the 
western boundary.  There are existing large dams on the upstream end of the latter tributary.  If development occurs in this area, waterway 
reserves will be required to protect these waterways.  Urban development would increase runoff and stormwater flows and downstream 
flooding would need to be controlled, particularly as these tributaries flow through existing developed areas particularly around Gaynor 
Street and the Grant Street roundabout. 
• Maddingley Park Drain catchment has been piped through Maddingley township.  Existing pipelines appear to not have enough 
capacity to convey the 1% AEP flow.  Retardation will be required and potential upsizing of existing drainage assets. 
• Melbourne Water is yet to commence investigation of a Development Services Scheme/Strategy to service this area, and no formal 
request for such has been received from Council.  Development of this catchment would require land to be allocated for flood protection 
and stormwater water quality treatment. 
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Submission 
Number 

Affected 
Property/ 
Agency 

Submission Summary 

3 Exergen 
 

Land affected by 
Exploration 

Licence 5294 
(EL 5294) 

The submitter is the holder of a coal exploration licence EL5294 that overlays the study area and contains approximately 1.6 billion tonnes 
of high-quality coal or lignite.  At the completion of the first 5-year licence term in 2016, the submitter applied to extend EL5294 for a further 
5 years.  Ministerial consideration of this extension application is still current.  Since 2016, the submitter has continued to research potential 
commercial applications for the coal, submit annual reports and maintain the licence in good financial standing. 
 
In 2019, the submitter entered into a commercial arrangement with Latrobe Fertilisers Pty Ltd, to excise a small part of EL 5294 (4 
graticules, containing approximately 40 million tonnes of the coal resource) and incorporate that area into the existing Maddingley Brown 
Coal (MBC) mining licence (MIN 4701) (see Figure 1).  The purpose of this agreement was to facilitate progress of Latrobe Fertilisers’ 
coal-to-urea project.  It is expected that, over the coming years, this project will consume most of the coal within MIN 4701 (including the 
coal transferred from EL 5294). 
 

 
Figure 1:  Existing MBC mining licence MIN 4701 (shaded green) and proposed extension (shaded yellow). 
 
The submitter has identified that the coal in EL 5294 is of a particular type (one of the world’s most important deposits of ‘leonardite’ type 
coal) that makes it a valuable input for the production of fertilisers and soil conditioners.  Research is also underway to establish its value in 
permanently sequestering atmospheric CO2 as soil carbon.  Subject to further research and commercialisation, the submitter believes that 
the future market for this coal in (net zero or negative emissions) agricultural applications could create an annual mining demand ranging 
from 500,000 to 50 million tonnes. 
 
With the submission to COAG on 22 November 2019 of the National Hydrogen Strategy, there is now an acceptance of the importance that 
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Submission 
Number 

Affected 
Property/ 
Agency 

Submission Summary 

brown coal could play in the production of hydrogen.  Such developments would only be possible if technology allows for the capture of 
CO2 and suitable sequestration sites are available for its permanent storage.  Coal in EL 5294 may be suitable for gasification and the 
production of hydrogen, given there are potential CO2 sequestration sites available in the Otway Basin. 
 
The submitter calls on Council to recognise the huge economic and social benefits that could flow to the region from environmentally 
responsible utilisation of the valuable coal resources within EL 5294.  The Maddingley Planning Study should not result in diminishment of 
access to coal resources or restriction of future mining activities in the EL 5294 area, over and above legislative and good practice buffer 
requirements. 
 
The submitter has developed a range of agricultural products (called ‘Verde’), including fertilisers and soil conditioners using brown coal 
mined at Maddingley.  The use of Verde brown coal-based products can substantially reduce the use of chemical fertilisers such as urea, 
whilst maintaining or improving crop yields.  This enables farmers to reduce farm input costs, reduce greenhouse gas emissions, reduce 
harmful nutrient runoff into waterways and improve soil carbon levels.  The submitter has established a small Verde manufacturing 
capability that will supply product for further, larger, farm trials and early commercialisation and market development. 
 
The submitter is also working with Melbourne University to demonstrate that Maddingley brown coal can be used to increase crop biomass 
which, in conjunction with no-till farming methods, could result in atmospheric CO2 being permanently sequestered as soil carbon.  
Associated with carbon credits, this would create market demand and substantially increase the future utilisation of Maddingley brown coal 
and mining activity in the EL 5294 area. 
 
Possible mining area: 
 
In 2012, the submitter developed a conceptual mine plan based on mining up to an average of 25 million tonnes of coal per annum from the 
EL 5294 area.  The conceptual mine was based on winning the most economic coal first and assumed mining would proceed as an 
expansion of MIN 4701. 
 
Emanating from the existing mine, years 1 to 10 would see mining progress to the north-west and years 11 to 25 would see mining 
progress to the south-east.  The map in Figure 1 shows the post 2018 relinquishment extent of MIN 4701 to meet Latrobe Fertilisers current 
needs and the 2012 mine concept.  This is not to scale and provides a very rough approximation. 
 

4 APA Group APA Group is Australia’s largest natural gas infrastructure business and has direct management and operational control over its assets and 
investments.  APA’s high pressure gas transmission pipelines span across Australia, delivering approximately half of the nation’s gas 
usage.  APA is the Pipeline Licensee for the Brooklyn-Ballan gas transmission pipeline.   
 
APA does not object to the proposal subject to the following conditions being included within any approval issued: 
1. A Safety Management Study (SMS) will be required to be completed prior to the approval of any rezoning or final precinct structure 
plan (PSP) for the area.  The recommendations/actions of the SMS are to be included as part of any approved PSP or proposed planning 
controls (as necessary). 
2. APA would expect that future planning controls for the area will identify the gas transmission pipeline and limit sensitive land uses 
from locating within the measurement length (210m each side of the pipe) or within a distance recommended in the SMS.  Any proposal to 
do so should include a requirement to consult APA as the pipeline owner/operator. 
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Submission 
Number 

Affected 
Property/ 
Agency 

Submission Summary 

3. The layout of any proposed subdivision needs to take into account the gas pipeline and easement.  As outlined above APAwill not 
accept roads to be constructed over the easement other than perpendicular crossings.  APA’s preferred outcome is that the easement is 
included within linear open space.  Where the option is not possible APA may consider locating the easement within the frontage of 
industrial lots.  APA will not accept the pipeline easement to be located in the rear of industrial lots. 
4. With regard to future gas supply, Council will need to contact AusNet Services as the gas distributor in the area.  Current data 
indicates that there is sufficient supply in the Brooklyn-Ballan pipeline to supply the area, however this may change if the proposed 
industrial uses in both Maddingley and Parwan areas are very large gas users. 
 

5 134 South 
Maddingley Road, 

Maddingley 

The submitter’s land is currently zoned (SUZ1 – Coal Mining).  This has affected the submitter’s attempt to sell the property (loan refused to 
potential purchaser due to SUZ1).  Also, the Department of Resources objected to a proposed dwelling being constructed at the perimeter 
of the SUZ1.  Both of these plans were intended to secure the submitter’s retirement, but have led to a need for personal counselling due to 
the stress involved.   
 
The possibility of rezoning this area would be welcomed and would indeed seem more equitable as the zoning of Bacchus Marsh Grammar 
land (SUZ4 - Bacchus Marsh Grammar) is different to the zoning of other land in the area (SUZ1).  The SUZ4 allows the school massive 
building developments, but nearby residents are hamstrung by the SUZ1.  As the Maddingley Planning Study Background Report 
recommends no new sensitive uses due to buffers, the submitter suggests rezoning to either Light Industrial or Farming.  This would at 
least allow a bit more freedom for owners to sell their properties. 

6 Property 
No. 533200  

(Land bounded by 
South Maddingley 

Road, Kerrs 
Road, East 

Maddingley Road 
and Bacchus 

Marsh Grammer.) 
 

Plus, unspecified 
land to the west of 

Bacchus Marsh 
Grammar 

 

The Background Report is a comprehensive summary of the history and context of the area, and a useful discussion of the issues that need 
to be addressed and resolved for the area.  The northern part of the study area is in close proximity to established parts of Bacchus Marsh, 
particularly nearby facilities and services.  Its accessibility presents significant opportunities.  The submitter acknowledges the recent work 
regarding buffers, but the following important points need to be considered in reaching a planning position on the matter: 
• The MBC buffer is just “indicative”. 
• A range of recent buffer assessments have been undertaken, not just the Ramsay study upon which this is based.  Others include 
work in the mediation of VCAT case for the amendment of MBC permit P2011338 (VCAT324/2014) which dealt with real world conditions 
relevant to coal mining, composting and landfill. 
• The Pacific Environment report (22 Aug 2017, commissioned by Council) is not referenced in the Background report.  This report 
contains evidence-based discussion around key aspects such as wind direction, conceptual dispersion modelling and historical complaints. 
• Flexibility is required in any planning control which allows the BPEM principles for risk assessed land use outcomes (refer Bacchus 
Marsh Grammar expansion under Amendment C40). 
 
A future planning framework could include: 
• A SUZ specifically tailored to the land use opportunities in this area which has the potential to accommodate a range of uses that 
require large, well located sites, potentially creating valuable jobs; e.g. Bacchus Marsh Grammar have indicated a desire to expand further 
into the study area (Amendment C81 submission). 
• A number of sub precincts, in response to the distinctly different characteristics that exist in different parts of the large study area.   
• Planning controls that either directly or indirectly reference/establish evidence-based buffer areas, with the ability to apply ‘best 
practice environmental management’ (BPEM) principles in varying buffers and assessing land uses that may be considered to have an 
element of ‘sensitivity’ to upset conditions from adjacent land uses. 
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Submission 
Number 

Affected 
Property/ 
Agency 

Submission Summary 

7 124 South 
Maddingley Road, 

Maddingley 

The submitter’s land is currently zoned (SUZ1 – Coal Mining).  This has caused much stress and disadvantage, and a lack of investment in 
surrounding land.  The SUZ1 is draconian in its approach to the private landholders within it.  If it was genuinely there to protect a valuable 
coal resource, then maybe one could understand its reason. Sections of the SUZ1 persist over a coal resource that is not considered 
economically viable to extract.   
 
The second time that coal in the submitter’s neighbourhood was deemed nonviable for mining was after Mantle Mining came into the area 
(maybe 5 years ago) and put down new test bores to determine the true outline, nature and depth of this coal deposit.  The tests 
determined that the submitter’s neighbourhood contains the thinnest part of the coal seam and the coal contains the highest level of sulphur 
in the whole deposit.  The SUZ1 and associated restrictions still remain for most properties except for Bacchus Marsh Grammar’s special 
treatment (SUZ4).   
 
Now in 2019, the mine is a small component of the Calleja Group’s turnover, making the original and sole purpose of this SUZ1 redundant.  
If there should be any zone in place to protect this important deposit, then it should be over the areas determined by the recent scientific 
bore hole samples worth protecting.  Funnily enough, those areas are now full of development plans, and applications, south and east of 
the SUZ1. 
 
The submitter was unsuccessful in attempting to realign a boundary between two properties that they owned, and that was the final reason 
in their decision to sell their seed sprouting business, with the loss of 15 local jobs. When it comes to building permits, just about the same 
applies, and MBC has used the SUZ1 as a tool to stop all that it can when it comes to more people moving in and building.  With 
2,500-3,000 people attending the school already, would 60 or so more people residing on 5 acre blocks in this area cause so much more 
trouble for the operators of the rubbish hole (not coal mine)?  There are already 10 and 5 acre blocks existing in this section of the SUZ1; 
surely a few more will not tip the scales against MBC and its operations.  All the undeveloped land in the area does nothing for the amenity 
of the town, with weeds, pest animals and rubbish dumping. 
 
The SUZ1 should be limited to Maddingley Brown Coal’s landholdings, if it is kept at all.  If Calleja Group wants to control all the properties 
currently contained in the SUZ1, then they should acquire them, at ten percent above market value.  Otherwise just push it back to their 
property line.  The buffers over the town (fair or not) are already in place.  Complaints are limited in their impact, and that is that as far as 
their business is concerned. 
 
Future planning should consider rural lifestyle or perhaps industrial.  A paved road would help reduce dust which has increased due to the 
grammar school and other recent developments to the south and west, especially the new BMX park and recycling business. 
 
Without SUZ1, future land uses could include things like secure storage, vineyard, olive plantation, small solar collection areas (very few 
trees and flat area), small wind turbine, small or large factories (power, natural gas and water all in place), intensive farming i.e. feed lots 
(like at 108 South Maddingley Rd), aged-care homes, accommodation for the homeless, riding schools, further education businesses like 
the grammar (an education hub in the country), and of course rural Lifestyle blocks like found in Hopeton Park (2-5 acres). 

8 124 South 
Maddingley Road, 

Maddingley 

Council is to be congratulated for turning its efforts to resolving lifestyle and amenity issues for the residents in the Special Use Zone that 
was imposed upon the residents in 1999.  The inequitable arrangements that protect a useless never to be developed resource limit those 
residents in the area in numerous ways that have been presented in a variety of formats for the last 20 years. 
 
Properties in the area are affected by multiple buffers, that allegedly protect future residents from amenity impacts.  Yet, exposure to these 
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risks is deemed acceptable for over 2,000 students at Bacchus Marsh Grammar, as well as existing houses.   
 
Recent coal exploration results (published in Oct 2015 by Mantle Mining) indicates that the coal resource is much more viable to the east of 
the Maddingley Brown Coal (MBC) site. The vein is thicker and has less overburden. Given the steadily downward trend of the value of 
coal, and considering the poor overall quality of this deposit, it would be interesting to commission an independent analysis to determine if 
this undersized sample actually merited protection, weighed against the loss of commercial value to the community from other potential 
land use. 
 
MBC does not own the land west of the mine site, so it is really unrelated third parties that have been limited and disadvantaged. The 
market price of the land does not reflect the potential value of such land in close proximity to town.  If the SUZ1 was reduced or removed 
entirely, people who wish to sell their properties may not be subjected to adverse financial services and prohibitive finance arrangements.  
There are opportunities for MBC to change their practices, such as moving their composting production to indoors, thus removing the need 
for such an extensive and restrictive buffer.  
 
Changes should be made to permitted uses to enable landholders to put up buildings, or other structures related to their own personal or 
business use, therefore not limiting their own opportunities.  Additional changes could support intensive agricultural uses.  Greater 
infrastructure would be required to realise this opportunity.  Yet these industries are promoted in the area to the east of the mine, where the 
coal resource is greater.  Allow subdivision to 5 acre lots, with a view to adding a limited amount of residents, or at the least to enable 
transfer of ownership for non-residential uses.   
 
Change the zoning to permit greater industrial use, similar to adjacent areas. Presumably the areas would not be residential so that any 
release of unacceptable levels of noise or odour would not be affecting residents in their homes.  Alternatively, support the residents to 
install protective fencing and guarding to protect greater planting of native vegetation, providing habitats and wildlife corridors.  MBC has 
used native plantings as buffers and screens to cover stockpiled materials on their land,   
 
It would be useful for residents to have the roads paved to control some of the dust and noise with increased heavy truck use.  Our main 
concern is that we are being controlled or limited on the basis of protection of a resource that is not accurate, and never likely to be 
realised.   

9a Bacchus Marsh 
Grammar; 

 
37 South 

Maddingley Road, 
Maddingley 

The submitter wishes to register its objection to being consulted so late in the process.  The school should have been consulted at the initial 
stages with regards to commissioning, content and findings of the background report.  Particularly as the school is a key land user within 
the buffer zones of the investigation areas of the study, and a key contributor to the economic objectives of the shire. 
 
The lack of transparency and consultation by Council at this critical point in time with regard to the funding and scope of the background 
report, has led to the production of a report that is inherently flawed and biased towards waste recovery and industry-based interests of the 
parties funding the report.  It is unfair to expect land user groups within the buffer zones of the investigation areas of the study, to expend 
time, energy and resources to seek corrections to a report that has overlooked key data and is significantly inconsistent with strategic 
planning information; e.g. the Bacchus Marsh Urban Growth Framework (UGF).   
 
The submitter objects to Council receiving funding for the report from parties with vested interests in the outcome; namely the Metropolitan 
and Grampians Central West Waste and Resource Recovery Groups, without offering that same opportunity to other affected land users. 
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Concerns regarding the background report: 
 
The boundaries of the study area have been artificially restricted and are inadequate for the purpose of the study.  At a minimum, the 
boundaries of the study area must be broadened to include all land affected within the land use buffer distances of the study area (as 
outlined in map 6 of the background report), thereby enabling a full mix of activities that occur in the area to be considered in the discussion 
of future planning and buffer zones. 
 
The background report appears deficient in a number of ways with regard to the interests and activities of key land users within the land use 
buffer distances of the study area (map 6).  The report minimises the crucial role of “education” within the shire.  The report ignores the 
‘Maddingley Integrated College Precinct’ which was previously recognised and delineated in the UGF.  The background report must be 
rewritten to adequately address the needs and opportunities of key land uses within the buffer zones of the study area, including the 
Maddingley Integrated College Precinct.  At a minimum this should entail comprehensive consideration of the needs and opportunities 
presented by location of the schools in the Maddingley Integrated College Precinct independent of the benefits of waste management. 
 
The funding of the background report by parties with a vested interest in the protection of waste recovery and industry uses has led to a 
biased report that inadequately represents all the various opportunities for use of land within the study area.  It is important that the 
Maddingley Planning Study is seen to be considering all potential developments for the study area, rather that a narrow focus on potential 
uses for waste and industry purposes.  Therefore, the background report must be broadened to comprehensively consider all other 
opportunities in the study area and buffer zones, including residential and educational opportunities. 
 
School’s plans for development: 
 
The school has a current enrolment of over 2,500 students, spread across the Maddingley campus (approx.. 2,000) and the Woodlea 
campus at Rockbank (approx. 680).  Current capacity at the school is 3,238 students, including 2,246 students at Maddingley campus and 
992 students at Woodlea campus.  The school has approximately 350 employees, many of which reside in the shire. 
 
The school’s development plans at the Maddingley campus are based on the following factors: 
• The current building density on the existing site is reaching capacity. 
• The school cannot run effectively if it is to be surrounded by waste, recycling and industrial uses without appropriate transition 
zones.  These zones need to be traditional environmental buffers but also aesthetic buffers. 
• The degree to which Council and other stakeholders are serious about the development of the Maddingley Integrated College 
Precinct.  In particular, the degree to which Council is willing to approve the development of additional facilities in the Maddingley Integrated 
College Precinct as recommended in the UGF. 
 
Currently the school proposes the following general developments: 
• Purchase of future land and infrastructure.  The school is finalising the purchase of a portion (approx. 14 acres) of the Maddingley 
Integrated College Precinct, situated south of the railway line.  The school proposes the development of this land for a mix of school 
buildings (classrooms and specialist facilities), open space/ovals and car parking.  The preferred positioning of the building envelope would 
be to the south, on relatively undisturbed land.  Any buildings in this space would be further away from the MBC operations than any of the 
current facilities.  
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• The development of this land in conjunction with the area that the school already owns, would enable the school to continue its 
natural growth on the Maddingley site and partially solve the issue of density on the current site. 
• With the pending purchase of additional land in the Maddingley Integrated College Precinct, the school favours a gradual transition 
of urban density and restrictions on sensitive uses across the study area, from north to south for the existing site, and from west to east on 
the existing site.  This would be the case as the school gradually migrates infrastructure and buildings across to the north-west corner of the 
combined and existing sites, resulting in more urban development closer to the railway station and the development of a series of natural 
buffers to the south and east.  If the school was able to purchase additional land to the south and east, it would be looking to develop ovals 
and open space close to the existing site and then create a wooded area/urban forest to provide protection for the school from any potential 
small to medium scale industrial development further to the south.  This plan aligns with the view of this area described as a “future 
investigation/transition precinct” in the UGF (plan 8; page 88). 
 
If the Maddingley Planning Study area is to be heavily developed for waste, recycling and industry, the school will need to consider 
relocating; at considerable cost. 
 

9b Bacchus Marsh 
Grammar; 

 
37 South 

Maddingley Road, 
Maddingley 

The submission provides background to the value of the brown coal resource and the application of the SUZ1 to protect this resource; with 
references to the Report of the Panel and Advisory Committee for the Moorabool New Format Planning Scheme (dated 7 April 1999). 
 
The submission refers to the Maddingley Brown Coal Resource Strategic Review (2006) and notes that the report supported a scenario that 
involved a 400 metre buffer from the MBC mining licence to protect approximately 103 million tonnes of coal.   
 
The submission notes that the background report has been prepared for Council and the Metropolitan Waste and Resource Recovery 
Group and gives the impression of bias toward the goals of the waste recovery groups, rather than a holistic view of the potential for the 
study area and surrounding land uses.  The submission suggests that one of the foci of the study is to support the waste management 
bodies’ goals to promote the acceptance of putrescible waste at the site, which has been disguised within the term Waste and Resource 
Recovery. 
 
For unexplained reasons, the study area has been expanded beyond the investigation area identified in Plan 1 of the UGF; to include 
industrial zoned land to the west of the railway line. 
 
The submission expresses concern that the study area limits the identification of sensitive uses that lie outside the study area but within the 
buffer distances for existing and proposed land uses at the MBC site.  These sensitive uses include dwellings and also the primary school 
component of Bacchus Marsh Grammar. 
 
The submission suggests that the current MSS seeks to protect the operation of the WRR hub and the coal resource, but fails to recognise 
that the landowner has effectively abandoned coal mining and focusses on the landfill use.  As there appears to no longer be any need for 
the SUZ1 to be applied across large swathes of land to protect the brown coal resource, it should be contracted to the small area of land 
that is actually being mined for that purpose.  The SUZ should be applied only to existing voids (from previous coal mining) for the purpose 
of landfill.  Council should seek the view of the relevant State government department to revoke the mining licence from large swathes of 
land that are unlikely to be mined for brown coal in the next 20 years, so that appropriate development is not constrained. 
 
The acceptance of putrescible waste is not appropriate as an option for this facility, as such landfills have been traditionally located much 
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further from urban areas than is evident at Maddingley.   
 
Undue weight has been given to the documents adopted by the various waste organisations mentioned in the study.  None of these 
documents have been incorporated into the planning scheme, nor are they reference documents in the scheme.   
 
The submission notes that the background report (on page 24) lists various buffers from Landfill Best Practice Environmental Management 
(EPA 788.3), but makes no mention of setbacks from sensitive uses such as dwellings or primary schools.  Is this a deliberate omission or 
does the EPA not recommend buffers from sensitive uses? 
 
Bacchus Marsh Grammar school is an existing use on land within the buffer of the composting facility at MBC and should be protected from 
further encroachment by activities of MBC.  A buffer should be placed around the school land that equals the worst-case scenario of land 
uses that may be occurring at MBC and land within those buffers should be rezoned out of SUZ1 and not be zoned to allow for any use that 
would encroach within the buffer so established. 
 
Council should take steps to either rectify the apparent inappropriate location of the composting facilities or liaise with MBC to revise their 
work practices to allow for the reduction of the buffer distance based on scientific analysis and a rigorous testing/inspection regime.  A 
reduction of the SUZ1 area would have a simultaneous reduction in the buffer distances required and may lead to greater conformity with 
stated norms. 
 
It is apparent that the study seeks to abandon the use of land for coal mining and focus on the landfill as the major ongoing operation.   
 
Given this, it is apparent that the SUZ1 is no longer an appropriate zone for the area that was formerly used for mining of coal.  Some other 
schedule should be developed and applied to the area of MBC that contains the voids from previous mining.  The new SUZ schedule 
should be applied for Waste Resource Recovery (not putrescible waste) and the schedule should include provisions that prevent the 
mounding of waste above the natural (pre-development) ground level. 
 
The SUZ1 should be removed from the current coal resource area and be rezoned to appropriate zones.  The Industrial 3 Zone would 
create an excellent transition between the uses at MBC that require buffers and the sensitive uses that surround the study area.  Council is 
well aware that the existing Industrial 2 Zone land to the west of the railway line is underdeveloped and contains many years of land supply. 
 
Where are the comments for the mining industry in respect to the potential of the coal resource in this area? 
 
We look forward to the study being revised to expand on our concerns and the concerns of others in the community who are no doubt 
disappointed in the study being biased and only allowing for limited public comment.  The school fears that this biased study will become 
Council’s justification for a putrescible landfill at the MBC site. 
 

10 Osborne Street, 
Maddingley; 

 
Property 

No. 515170 (Lot 4 

The submitter owns 15 hectares of vacant land, located to west of Osborne Street, north of Kerrs Road and east of the railway line.  The 
land is currently within the Farming Zone (FZ), with the Design and Development Overlay Schedule 2 (Visual amenity and building design) 
applying to the land.  Given the zoning, the land current has no subdivision potential, and as the site is less than 40 hectares, a planning 
permit is required for a dwelling. 
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on PS 345500) 
 

With industrial land immediately to the west of the site (including the closed landfill), and Maddingley Brown Coal (MBC) controlling all of the 
land to the south, SUZ1 land immediately east, as well as the impacts of buffers on potential land use, the current zoning of the land 
provides little option for use and development on the land appropriate to its surrounding context.  
 
The small land parcels in the Osborne Street area, and the limited agricultural activities that are currently occurring on the land indicate that 
there are better land uses that could occur within the buffers to MBC, with more appropriate land use zoning controls. The FZ is acting as a 
holding zone, limiting potential for landowners in this area to pursue opportunities on their land to deliver more innovative and sustainable 
industrial land uses that fit within the buffer criteria of MBC and its associated activities.  
 
Industrial 3 Zone (IN3Z) could be a suitable alternative, providing the opportunity for industrial uses that also are sensitive to a transition 
between heavier industry and more sensitive uses. One of the purposes of the IN3Z is “To provide for industries and associated uses in 
specific areas where special consideration of the nature and impacts of industrial uses is required or to avoid inter-industry conflict”. 
 
In relation the MBC and buffers, we encourage the study to provide certainty for landowners in the area in relation to potential use of their 
land into the future and impacts from MBC and its various functions. Whilst there will always need to be some flexibility to consider 
innovative proposals, we support the study looking at the right mechanism to clearly identify the buffers so that future development within 
the buffers can be appropriately considered and assessed. 

11 Not specified The submitter seeks Council support to develop a tiny homes village within the study area.  The concept involves development of affordable 
and sustainable housing within close proximity to town services.  This will result in more people living in Bacchus Marsh, spending more 
locally supporting local businesses.  Promote the town as a clean place to live and tiny home friendly; not an unhealthy tip of a town. 

12 A business 
operating outside 
the study area. 

 

Development potential in the study area is being limited by: 
• the proximity of industrial uses to sensitive uses such as the school; 
• policy shifts by state/federal governments away from landfill operations; and  
• poor road infrastructure. 
 
Existing amenity impacts within the study area include traffic congestion, traffic safety concerns, dust and odour. 
 
Industrial land uses are appropriate for the buffer areas.  Land uses that should be discouraged in the study area include uses that will not 
assist in a transition to emission reductions, and uses that will prevent the achievement of state sustainable development goals.  
Efficiencies can be gained through co-location of land uses in the study area; industrial symbiosis to improve competitive advantage for 
businesses within the municipality. 
 
Electricity and gas generated in the study area would assist in servicing future tenants.  An Eastern Link Road (connecting 
Geelong-Bacchus Marsh Road to the Western Freeway) would assist in providing better freight connectivity and safer roads for residents of 
Bacchus Marsh.  Developers should contribute to the upgrading of local roads when local, state or federal governments will not contribute, 
but the upgrades are deemed necessary to unlock land uses.  Developers should only be expected to fund infrastructure internal to the 
developer’s land. 
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13 A business 
operating inside 
the study area. 

 

Industrial uses should be discouraged within the study area.  The Farming Zone has a future role to play in the study area.  The existing 
Industrial 2 Zone is okay, but it should not be extended. 
 
An Eastern Link Road (connecting Geelong-Bacchus Marsh Road to the Western Freeway) would assist in easing traffic congestion.  
Developers definitely should contribute to the upgrading of local roads. 
 
Parwan Creek should be revegetated and protected from runoff and waste contamination. 
 
The planning study should consider the impact of noise, smell and dust pollution on existing dwellings. 

14 Rowsley Station 
Road, 

Maddingley; 
 

Part property 
Nos. 524550, 
524600 and 

470550. 

The submitter (Latrobe Fertilisers) proposes to develop a urea production facility (the urea project) on MBC owned land, located to the north 
and south of Rowsley Station Road, and to the east of the railway line. 
 
The submitter supports the intent of the Maddingley Planning Study project, and fully supports all representations made in the background 
report regarding the urea project.   
 
A key interest and requirement of the urea project is the protection of the coal asset within the study area, not for traditional power 
generation uses, but for alternate uses as referred to on different occasions in the background report.  These ‘alternate uses’ can deliver 
local jobs and create long term sustainable social and economic benefits for the community with an environmental outcome that has no 
adverse impact to the community.  In the submitter’s case, this latter component will obviously be the subject of assessment by the EPA 
and the Department of Environment, in their consideration of the urea project Works Approval application.  
 
The submitter’s key area of geographic interest is in the MBC area which comprises 72% of the Planning Study area. This extends from the 
current coal mine area in a westerly direction across to the planned urea fertiliser manufacturing area which is in close proximity to the rail 
line.  This rail access is of significant logistics benefit to the urea project, in both the distribution to Victoria’s agricultural hinterland and to 
export through the port of Geelong if ever needed.  In addition, the location is virtually adjacent to the Parwan Employment Precinct 
(agribusiness) to the south, to which significant co-industry benefits can flow from the urea project and the WRR Hub.  
 
The submitter has a 50 year operational agreement in place with MBC, and is thus very supportive of the need for adequate buffer zones to 
be in place with long term planning safeguards, not only as this is essential to give long term certainty to the $1.25 billion urea project with 
its substantial job creation capacity for the immediate region, but also for downstream additional new project attributes.  
 
We are also aware of the strategic importance of the Maddingley WRR Hub to the Shire and the State of Victoria, and the potential for 
additional job creation from other operational activities that the owners of the WRR Hub can introduce based on world best technology 
outcomes now in operation elsewhere in the world. 
 
Coal can be used in new technological applications; for example:  
- The MBC coal is officially designated as organic.  
- It has one of the highest contents of humic acid of any coal in the world.  
- Humic acid (fulvic acid) is a plant growth stimulant and one of the best natural organic fertilisers in the world.  
- The coal is currently used as a soil enhancement fertiliser and as a compost blend for mushroom production.  
- Usage in the above will be continued.  
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- It has other uses, application and derivatives.  
 
It is the intent of Latrobe Fertilisers Limited to convert the coal to gas in lieu of using natural gas which is too expensive and not globally 
economic in eastern Australia, to become the feedstock to make urea or nitrogenous fertiliser.  Victorian agriculture is the largest and most 
intensive user of urea in Australia and it is all imported.  Australian agriculture as a whole consumes 2 million tonnes per annum (TPA) and 
domestic production is only 200,000 TPA from a single plant located near Brisbane.  Urea production is the highest value add that can be 
attributed to the coal and the largest job creator. 
 
The Maddingley Brown Coal Resource Strategic Review (2006) recommended protecting 103 million tonnes of coal resource, but with a 
buffer of only 400 metres.  The submitter supports this recommendation, but as that tonnage does not exist within the MBC mining 
licence 4701, the facilitation of the 103 million tonnes can be readily achieved as the coal resource is contiguous to the west of the 
boundary of ML 4701 towards the designated urea production site.  This will require necessary approvals.  However, the suggested buffer 
of 400 metres is too little due to the other activities that occur within the geographic area of ML 4701 such as the landfill activities.  The urea 
project forecasts a mining rate of approximately 1.5 million tonnes/annum which is an increase from that evidently envisioned by the State 
in 2006.  The submitter fully supports planning mechanisms such as the SUZI with appropriate buffer zones to give long term certainty to 
the existing and near future industries that are essential to fulfil the Shire’s overall strategic aim and to protect the longer term strategic 
interests of Victoria. 
 
The submitter’s intent is that observers from outside the buffer zones of ML 4701 will not be aware that coal mining is occurring.  The 
mining of the coal will also be planned in such a way as to support the landfill activities of the WRR Hub so that this strategic activity is 
assisted with a strong emphasis on environmental rehabilitation.  Thus “acceptable environmental standards” and “social visual outcomes” 
will be to world’s best practice and not just “acceptable”. 
 
The planned co-location of the urea project with MBC operations is close to rail infrastructure and the Parwan Employment Precinct 
(agribusiness), thus reducing impacts on the road network.  The urea project can assist in supporting an intensive glasshouse agricultural 
industry and there are overseas examples of this (e.g. The Netherlands). 
 
The submitter respects that somewhat differing land uses may benefit from separate vision statements. However, such vision statements 
must be very synergistic and harmonious with adjacent, clustered, and/or co-located land uses. Buffer zones will be a key enabler to allow 
clustering, if any, and certainly adjacent land needs. However, of paramount importance to the submitter is that adjacent, clustered, or 
co-located land uses must not prevent the full exploration and extraction of the strategic coal resource located within the existing coal 
licences in and adjacent to the study area. 
 
Appropriate buffer zones lead to long term planning security for industry which leads to local jobs which leads to the need for “appropriately 
located residential developments” to service the people who fill those jobs.  The submitter endorses the background report’s designation of 
1,000 metre buffer zones for coal operations, and is positioning the planned urea manufacturing plant at a minimum of 1,000 metres from 
currently known sensitive uses.  
 
However, a small number of ‘others’ existing structures, do unfortunately fall inside such a 1000 metre buffer area near the northern 
boundaries of the coal license areas and applying this new 1,000 metre standard within that area would sterilize some important and 
needed coal reserves.  We surmise that such structures were allowed by the Shire in the past due to the 400 metre buffer referenced in the 
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aforementioned 2006 Maddingley Brown Coal Resource Strategic Review and, as such, the submitter looks forward to working with the 
Shire to cooperatively develop a forward path that will accommodate the full exploration and extraction of these strategic coal resources 
while also accommodating the needs of the owners of these existing structures of others.  Respectfully, the submitter believes that similar 
matters of this type can be prevented going forward if a 1,000 metre buffer zone from the boundaries of the coal licence areas be utilized by 
planning when assessing all future land use applications from others. 
 
In summary: 
• The submitter supports the need for planning processes that enable both residential growth and industrial growth that can best 
underpin a community where the residents can live, work, and play to the fullest. Thus, we support the geographical sectoring of residential 
growth areas and industrial growth areas, with needed buffers, that allow both needed growth areas to flourish. 
• The submitter believes that natural resources, such as the study area’s brown coal reserves, should be developed for the 
community’s economic and social benefits if such development clearly meets and/or exceeds all regulatory requirements. 
• The submitter respects that the Maddingley Waste and Resource Recovery Hub, a site of State significance, needs to be effectively 
and tactically developed and, thus, believes that the urea project’s coal extraction and use plans are best suited to synergise with the 
ongoing development of that Hub by MBC. 
• The submitter is currently having discussions with a well-known technology provider to explore ways to best participate with the 
renewable energy sector. 
• The submitter is committed to be viewed by others as a clear and key asset to the community and an active participant within the 
community.   
• The submitter believes they are environmentally focused industrialists.  
• The submitter believes that some agricultural or other to-be-determined activities can co-exist on their planned land use areas for 
some temporary periods but, respectfully, any activities that sterilise the coal for future use must be prohibited. 
• As such the protection of existing buffer zones, the creation of new buffer zones where needed, and the long term planning to 
protect them is critical. 

15 A resident within 
the study area 

• Is there any point in MSC doing this work given the overbearing and intertwining State government policies and strategies? 
• It is inappropriate for the study area to not include the full extent of land affected by amenity buffers, both existing and future. 
• MBC and its buffers are limiting development in the study area, as well as State Government policies that have identified it as a 
waste hub. 
• The vision for north of the study area should include urban development including housing, shops and recreational facilities due to 
being close to the train station. 
• There seems to be an opportunity for a bulky goods precinct on the south side of Parwan Rd/Fisken St intersection. 
• Within the study area depicted, residential development should be discouraged, and commercial development encouraged. 
• Intensive horticulture use should be considered and promoted within the study area, e.g. glasshouse lettuce and cabbage production 
complementary to activities conducted in the BMID. 
• Parwan Creek should be carefully considered, particularly risk from waste pollution, given its role as a tributary to the water supply 
system flowing into Exford Reservoir. 
• Brown coal has limited uses apart from soil conditioning at this point in history. 
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16 A resident of 
Parwan or 

Maddingley 
outside the study 

area 

• Submitted an objection to the putrescible waste permit application, and these same objections apply. 
• It is highly unethical to slip this one through quietly as so many objections were lodged to the putrescible permit application. 
• Do not object to the expansion of Bacchus Marsh Grammar. 
• School children and nearby residents have a right to a decent lifestyle which is already being ruined by train station works and pest 
issue. 
• The expansion of the Bacchus Marsh Grammar is a better vision than tips, rubbish, traffic pollution and increased problems. 
• Road upgrades should be contributed to by the demand generator. 
• If anything involving fertiliser or tips is approved by council the businesses should pay for surrounding residents to ‘pest proof’ their 
properties. 
• Parwan Creek should be left alone and no development allowed on it. 
• The 400m coal protection boundary needs to be increased. 
• No land uses are appropriate in buffer areas.  The health and wellbeing of surrounding areas has the highest priority. 

17 A resident within 
the study area 

• The Coal mine/landfill is not supported. It does not support growth or amenity in Bacchus Marsh, and does not contribute to the 
economy or community. 
• The background report develops buffer zones from the MBC operations. These should be instead be reverse amenity buffers applied 
from the existing residences and sensitive uses. 
• Integrity of the report is questioned due to the bias shown towards MBC. 
• If Council values community growth over profits, it will not support further coal mining or landfill. 
• The SUZ1 and coal mine/landfill limit development in the study area and southern Bacchus Marsh. 
• Nearby residential and school uses should be prioritised. 
• The northern part of the study area should be considered as a separate precinct and used for residential purposes.  
• JBD and its immediate surrounds (land further from Bacchus Marsh) is vastly different to the northern study area. Low intensity 
commercial buffers could be applied from this land to enable continuing operation. 
• Land in the study area should be used for residential and agriculture. 
• A 1km reverse amenity buffer should be applied from all sensitive uses to MBC activities, as recommended in Melton. 
• Bacchus Marsh Grammar is an emerging use that should be supported. 
• Use of brown coal for electricity in the study area is not viable/supportable for a range of reasons, including economic, social and 
environmental. Electricity produced in the study area would not be of any benefit due to the low volume.  Development of a waste-to-energy 
facility will not be cost-effective nor environmentally friendly.  Moorabool Shire is well serviced by renewable energy (wind farms) and the 
cost of renewable technologies is decreasing. 
• Deterioration and damage to local roads should be recovered from users such as developers. A suitable rate would be 1-2% of total 
investment value. 
• Parwan Creek and its catchment area should be protected due to its cultural heritage and irrigation value. 
• The landfill operations have a considerable ongoing amenity impact in the area, including dust and odour impacts, as well as visual 
impact on the town gateway, and impact on quiet enjoyment of residents, and property values. This could open Council to damages claims 
from affected residents. 
• If Council applies a buffer zone from MBC across residential areas there may be damages claims from affected properties. 
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• Coal has no future in the study area, and removal of coal is to allow landfill to be brought in. If the MBC operations ceased then 
Bacchus Marsh could expand further south, leading to a more vibrant town. 
• A 1,000m buffer should be applied from the boundary of any residential properties, as per the EPA regulations. 
• Council should ban further coal mining and close the landfill. 
• The SUZ1 should be changed to a lower-grade industrial zone that has tighter controls and reduces/closes the landfill and coal mine 
uses. 
• Farming should be preserved and encouraged in the study area. 
• The IN2Z should be changed to a DDO to encourage commercial or residential development in the area 
 

18 A resident of 
Parwan or 

Maddingley 
outside the study 

area 

Same as submission #17 

19 43 Vallence Road, 
Maddingley 

Same as submission #17 

20 47 Vallence Road, 
Maddingley 

Same as submission #17 

21 49 Vallence Road, 
Maddingley (MUZ) 

Same as submission #17 

22 Vallence Road 
(MUZ) 

• The study must restrict future development within the study area so that there is no impact on surrounding existing zones and uses 
allowed within those zones, either through buffer impacts or amenity impacts.  
• Application of industrial buffers to prevent new residential development in areas which would be impacted by amenity impacts is 
understood, however the effects of applying a buffer over existing communities needs to be understood.  
• Recent DELWP engagement relating to Buffer distances has found strong support for the concept of ‘reverse amenity buffers’. 
• Reverse amenity buffer should be applied from the MUZ/Vallence Rd. 
• The Study should consider the current buffer affected residents and their quality of life, residents should be given the same 
consideration that any future resident would be given. 
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23 Not specified • Major concern for existing residents of land zoned SUZ1 who ‘have lost everything’.  
• The report appears focussed to support expansion of the SUZ1, and to turn the area into a location for receiving all kinds of waste, 
including putrescible waste, and contaminated waste such as the tunnelling project waste. 
• The project is a setup and the Minister for Planning will call the project in without listening to the residents. 

24 10 & 11 East 
Maddingley Road, 
Maddingley 

• These properties (10 & 11 East Maddingley  Rd) are best suited to a residential development due to their large size, and proximity to 
Bacchus Marsh and its services.  
• Residential development would form an attractive gateway to the town which is more appealing than a bulky goods proposal, and be 
a continuation of the existing residential area.  
• The properties have access to utilities, have no acoustic issues and the coal resource beneath has been considered foregone. 
• The pre-existing subdivision lots need to be further considered regarding suitability of size.  
• The future zoning should take into consideration the decrease in manufacturing and the undesirable effects of mining and burning 
coal on the environment.  

25 118 Osborne 
Street, 
Maddingley 

Bacchus Marsh Cemetery is near capacity and a location for expansion will be required to be found. Land on the eastern side of Osborne 
Road would be suitable. 

26 106 South 
Maddingley Rd, 
Bacchus Marsh 

• Requests that the SUZ1 be altered. 
• Initial zoning on property purchase in 1991 was reserved General Industrial provision, which later became Urban Development Zone 
in 1992 and then SUZ1 in 2000. 
• Current SUZ1 is unfair given initial zoning on purchase, and results in an undervaluation of several hundred thousand dollars. 
• SUZ1 imposes unfair restrictions on owners, reducing property values, limiting subdivision opportunities and making properties 
impossible to sell at true value. 
• The likelihood of coal being extracted beyond the MBC licence area is extremely unlikely. 
 

27 Western Water There is limited water and sewer infrastructure in the study area. 
 
Water 
• Existing water infrastructure will not be sufficient for additional demand. 
• Closest tank to support future developments is on McCormacks Road. 
• Water main under the railway line requires a major capacity upgrade to service the area. 
• Existing water supply to the area comes from the north and runs through Bacchus Marsh.  This may need to be upgraded if a 
significant demand arises. 
• Parwan Employment Precinct may exhaust all existing capacity. 
• A future connection via Merrimu and Parwan Station PSP’s may be able to service the study area as well. 
 
Sewerage 
• There are no sewer assets within the study area.  The services just outside the study area will not be able to support further 
development within the study area. 



S86 Moorabool Growth Management Committee Meeting Agenda 4 March 2020 
 

Item 7.3 - Attachment 2 Page 132 

Submission 
Number 

Affected 
Property/ 
Agency 

Submission Summary 

• Bacchus Marsh Recycled Water Plant is in close proximity.  
• Upgrades to nearby infrastructure may allow an interim solution prior to a longer term solution being developed.  These include: 
o Upgrade the Grant St pump station 
o Capacity upgrade to the Recycled Water Plant, including an assessment of potential flows from the Parwan Employment Precinct. 
• Future work will be needed to scope sewer requirements. There is a proposed sewer rising main along the northern boundary of the 
study area.  There may be scope to utilise this alignment for a future sewer servicing plan.  The exact size and timing will be dependent on 
the proposed land uses and the options for getting the sewer flows to the RWP on Parwan South Road. 
 
Bacchus Marsh Recycled Water Plant (RWP) 
• The RWP currently has a capacity of 4.7ML/day and this is anticipated to grow to 10ML/day ultimately as the new growth areas are 
being developed.  
• If there are significant additional flows from the Maddingley area, this may impact on long term plans for the RWP. 
• Western Water is investigating options for wastewater reuse on the RWP site.  This will include recycled water demand, gas 
generation and potentially power generation.  There may be opportunities for collaboration with businesses in the area.  
• The RWP has a 1.4 km buffer to protect the plant from encroachment of sensitive uses.  Whilst the buffer does not extend into the 
Maddingley Planning Study area, there could be businesses that impact upon the size and extent of the buffer.  This may impact upon the 
upgrades required at the RWP.  Residential development is likely to be built up to the buffer in the proposed Parwan Station Precinct and 
so any impact from either the Maddingley Planning Study area or the Parwan Employment Precinct could affect this. 
• The RWP produces Class C recycled water, which may be available to potential customers in the Maddingley Planning Study area if 
it can be used for irrigation.  Due to the limited water availability, there may be scope for a recycled water scheme if there is enough 
demand.  Western Water would like to see an indication of demand for recycled water (class A and C) as well as drinking water to get an 
appreciation for the scale of infrastructure necessary to support future developments. 
 
It is hoped that the Maddingley Planning Study will be able to assist in providing an understanding of the water supply and sewer network 
required.  From this, a network plan can be developed to service the individual properties as well as an assessment of the total water 
demand/sewer flows for the area.   
 
The Parwan Employment Precinct and Maddingley Planning Study area will be considered together holistically. 
 

28 Maddingley Brown 
Coal (MBC); 

 
11 Tilleys Road, 

Maddingley 

The Calleja Group has owned and operated the Maddingley Brown Coal mine since 1990.  The site is currently used for coal mining, landfill 
and materials recycling. 
 
In March 2019, MBC applied to Moorabool Shire Council to amend its planning permit to accept putrescible waste in order to facilitate 
investment in alternative waste technologies.  Specifically, Calleja proposed to construct and operate an anaerobic digestor to convert 
municipal waste into biogas.  In September 2019, Calleja withdrew the application to amend the planning permit.  Since that time, MBC has 
considered a range of strategic uses for its site and these are currently under assessment. 
 
MBC supports the Maddingley Planning Study and is committed to being an active and engaged participant.  Due to the ongoing 
commercial and strategic considerations being given to a range of potential uses for the MBC site, we are simply not in a position to discuss 
them in detail at this time. 
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29 Environment 
Protection 
Authority (EPA) 

• In the Victorian context, EPA advocates for separation distances to avoid or minimise adverse impacts on the health and amenity of 
people as a result of residual air emissions (odour and dust) and noise from industrial operations, and from landfill gas migration 
 
• Importantly, separation distances as referenced within EPA Publication 1518 recognise that even with “best practice” pollution 
control technology and procedures, there may still be unintended emissions which must be anticipated and allowed for. Equipment failure, 
accidents and abnormal weather conditions are among the causes that can lead to emissions affecting sensitive land uses being 
experienced beyond the boundary of the source premises. 
 
• Whilst traditionally separation distances have been used to mitigate against upset conditions, it is now acknowledged that some 
significant industries, even when operating at best practice, may generate offsite human health and amenity impacts even under routine 
conditions. Where possible, these impacts should be acknowledged and accounted for within the planning system. 
 
• On this basis, EPA supports the intent of the project to identify tools which can protect industrial uses from further residential 
encroachment and protect residential uses from further amenity impacts. 
• EPA’s submission to Moorabool C81: Bacchus Marsh Urban Growth Framework Plan recommended a 2000m separation distance 
be applied to the Bacchus Marsh Recycled Water Plant in the absence of any confirmed treatment plant upgrades due to the direct link 
between the future requirements and the implemented outcome of the Plan. However it is noted that the Background Report shows a buffer 
1414m associated with the plant which appears to be in accordance with the C81 Panel Report. EPA also understands Western Water are 
currently undergoing the process of determining a site specific buffer for a number of their wastewater treatment plants, including Bacchus 
Marsh. EPA is currently in discussions with Western Water regarding this process and can feed any further information into the planning 
work as it comes to hand. 
 
• EPA notes Bacchus Marsh Grammar is located outside of the study area but within the buffer area of the Maddingley Brown Coal 
composting operation and the Maddingley Brown Coal Coal Mine. Any expansion of this sensitive use would also be within the buffer areas 
of these industrial uses. As the ‘agent of change’ in this situation, Bacchus Marsh Grammar is required to provide evidence to the planning 
authorities or other responsible authorities that a variation from the recommended separation distances is appropriate in accordance with 
EPA Publication 1518, Recommended Separation Distances for Industrial Residual Air Emissions, 2013. This principal also applies to the 
rural living dwellings consideration below. Given both uses are already established, it is ultimately Council’s decision to support further 
intensification of sensitive uses where there is a potential for amenity impacts. The requirement for an Environment Audit is based on the 
identification of the land having a high potential for contamination based on historical activities on site. It is currently unclear if this land has 
a high potential for contamination. Ministerial Direction Number 1 and the General Practice Note for Potentially Contaminated Land (PPN. 
30, DSE, 2005) provides advice for these situations.  
 
• The advice above regarding Bacchus Marsh Gramma also applies to future dwelling proposals within the amenity buffers 
 
• Separation Distances for waste to energy ( WTE) facilities vary substantially depending on the processes proposed. EPA Publication 
1559.1, Guideline: Energy from waste, 2017, provides guidance for the required approvals for these facilities and indicates the information 
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that needs to be provided to the Responsible Authority and to EPA to guide decision making. 
 

30 Sustainability 
Victoria (SV) 

• SV is responsible for preparing the Statewide Waste and Resource Recovery Plan (SWRRIP).  
• The SWRRIP lists Maddingley Brown Coal (MBC) as a waste and resource recovery hub of state importance.  
• SV’s main considerations with the planning study, is to ensure the ongoing operation of the hub as valued and needed infrastructure; 
and to further establish the area as an important site for waste and resource recovery management. 
• The impact of a reduced export market and the complexities in developing viable end markets for recycled materials has shown that 
Victoria has insufficient infrastructure to manage recycling locally. SV would therefore be supportive of planning mechanisms aimed to 
encourage industrial uses that process recyclables, in particular: plastics, glass, paper and cardboard within the study area. 
• SV’s initial research has indicated that additional hazardous waste infrastructure will be required in order to ensure the state has 
adequate capacity to manage these materials. For this reason, SV has been investigating the management of hazardous waste in Victoria, 
with the aim to prepare a Hazardous Waste Management Infrastructure Plan. 
• The SWRRIP and many of the Regional Waste and Resource Recovery Implementation Plans (including the Grampians Central 
West Plan the region relevant to the MBC site), list organics as a priority material for greater recovery. SV is of the view that additional 
industrial infrastructure will be needed 
• keeping e-waste out of landfill. There is a need for industrial infrastructure to align with the ban and ensure that there are adequate 
facilities to sort and process these materials. Part of ensuring the appropriate management of e-waste is to provide appropriately zoned 
land with buffers. 
• SV provides further funding to facilitate resource recovery through the Resource Recovery Infrastructure Fund (RRIF) and the 
Research, Development and Demonstration Grants (RD&DG). SV considers that there may be an option to link possible future 
development of the site with information about available funding to enable waste and resource recovery development. 
• Research and development is also a component of EPA works approvals, and SV queries whether there is an opportunity to cater 
for this type of development within one of the ‘sub-areas’, as a research area. 
• SV considers that land uses that are able to process emerging waste streams should be encouraged. These uses would benefit from 
existing buffers and utilise existing operations of the WRR hub. 
• From SV’s research, the availability of appropriately zoned sites with buffers is one of the main hurdles for waste and resource 
recovery operators. SV acknowledges that only eight percent of the study area is allocated towards either Industry 1 or 2 zones; and that in 
order to further facilitate development of the area this quota may need to be increased. 
• given the majority of sensitive uses are within the northern part of the study area, any uses that may result in amenity impacts, such 
as WRR processing, should be located furthest from these types of uses.  
• Bacchus Marsh Grammar School is also located to the north and its location should be considered when planning for industrial uses 
within the study area. 
• Circular economy principles can be encouraged through policy and can also be achieved by working with industry groups and 
associations, or by reviewing relevant Waste and Resource Recovery Group Implementation Plans, which list waste and resource recovery 
processors in the relevant region. For example, Dandenong East in Melbourne’s eastern suburbs, is becoming a precinct for plastics, with 
materials recycling facilities, plastics processing and manufacturing all being located in the vicinity. 
• Policy that encourages and facilitates industrial synergies could be further explored. This could be explored through specific 
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schedules, zoning or overlays. Please note that the Department of Environment Land Water and Planning (DELWP) have recently 
consulted on the Circular Economy Issues Paper 2019 and the outcome of this consultation is expected into 2020.  
• there is an opportunity to align the planning study with the circular economy principles where appropriate. the study also refers to 
issues and opportunities for ‘clustering and co-location’ and SV considers this is positive and is also linked with the circular economy 
principles. Further focussing on waste and resource recovery for the area would also aim to service the nearby Parwan Employment 
Precinct earmarked for further development 
• Maddingley Brown Coal is partnering with IntelliGas to establish a Waste to Energy (WtE) Facility and Material Recovery Facility 
(MRF) at the Bacchus Marsh site. SV is funding the project under to the tune of $500K under RRIF round 2 via an agreement with iGas 
Operations Pty Ltd. The project is expected to divert and additional 100,000 tonnes of residual waste from landfill per year and will provide 
approximately 15 new FTE. 
• the benefits from WtE are best realised when the feedstock is a material stream or waste that cannot viably be recovered for higher 
order recovery, that is, for reuse or recycling. SV notes however, that WtE represents a better alternative than sending residual waste to 
landfill 
• The MRF will sort the commercial and industrial (C&I) waste prior to being used to generate energy in the biomass boiler and steam 
generator. Material to be diverted includes timber (excluding native timber), flexible plastics from C&I and hydro pulp from commercial 
paper manufacturers 
• Energy generated on-site can be sold on to the adjacent industrial park and has the potential to be exported to the grid  
• Through the next SWRRIP amendments, we will be updating the hubs descriptions and aligning the document with any other state 
government policies. SV will also aim to ensure the amendments align with the recommendations / findings of the planning study, where 
appropriate. SV will aim to further consult with Council to seek your views during the amendment process. 
• SV agree existing use rights apply for established uses that may inadvertently be located within a buffer. To minimise any further 
risks, it is recommended that these uses be restricted from further intensification or subdivision. This would also aim to protect the waste 
and resource recovery hub operations. 
• MBC and surrounds provides an excellent opportunity to further establish the area as a valued waste and resource recovery hub. As 
highlighted above, it is evident that there is a need for the management of specific material streams. SV would be supportive of the planning 
study to facilitate WRR development where appropriate.  
• The Maddingly Brown Coal Landfill accepts significant amounts of solid inert waste from the metropolitan region. It is the only landfill 
licensed to accept metal recycling shredder residue (shredder floc). The hub also supports organic composting and mulching, concrete and 
aggregate crushing and soil screening. 
• If this hub is to continue over the long term, its functionality should be managed by preserving adequate buffers and planning to 
ensure the establishment of compatible activities conducted in a manner that does not impact on the community, environment and public 
health of surrounding land users. 
• Consultation and engagement with the surrounding communities is required to communicate the potential benefits of this site 
remaining available for resource recovery activities, and to reassure the community that activities will have minimal impact on local amenity. 
 

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

The objective of Clause 12.01-2S of the Moorabool Planning Scheme is to ensure that there is no net loss to biodiversity as a result of the 
removal, destruction or lopping of native vegetation.  The protection of native vegetation is regulated through the Guidelines for the 
removal, destruction or lopping of native vegetation 2017 (the Guidelines).  The three-step approach of avoid, minimise and offset is the key 
policy in the Guidelines to achieve no net loss to biodiversity. 
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All of the ecological vegetation classes (EVCs) that are mapped in the Background Report have a conservation status of ‘endangered’.  
Zone controls are the strongest protection for vegetation.  Given the significance of EVCs in the study area, their remnants should receive 
extra protection beyond that provided by Clause 52.17 (native vegetation) of the Moorabool Planning Scheme.  This can be achieved 
through application of an Environmental Significance Overlay and appropriate zoning that includes protection of the environment in its 
purpose and provides for a non-intense land use. 
 
The Guidelines state that native vegetation has an important role in land and water protection, especially within 30 metres of a waterway, 
and require that the impacts on land and water are considered when native vegetation removal is proposed.  The Parwan Creek catchment 
is a proclaimed water supply catchment, so avoiding and minimising impacts on native vegetation within 30 metres of the waterway is a 
priority.  DELWP prefers that land use change and development that could impact on native vegetation be restricted and controlled within at 
least a 30 metre buffer either side of Parwan Creek. 
 
 
 
 
 
 
The Background Report does not address biodiversity values within the study area such as rare or threatened species.  The following rare 
and threatened species have been recorded within the study area: 

Common Name Scientific Name Victorian status FFG-listed? EPBC status 
Growling Grass Frog Litoria raniformis Endangered Yes Vulnerable 
Diamond Firetail Stagonopleura 

guttata 
Near threatened Yes  

Hairy Tails Ptilotus erubescens Vulnerable Yes  
Cut-leaf Burr-daisy Calotis anthemoides  Yes  
Spotted Harrier Circus assimilis Near threatened   
Native Peppercress Lepidium 

pseudohyssopifolium 
Poorly known   

Black Roly-poly Sclerolaena muricata 
var. muricata 

Poorly known   

Fragrant Saltbush Rhagodia parabolica Rare   
Hardhead Aythya australis Vulnerable   

 
Other threatened species, including Striped Legless Lizard Delma impar (endangered and listed as threatened under the Flora and Fauna 
Guarantee Act 1988  [FFG Act] and Vulnerable under the Environment Protection and Biodiversity Conservation Act 1999 [EPBC Act]) and 
Golden Sun Moth Synemon plana (critically endangered in Victoria and listed under the FFG Act and Critically Endangered under the EPBC 
Act), have been recorded adjacent to the study area and might be present within the study area. 
 
Communities within the study area that are listed as threatened under the FFG and EPBC Acts should also be identified in the background 
report.  These include Grassy Eucalypt Woodland of the Victorian Volcanic Plain and Natural Temperate Grassland of the Victorian 
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Volcanic Plain communities which are both listed as Critically Endangered under the EPBC Act and their corresponding communities listed 
as threatened under the FFG Act: Western Basalt Plains (River Red Gum) Grassy Woodland and Western (Basalt) Plains Grasslands 
Community. 
 

32 Department of 
Jobs Precincts 
and Regions 

The Maddingley coal resource is correctly described in the Background Report as being in a complex planning environment, close to 
sensitive uses and part of a waste and resource recovery hub of state significance.  The state government’s policy position on brown coal is 
set out in the 2017 Statement of future uses of brown coal.  The statement recognises strong investor interest in using the state’s valuable 
coal resources to make alternative high value, low emission products for domestic and international markets.  These products could provide 
new economic development and trade opportunities, bringing high-skilled jobs and investment to regions.  Several coal industry proponents 
have long-standing active commercial interests in the study area, including licences held under the Mineral Resources (Sustainable 
Development) Act 1990.  Their advice should be given serious consideration as part of this study. 
 
Any effective reduction in buffer distances between current or proposed coal mining activities and urban land uses (even industrial) is of 
concern.  Experience elsewhere has proven that such urban encroachment can lead to significant land use conflicts that are difficult to 
resolve. 

 



S86 Moorabool Growth Management Committee Meeting Agenda 4 March 2020 
 

Item 7.3 - Attachment 3 Page 138 

 
  



S86 Moorabool Growth Management Committee Meeting Agenda 4 March 2020 
 

Item 7.3 - Attachment 3 Page 139 

 
  



S86 Moorabool Growth Management Committee Meeting Agenda 4 March 2020 
 

Item 7.3 - Attachment 3 Page 140 

 
  



S86 Moorabool Growth Management Committee Meeting Agenda 4 March 2020 
 

Item 7.3 - Attachment 3 Page 141 

 
  



S86 Moorabool Growth Management Committee Meeting Agenda 4 March 2020 
 

Item 7.3 - Attachment 3 Page 142 

 
  



S86 Moorabool Growth Management Committee Meeting Agenda 4 March 2020 
 

Item 7.3 - Attachment 3 Page 143 

 
  



S86 Moorabool Growth Management Committee Meeting Agenda 4 March 2020 
 

Item 7.3 - Attachment 3 Page 144 

 
  



S86 Moorabool Growth Management Committee Meeting Agenda 4 March 2020 
 

Item 7.3 - Attachment 3 Page 145 

 
  



S86 Moorabool Growth Management Committee Meeting Agenda 4 March 2020 
 

Item 7.3 - Attachment 3 Page 146 

 
  



S86 Moorabool Growth Management Committee Meeting Agenda 4 March 2020 
 

Item 7.3 - Attachment 3 Page 147 

 
  



S86 Moorabool Growth Management Committee Meeting Agenda 4 March 2020 
 

Item 7.3 - Attachment 3 Page 148 

 
  



S86 Moorabool Growth Management Committee Meeting Agenda 4 March 2020 
 

Item 7.3 - Attachment 3 Page 149 

 
  



S86 Moorabool Growth Management Committee Meeting Agenda 4 March 2020 
 

Item 7.3 - Attachment 3 Page 150 

 
  



S86 Moorabool Growth Management Committee Meeting Agenda 4 March 2020 
 

Item 7.3 - Attachment 3 Page 151 

 
  



S86 Moorabool Growth Management Committee Meeting Agenda 4 March 2020 
 

Item 7.3 - Attachment 3 Page 152 

 
  



S86 Moorabool Growth Management Committee Meeting Agenda 4 March 2020 
 

Item 7.3 - Attachment 3 Page 153 

 
  



S86 Moorabool Growth Management Committee Meeting Agenda 4 March 2020 
 

Page 154 

8 UPDATE ON TRENDS, ISSUES AND OTHER MATTERS  

9 PROCESS FORWARD AND WORK PROGRAM  

10 UPDATE ON VCAT DECISIONS   

11 OTHER BUSINESS 

12 DATE OF NEXT MEETING 
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13 CLOSED SESSION OF THE MEETING TO THE PUBLIC   

RECOMMENDATION 

That Council considers the confidential report(s) listed below in a meeting closed to the public in 
accordance with Section 89(2) of the Local Government Act 1989: 

13.1 Ballan Active Open Space Land Acquisition 

This matter is considered to be confidential under Section 89(2) - (e) of the Local Government Act 
1989, and the Council is satisfied that discussion of this matter in an open meeting would, on 
balance, be contrary to the public interest as it deals with proposed developments. 

13.2 Bacchus Marsh Strategic Growth Area Update 

This matter is considered to be confidential under Section 89(2) - (e) of the Local Government Act 
1989, and the Council is satisfied that discussion of this matter in an open meeting would, on 
balance, be contrary to the public interest as it deals with proposed developments.  
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