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ACKNOWLEDGEMENT 

 

Welcome everyone to Development Hearings Panel meeting number 3 for 2025. 

Any technical issues that may result in the Teams connection failing will cause a delay or 

adjournment to this meeting. 

I would like to begin with an acknowledgement of the traditional owners of the land. 

We, Greater Shepparton City Council, acknowledge the Yorta Yorta Peoples of the land which now 

comprises Greater Shepparton, we pay our respect to their tribal elders, we celebrate their 

continuing culture and we acknowledge the memory of their ancestors. 

 

COMMITTEE MEMBERS PRESENT 
 

Committee members present today are: 

¶ Cr Geoff Akers (Chair) ï Boardroom 

¶ Jennifer Brewis ï Team Leader ï Strategic Planning - Greater Shepparton City Council ï 

Boardroom 

¶ Geraldine Christou ï Director ï Sustainable Development - Greater Shepparton City 

Council ï Boardroom 

¶ Kahlia Reid - Manager - Building and Planning ï Campaspe Shire Council ï Teams  

¶ Joel Ingham - Planning Co-Ordinator - Benalla Rural City Council ï Teams 

 
OFFICERS AND OTHERS PRESENT 

 

The Planning Officers that will be in attendance for todayôs hearing are: 

¶ Ally Cook 

¶ Michelle Edwards 

¶ Andrew Dainton 

I would also like to acknowledge all other parties present today. We will get you to introduce 

yourself when your turn comes to present. 

 

APOLOGIES 

 

Nil 
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DECLARATIONS OF CONFLICTS OF INTEREST  

Are there any panel members who wish to declare a conflict of interest? 

Nil Conflicts Declared 

ORDER OF PROCEEDINGS   
 

For those of you who are attending the DHP for the first time the process is as follows 

¶ The proceeding is being minuted and recorded. 

¶ Out of courtesy for all other attendees any recording devices should be turned off during 
the course of the hearing unless the chair has been formally advised that a party wishes to 
record proceedings. 

¶ The DHP operates under Local Law No 2, with such modifications and adaptations as the 
DHP deems necessary for the orderly conduct of meetings. 

¶ All DHP panel members have 1 vote at a meeting.   

¶ Decisions of the DHP are by ordinary majority resolution.  If a vote is tied the Chair of the 
DHP has the casting vote. 

¶ The process for submitters to be heard by the Panel shall be: 

Å The planning officer to present the planning report recommendation 

Å Any objectors or representatives on behalf of the objectors present to make a  
submission in support of their objection (should they wish to) 

Å The applicant or representatives on behalf of the applicant to present in support 
of the application 

¶ For the purpose of todayôs hearing the officer, objectors and applicant will be limited to a 
maximum of 6 minutes per person with no extension. 

MATTERS FOR CONSIDERATION  
 

There are 3 items listed for consideration in this session of the DHP: 

1. Planning Permit Application ï 2025-13 ï 1350 Ryan Road, Lancaster - Use and 

development of the land for a cattle feedlot including earthworks and agricultural 

buildings in the Farming Zone Schedule 1 and Land Subject to Inundation Overlay 

2. Planning Permit Application ï 2020-164/A ï 119 & 125 High Road MURCHISON EAST - 

Use of land for motor vehicle storage and recycling of motor vehicles and use for motor 

repairs and tow truck depot 

3. Planning Permit Application ï 2025-11 ï 82-84 McLennan Street (Lot 1 TP590023E) 

MOOROOPNA - Retail Packaged Liquor Outlet 
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LATE REPORTS  
 

 

None 

 

NEXT MEETING  
 

TBC 

 

 

Thank you - That now concludes todayôs DHP. 
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I N D E X 

Application 

No. 

Subject Address: Proposal: Page 

No. 

2025-13 1350 Ryan Road 
LANCASTER 

Use and development of the land for 

a cattle feedlot including earthworks 

and agricultural buildings in the 

Farming Zone Schedule 1 and Land 

Subject to Inundation Overlay 

  

3 

2020-164/A 119 & 125 High Road 
MURCHISON EAST 

Use of land for motor vehicle 

storage and recycling of motor 

vehicles and use for motor repairs 

and tow truck depot 

 

43 

2025-11 82-84 McLennan Street 
MOOROOPNA VIC 3629 
(Lot 1 TP590023E) 

Retail Packaged Liquor Outlet 

 

83 
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Application Details:  
Responsible Officer: Ally Cook  

Application Number: 2025-13 

Applicant Name: Freedom Ag Enterprises Pty Ltd  

Owner Name: Jackson Landco Pty Ltd  

Cost of works: $1.2 million  

Correct application fee 
paid? 

Use $1453.40 (half $ $726.7) 

Development $3764.10  

$4490.80  

Land/Address: 1350 Ryan Road, Lancaster  

Date Received:  21 January 2025  

Statutory Days? 88 days as of 2 May 2025  

Zoning? Farming Zone Schedule 1 

Overlay(s) Floodway Overlay  

Land Subject to Inundation Overlay 

Specific Control Overlay  

What is proposed? Use and development of the land for a cattle feedlot including 
earthworks and agricultural buildings in the Farming Zone Schedule 1 
and Land Subject to Inundation Overlay 

Why is a permit required? Clause 35.07-1 Use  

Clause 35.07-4 Buildings and works  

Clause 44.04-2 Buildings and works  

Are all plans provided? Yes  

MPS Provisions: Clause 02.03-3Environmental risks  

Clause 02.03-4 Natural Resource  

PPF Provisions: Clause 13.03-1S Floodplain management  

Clause 13.07-1S Land is compatibility  

Clause 14.01-1S Protection of agricultural Land 

Clause 14.01-2S Sustainable agricultural land use  

Clause 14.01-2R Agricultural productivity ï Hume  

Clause 17.01-1S Diversified economy  

Clause 17.01-1R Diversified economy - Hume 

Any application history? See below 

Date referred/notified: 25 February 2025 and 18 March 2025  



 
Confirmed Minutes - DHP ï Hearing ï 2 May 2025 

M25/48983 
Page 7 of 136 

Further Information? N/A 

Lapse date? N/A  

Notice/Referral? Health, Engineering, Minister of Agriculture, Agriculture Victoria, 

GBCMA, GMW, EPA  

Number of Notice 
Responses? 

Three (3)  

Key Response 
Considerations? 

Use, impact on agricultural and surrounding properties, amenity issues 

(odour and noise) and compliance with the Cattle Feedlot Code of 

Practice and relevant best practice standards.  

Title details ï any:  

o Restrictive Covenant? 

o Section 173 
agreement? 

o Caveat? 

o Easement? 

o Building Envelope? 

o Access restrictions? 

 

No 

No 

No 

Yes, Easement in favour of GMW to the south of the site (see below) 

No 

No  

Is a CHMP required? Part of this property is located in an Area of Aboriginal Cultural Heritage 
Sensitivity. An Aboriginal Cultural Heritage Due Diligence Report was 
prepared by Red Gum dated 18 November 2023 and confirmed the 
land had been significantly disturbed and a Cultural Heritage 
Assessment was not required to be prepared  

Garden area provisions? N/A 

Is the site contaminated? N/A 

Is the site in a BMO or 
BPA? 

Yes  

Is Cl. 13.01-2 Bushfire 
applicable: 

No  

Conflicts of interest in 

relation to advice 

provided in this report 

No Council officers or contractors who have provided advice in relation 

to this report have declared a conflict of interest regarding the matter 

under consideration. 

Key Planning 
Considerations: 

Use, impact on agricultural and surrounding properties, amenity issues 

(odour and noise) and compliance with the Cattle Feedlot Code of 

Practice and relevant best practice standards and comments from 

internal and referral authorities.  

Recommendation: Approve  
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Proposal 
 

It is proposed to reconfigure the existing dairy farm which includes infrastructure to accommodate 

700 dairy cows including a cow feed pad with flood wash that drains to existing purpose built 

sediment ponds and effluent storage ponds.  

The 500mm levee where the use commences will be setback 50m from Selwood Road.  

Access to/from the site will be via Ryan Road located within the north-west corner of the site.  

A secondary access is located within the southern portion of the site off Ryan Road and an 

emergency access is located off Selwood Road.  

The use of the land as a cattle feedlot involves;   

¶ Up to five employees;  

¶ The use will operate within the northern portion of the site of an area of approximately 

14.02ha surrounded by a 500mm high levee bank;  

¶ 2,392 Standard Cattle;  

¶ Feedlot pens between 1300sqm to 3000sqm;  

¶ Isolation pens for arrival cattle with an area 1500sqm;  

¶ Hospital pen with an area 300sqm, 

¶ Modification to existing commodities and feed storage and processing area; 

¶ Water supply infrastructure;  

¶ Additional borrow area of 31,400sqm;  

¶ Proposed roof pen area in a north-south orientation of approximately 11840sqm 

(dimensions not confirmed);  

¶ Proposed commodity shed (40m x 15.5m) with a 5m canopy and proposed hay shed (21m 

x 40m) elevations not included;  

¶ Utilising existing sediment basins and storage ponds including overflow storage ponds;  

¶ Additional borrow area with a total storage capacity of 55 mega litres of stock water; 
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¶ Manure storage, and 

¶ Internal access and drainage. 

 

 

Proposed overall site plan 
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Detailed layout and location of the proposed buildings 

 

Details of cattle per production pen  
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Proposed layout of the existing buildings, car parking and ramp (applicants material) 

¶ There will be an area on the property were the effluent can be irrigated with water of 

approximately 54ha.  

¶ Landscaping in the form of native vegetation has commenced around the property 

boundary at the feed lot site adjacent to Ryan and Sellwood Road.   

¶ A fence separating the vegetation planting and the plantation will be constructed to 

protect the plantation of 20m width.   

¶ Traffic involves a mixture of feed deliveries, 2-5 staff with an approximate total heavy 

vehicle movement per week of nine (9) and the year 472 which was calculated in 

comparison to the previous dairy farm use as being generally and consistent.  

Summary of Key Issues 
¶ The proposal is for a cattle feedlot in the Farming Zone Schedule 1 subject to the Land 

Subject to Inundation Overlay  

¶ The application demonstrated compliance with the Victorian Code for Cattle Feedlots 

August 1995 which must be met  
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¶ As part of the application a management plan was submitted and determined that a 

2,392 standard cattle unit could be accommodated on the site with no unreasonable 

amenity impact to adjoining properties;  

¶ Consent was obtained from Agriculture Victoria and other relevant authorities such as 

the EPA and GBCMA and internal departments including health and engineering 

therefore it is considered that the use is appropriate subject to the officers recommended 

conditions  

Recommendation 

Notice of Decision to Grant a Permit 

That Council having caused notice of Planning Application No. 2025-13 to be given under Section 

52 of the Planning and Environment Act 1987 and having considered all the matters required 

under Section 60 of the Planning and Environment Act 1987 and having considered the objections 

to the application, decides to Grant a Notice of Decision to Grant a Permit under the provisions of 

Clause 35.07-1, Clause 35.07-4, Clause 44.04-2 of the Greater Shepparton Planning Scheme 

in respect of the land known and described as 1350 Ryan Road LANCASTER  VIC  3620, for 

the Use and development of the land for a cattle feedlot including earthworks and 

agricultural buildings in the Farming Zone Schedule 1 and Land Subject to Inundation 

Overlay in accordance with the Notice of Decision. 

 

Recommendation 

Notice of Decision to Grant a Permit 

That Council having caused notice of Planning Application No. 2025-13 to be given under 

Section 52 of the Planning and Environment Act 1987 and having considered all the matters 

required under Section 60 of the Planning and Environment Act 1987 and having considered 

the objections to the application, decides to Grant a Notice of Decision to Grant a Permit under 

the provisions of Clause 35.07-1, Clause 35.07-4, Clause 44.04-2 of the Greater Shepparton 

Planning Scheme in respect of the land known and described as 1350 Ryan Road 

LANCASTER  VIC  3620, for the Use and development of the land for a cattle feedlot 

including earthworks and agricultural buildings in the Farming Zone Schedule 1 and 

Land Subject to Inundation Overlay in accordance with the Notice of Decision. 

 

Moved:  Geraldine Christou Seconded:  Kahlia Reid 

CARRIED  
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Title Details 
The title identifies that the site has legal access to a road or carriageway easement. 

The title does contain an easement (see below)  

 

 

 

The title does not contain a Restrictive Covenant  

The title does not contain a Section 173 Agreement 

The title does not contain a Caveat or Building Envelope 
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The application does not breach the Easement, for the following reasons:  

Â The location of the use and buildings and works are not located within the southern portion 

of the site where the easement is located on the title.  

What is the application for? 
The permit triggers in the planning scheme are. 

Â Clause 35.07-1 Use Farming Zone  

Â Clause 35.07-4 Buildings and works Farming Zone  

Â Clause 44.04-2 Buildings and works Land Subject to Inundation Overlay  

Based on the permit triggers, specify the precise nature of the application which is to be used 

for all notices, referral, correspondence and decision making.  

Â Use and development of the land for a cattle feedlot including earthworks and agricultural 

buildings in the Farming Zone Schedule 1 and Land Subject to Inundation Overlay 

Permit/Site History 
The history of the site includes: 

Â 2014-342, earthworks in the Farming Zone, Floodway Overlay and Land Subject to 

Inundation Overlay. A planning permit was issued 9 February 2015. 

Â 2015-410, buildings and works in the Floodway Overlay and Land Subject to Inundation 

Overlay for a dairy and feed pad. A planning permit was issued 2 December 2015.   

Â 2022-235, Use and development for a cattle feed lot for 4800 head in the Farming Zone and 

Land Subject to Inundation Overlay. Withdrawn.  

Â 2023-104, To develop and operate a feedlot which involves earthworks, building of shed 

and silage bunkers for 2620 head of cattle. Withdrawn.  

Subject Site & Locality 
An inspection of the site and the surrounding area has been undertaken. 

The site containing the feedlot has a total area of 129ha and currently contains: 

Â A dwelling;  

Â Agricultural sheds and storage of hay;  

Â At least three (3) vehicle crossovers with two on Ryan Road and one (1) on Sellwood Road 

(all-weather road ï emergency access only). There are a number of internal access ways that 

provide access to the cattle feedlot to the north;  

Â The site is partially affected by the Land Subject to Inundation Overlay and the Floodway 

Overlay;  

Â There is vegetation including scattered native vegetation throughout the site;  
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Â Paddocks used for cropping divided into bays with access to irrigation.   

The main site/locality characteristics are: 

Â To the north is Sellwood Road a Council all weather road and beyond is land within the same 

ownership with an area of approximately 64ha. Further north is the nearest dwelling located 

approximately 651m from the cattle feedlot site.  

Â To the east is Farming Zone land.  

Â To the south is Park Road a Council all weather road which contains a couple of small dwelling 

allotments also within the Farming Zone.  

Â To the west is Ryan Road a 4m seal road with gravel shoulders and beyond is land within the 

Campaspe Shire Council. The land is within the Farming Zone.  

 

The Photos below show the existing site: 

 

Subject site Council GIS  
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Subject site northern portion proposed cattle feedlot use is proposed  

 

 

Ryan Road (near main entrance of feedlot) 
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Proposed entrance to the cattle feedlot Ryan Road 

 

 

Applicantôs material (existing yards/car parking and ramp) 

 

Further Information 
Is further information required for the application?  No  

Public Notification 
The application was advertised pursuant to Section 52 of the Planning and Environment Act 

1987 with the following description Use and development of the land for a cattle feedlot 

including earthworks and agricultural buildings in the Farming Zone Schedule 1, by:  
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Â Sending notices to the owners and occupiers of adjoining land; and/or 

Â Placing a sign on site (two signs one on Ryan and one on Selwood Road);  

The applicant provided a signed declaration stating that the sign on site was displayed on the 

land between 28 February to 14 March 2025. 

Objections 
The Council has received three (3) objections to date. The key issues that were raised in the 

objections are. 

Â Amenity impact (odour, noise, dust, flies and methane emissions) 

Â Devaluation of property 

Â Traffic generation and state of the current roads and not being suitable for large and heavy 

vehicles 

Â Animal welfare  

Â Increased vermin due to the increase in effluent  

Â Consideration to purchase any non-operating feedlots from neighbouring shires  
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Â Productive land to be maintained as a dairy farm  

Â Impact on health of the soil, water table and wider environment with the effluent 

management. 

 

Location of the objectors to the subject site (Council GIS)  

Referrals to Authorities 
 

External Referrals Required by the Planning Scheme: 
 

Section 55 -
Referrals Authority 

List Planning 
clause 
triggering 
referral 

Determining or Recommending  Advice/Response/Conditi
ons 

Minister for 
Agriculture  

66.02-3  Determining  
 
  

No response deemed 
consent under the Planning 
and Environment Act 1987.  

GBCMA 44.04-7 Recommending  Does not object subject to 
conditions  

 

Notice to Authorities (including as required by GSPS) 
 

External Notice to Authorities: 
 

Section 52 - 
Notice 
Authority 

List Planning 
clause 
triggering 
notice 

Advice/Response/Conditions 

GMW Info only Does not object subject to conditions  
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EPA Info only Does not object subject to a recommendation for a notation on a planning 
permit.  

Agriculture 
Victoria 
Planning and 
Advisory 
Service 
Department of 
Energy, 
Environment 
and Climate 
Action  

S52  Consent subject to recommendations.  

 
 

Internal Notice  
 

Internal Council 
Notices 

Advice/Response/Conditions 

ENG No objections subject to conditions. 

EHO No objections.  

Authority responses 
The Council has received no submissions from authorities.   

Consultation 
The applicant prepared a response to the objector in a letter dated 3 April 2025. The 

correspondence was sent to all objectors on 7 April 2025. No objections were withdrawn.  

Assessment 
The zoning of the land 

Clause 35.07 Farming Zone 

Purpose 

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

¶ To provide for the use of land for agriculture. 

¶ To encourage the retention of productive agricultural land. 

¶ To ensure that non-agricultural uses, including dwellings, do not adversely affect the use 
of land for agriculture. 

¶ To encourage the retention of employment and population to support rural communities. 

¶ To encourage use and development of land based on comprehensive and sustainable 
land management practices and infrastructure provision. 

¶ To provide for the use and development of land for the specific purposes identified in a 
schedule to this zone. 

A planning permit is required for the use of the land for a cattle feedlot as the proposal does not 

meet the condition of a section 1 use having more than 1000 cattle on the site. Therefore the use 

falls under a section 2 use pursuant to Clause 35.07-1.  
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An application must meet the requirements of Clause 53.08 Cattle Feedlot. This has been 

demonstrated below as part of the assessment.  

The site is not located in a catchment area listed in Appendix 2 of the Victorian Code for Cattle 

Feedlots ï August 1995.  

A planning permit is required for buildings and works associated with a section 2 use pursuant to 

Clause 35.07-4.  

Relevant overlay provisions 

Clause 44.03 Floodway Overlay 

Purpose  

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

¶ To identify waterways, major floodpaths, drainage depressions and high hazard areas 
which have the greatest risk and frequency of being affected by flooding. 

¶ To ensure that any development maintains the free passage and temporary storage of 
floodwater, minimises flood damage and is compatible with flood hazard, local drainage 
conditions and the minimisation of soil erosion, sedimentation and silting. 

¶ To reflect any declarations under Division 4 of Part 10 of the Water Act, 1989 if a 
declaration has been made. 

¶ To protect water quality and waterways as natural resources by managing urban 
stormwater, protecting water supply catchment areas, and managing saline discharges 
to minimise the risks to the environmental quality of water and groundwater.  

¶ To ensure that development maintains or improves river and wetland health, waterway 
protection and flood plain health. 

The location of the buildings and works are not located within the overlay.  

Clause 44.04 Land Subject to Inundation Overlay 

Purpose 

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

¶ To identify flood prone land in a riverine or coastal area affected by the 1 in 100 (1 per 
cent Annual Exceedance Probability) year flood or any other area determined by the 
floodplain management authority. 

¶ To ensure that development maintains the free passage and temporary storage of 
floodwaters, minimises flood damage, responds to the flood hazard and local drainage 
conditions and will not cause any significant rise in flood level or flow velocity. 

¶ To minimise the potential flood risk to life, health and safety associated with development.  

¶ To reflect a declaration under Division 4 of Part 10 of the Water Act, 1989. 

¶ To protect water quality and waterways as natural resources by managing urban 
stormwater, protecting water supply catchment areas, and managing saline discharges to 
minimise the risks to the environmental quality of water and groundwater.  
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¶ To ensure that development maintains or improves river, marine, coastal and wetland 
health, waterway protection and floodplain health. 

A planning permit is required for buildings and works pursuant to Clause 44.04-2.  

Clause 45.12 Specific Controls Overlay 

Purpose 

To apply specific controls designed to achieve a particular land use and development outcome in 

extraordinary circumstances. 

The site is affected by Schedule 3 Goulburn Murray Water: Connections Project and Water 

Efficiency Project Incorporated Document.  

A planning permit is not required under this overlay.  

Relevant Particular Provisions 

Clause 53.08 Cattle Feedlot  

Purpose  

To facilitate the establishment and expansion of cattle feedlots in Victoria in a manner which is 

consistent with orderly and proper planning and the protection of the environment. 

Clause 53.08-1 Requirements to be met  

All use and development of cattle feedlots must comply with the Victorian Code for Cattle 
Feedlots - August 1995. 

The Code must be complied with to the satisfaction of the responsible authority.  

Does any Incorporated Document apply?  

¶ Local Floodplain Development Plan Precinct of Mosquito Creek  

¶ Victorian Code for Cattle Feedlots - August 1995. 

The Municipal Planning Strategy (MPS) at Clause 02. 

Clause 02.03-3 Environmental risks and amenity  

Environmental risks 

Environmental risks in Greater Shepparton are associated with the river, floodplain and wetland 
systems. The catchments of the various rivers and streams include areas of flood prone land 
where flooding has historically caused substantial damage to the natural and built environment. 
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Decades of open pasture farming and irrigated agriculture has also changed the natural 
hydrological balance. Drainage management attempts to reduce the direct costs in terms of loss 
of stock and damage to property and the indirect costs of reduced productivity, road rebuilding 
and inconvenience. The key issue relating to drainage management is the provision of efficient 
drainage of land without causing other environmental impacts. 

Amenity 

Council acknowledges that a range of non-residential uses in residential areas provide services 
to the local community including places of worship, schools, medical centres, display homes, 
child care centres, cafes and restaurants. However, it is important to ensure that these uses do 
not have a negative impact on residential amenity through inappropriate location, unsympathetic 
design and traffic impacts. 

Council is committed to: 

¶ Managing the constraints of the floodplain on the use and development of land.  

¶ Preserving the inherent functions of the floodplains. 

¶ Reducing impacts on water quality caused by water logging, salinity and the downstream 
impacts of nutrients. 

¶ Protecting natural ecosystems via management of drainage and use and development in 
floodplain, river and wetland systems. 

Clause 02.03-4 Natural resource management 

Irrigated primary production and the processing of that product underpin the municipality and 
the regionôs economy. The level of production is nationally important and the region is 
responsible for significant parts of the nationôs milk production, deciduous canned fruit 
production, stone fruit crop and tomato processing production.  

The farming areas of the municipality can generally be grouped into three categories: 

¶ Farming óGrowthô areas, being areas for the growth and expansion of existing farm 
businesses and for new investment. These areas comprise/include larger properties and 
provide opportunity for large scale, standalone agricultural development as well as 
consolidation of existing farm properties wishing to grow. 

¶ Farming óConsolidationô areas, being areas that support existing farm businesses to 
operate and expand. These areas provide opportunities for development of growing 
agricultural enterprises that can, over time, expand and consolidate through a process of 
property restructure. 

¶ Farming óNicheô areas, being those areas with opportunities for smaller scale and 
specialised agriculture. These areas include locations of productive potential due to soil 
type, property size or water access that are not rural living areas. The opportunity for 
properties within these areas to expand in response to general market trends is limited 
due to land value and existing development as most lots are smaller, with dwellings. 

Council is committed to: Supporting opportunities for the growth and diversity of primary product 
in the municipality. 
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The Planning Policy Framework (PPF) 

Clause 13.03-1S Floodplain Management  

Objective  

To assist the protection of: 

¶ Life, property and community infrastructure from flood hazard, including coastal 
inundation, riverine and overland flows. 

¶ The natural flood carrying capacity of rivers, streams and floodways. 
¶ The flood storage function of floodplains and waterways. 
¶ Floodplain areas of environmental significance or of importance to river, wetland or coastal 

health. 

Strategies  

Identify land affected by flooding, including land inundated by the 1 in 100 year flood event (1 
per cent Annual Exceedance Probability) or as determined by the floodplain management 
authority in planning schemes. 

Avoid intensifying the impact of flooding through inappropriately located use and development. 

Plan for the cumulative impacts of use and development on flood behaviour. 

Locate emergency and community facilities (including hospitals, ambulance stations, police 
stations, fire stations, residential aged care facilities, communication facilities, transport facilities, 
community shelters, child care centres and schools) outside the 1 in 100 year (1 per cent 
Annual Exceedance Probability) floodplain and, where possible, at levels above the height of 
the probable maximum flood. 

Locate use and development that involve the storage or disposal of environmentally hazardous 
industrial and agricultural chemicals or wastes and other dangerous goods (including intensive 
animal industries and sewage treatment plants) outside floodplains unless site design and 
management is such that potential contact between such substances and floodwaters is 
prevented, without affecting the flood carrying and flood storage functions of the floodplain. 

Ensure land use on floodplains minimises the risk of waterway contamination occurring during 
floods and floodplains are able to function as temporary storage to moderate peak flows and 
minimise downstream impacts. 

Policy guidelines 

Consider as relevant: 

¶ Regional catchment strategies and special area plans approved by the Minister for 
Environment or Minister for Water. 



 
Confirmed Minutes - DHP ï Hearing ï 2 May 2025 

M25/48983 
Page 25 of 136 

¶ Any floodplain management manual or guideline of policy and practice, or catchment 
management, river health, wetland or floodplain management strategy adopted by the 
relevant responsible floodplain management authority. 

¶ Any best practice environmental management guidelines for stormwater adopted by the 
Environment Protection Authority. 

Policy documents 

Consider as relevant: 

¶ Victorian Floodplain Management Strategy (Department of Environment, Land, Water 
and Planning, 2016) 

Clause 13.07-1S Land is compatibility  

Objective  

To protect community amenity, human health and safety while facilitating appropriate commercial, 
industrial, infrastructure or other uses with potential adverse off-site impacts. 

Strategies 

¶ Ensure that use or development of land is compatible with adjoining and nearby land 
uses 

¶ Avoid locating incompatible uses in areas that may be impacted by adverse off-site 
impacts from commercial, industrial and other uses. 

¶ Avoid or otherwise minimise adverse off-site impacts from commercial, industrial and 
other uses through land use separation, siting, building design and operational 
measures. 

¶ Protect commercial, industrial and other employment generating uses from 
encroachment by use or development that would compromise the ability of those uses to 
function safely and effectively. 

Policy documents  

Consider as relevant: 

¶ Separation Distance Guideline (Environment Protection Authority, August 2024) 
¶ Landfill Buffer Guideline (Environment Protection Authority, August 2024) 

Clause 14.01-1S Protection of agriculture 

Objective 

To protect the stateôs agricultural base by preserving productive farmland. 

Strategies  
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Identify areas of productive agricultural land, including land for primary production and intensive 

agriculture. 

Consider state, regional and local, issues and characteristics when assessing agricultural quality 

and productivity. 

Avoid permanent removal of productive agricultural land from the state's agricultural base without 

consideration of the economic importance of the land for the agricultural production and 

processing sectors. 

Protect productive farmland that is of strategic significance in the local or regional context. 

Protect productive agricultural land from unplanned loss due to permanent changes in land use. 

Prevent inappropriately dispersed urban activities in rural areas. 

Protect strategically important agricultural and primary production land from incompatible uses. 

Limit new housing development in rural areas by: 

¶ Directing housing growth into existing settlements. 
¶ Discouraging development of isolated small lots in the rural zones from use for dwellings 

or other incompatible uses. 
¶ Encouraging consolidation of existing isolated small lots in rural zones. 

Identify areas of productive agricultural land by consulting with the Department of Energy, 

Environment and Climate Action and using available information. 

In considering a proposal to use, subdivide or develop agricultural land, consider the: 

¶ Desirability and impacts of removing the land from primary production, given its 
agricultural productivity. 

¶ Impacts on the continuation of primary production on adjacent land, with particular regard 
to land values and the viability of infrastructure for such production. 

¶ Compatibility between the proposed or likely development and the existing use of the 
surrounding land. 

¶ The potential impacts of land use and development on the spread of plant and animal 
pests from areas of known infestation into agricultural areas. 

¶ Land capability. 

Avoid the subdivision of productive agricultural land from diminishing the long-term productive 

capacity of the land. 

Give priority to the re-structure of inappropriate subdivisions where they exist on productive 

agricultural land. 
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Balance the potential off-site effects of a use or development proposal (such as degradation of 

soil or water quality and land salinisation) against the benefits of the proposal. 

Clause 14.01-1L Protection of agricultural land (as relevant) 

Strategies ï General  

Encourage farm earthworks that minimise the impact on drainage and flooding through Whole 

Farm Plans. 

Discourage land use and development in the Farming Zone (Schedule 1) that would 

compromise the future agricultural use of the land, including farm related tourism.  

Discourage industrial use and development (other than rural industry) in rural areas, except 

where it:  

¶ Is unable to be accommodated in existing industrial zoned areas. 
¶ Does not compromise the existing and future agricultural practices of the surrounds. 
¶ Adds value to the agricultural based of the municipality. 
¶ Is a rural based enterprise. 
¶ Provides for the reuse of existing large scale packing sheds and cool stores. 

Clause 14.01-2S Sustainable agricultural land use 

Objective 

To encourage sustainable agricultural land use. 

Strategies  

Ensure agricultural and productive rural land use activities are managed to maintain the long-

term sustainable use and management of existing natural resources. 

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

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

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

Assist genuine farming enterprises to embrace opportunities and adjust flexibly to market 
changes. 
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Support agricultural investment through the protection and enhancement of appropriate 
infrastructure. 

Facilitate ongoing productivity and investment in high value agriculture. 

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

Ensure that the use and development of land for animal keeping or training is appropriately 
located and does not detrimentally impact the environment, the operation of surrounding land 
uses and the amenity of the surrounding area.  

Policy documents 

Consider as relevant: 

¶ Victorian Code for Cattle Feedlots (Department of Agriculture, Energy and Minerals, 
1995) 

¶ Victorian Code for Broiler Farms (Department of Primary Industries, 2009, plus 2018 
amendments) 

¶ Apiary Code of Practice (Department of Planning and Community Development, 2011) 
¶ Planning Guidelines for Land Based Aquaculture in Victoria (Department of Primary 

Industries, No. 21, 2005) 
¶ Victorian Low Density Mobile Outdoor Poultry Farm Planning Permit Guidelines 

(Department of Economic Development, Jobs, Transport and Resources, June 2018) 
¶ Victorian Low Density Mobile Outdoor Pig Farm Planning Permit Guidelines (Department 

of Economic Development, Jobs, Transport and Resources, June 2018) 

Clause 14.01-2R Agricultural productivity ï Hume  

Strategy  

Support clustering of intensive rural industries and agricultural production. 

Take advantage of locational opportunities, including separation from sensitive land uses and 
access to transport, power, water and communications infrastructure. 

Clause 17.01-1S Diversified economy  

Objective 

To strengthen and diversify the economy. 

Strategies  

Protect and strengthen existing and planned employment areas and plan for new employment 
areas. 
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Facilitate regional, cross-border and inter-regional relationships to harness emerging economic 
opportunities. 

Facilitate growth in a range of employment sectors, including health, education, retail, tourism, 
knowledge industries and professional and technical services based on the emerging and existing 
strengths of each region. 

Improve access to jobs closer to where people live. 

Support rural economies to grow and diversify. 

Clause 17.01-1R Diversified economy ï Hume 

Strategy  

Encourage appropriate new and developing forms of industry, agriculture, tourism and 
alternative energy production. 

Officers Assessment 

History  

The site was previously used for a dairy farm that consisted of approximately 700 head of milking 

cows. The proposal utilises existing yards, concrete feed pads and infrastructure such as storage 

ponds associated with the previous use.  

The original applications submitted were for 4800 and 2620 standard cattle units (SCU) which 

resulted in a number of objections.  

Since the previous applications were submitted, the applicant has engaged a qualified consultant 

to prepare a management plan that demonstrates compliance with the Code of Practice for Cattle 

Feedlots as outlined below.  

Location & site selection 

Clause 02.03-4 highlights the importance of agriculture within the Council in particular primary 

production which underpins the municipality and the regionôs economy. For this reason ñCouncil 

is committed to: Supporting opportunities for the growth and diversity of primary product in the 

municipality.ò  

Clause 14.01-2S provides further strategies in consideration to cattle feedlot uses and states 

ñFacilitate the establishment and expansion of cattle feedlots, pig farms, poultry farms and other 

intensive animal industries in a manner consistent with orderly and proper planning and protection 

of the environment.ò  
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The subject site is located within the Farming Zone Schedule 1 (growth and consolidation) within 

an area that is considered productive agriculture. The location utilises existing infrastructure 

associated with cattle and is also setback appropriately from the boundaries of the property being 

at least 50m from Sellwood Road and further setback from Ryan Road.  

As demonstrated in the plan below, the location of the use avoids the area subject to the Floodway 

Overlay addressing Clause 13.03-1S (floodplain management) and the feedlot will be located well 

within the property boundaries in excess of 600m from the nearest dwelling not in the same 

ownership.  

 

Progressive Rural Solution Plan (Applicant material) 

The Victorian Code for Cattle Feedlots (the Code) 

The Victorian Code for Cattle Feedlots August 1995 (the Code) is an incorporated document and 

is required to be considered when assessing the application. The applicant has advised that the 

use would contain head of cattle in the feedlot with an approximate turnout weight of 600kg = 

2392 Standard Cattle Units (SCU) being a class A feedlot.  

The Code ñidentifies both design and operation requirements which must be met. However, rather 

then imposing legal sanctions, the Code is primarily designed to guide the development of the 

feed lotting industry and to assist operators to achieve best practice. Compliance with the Code 

will demonstrate to the public and regulatory bodies that a feedlot is acting in an environmentally 

responsible manner.ò  
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In accordance with Clause 35.07-1 a cattle feedlot ñmust meet the requirements of Clause 53.08ò. 

Clause 53.08 Cattle Feedlot includes órequirements to be metô and refers to the use and 

development of cattle feedlot must (emphasis added) comply with the Code. The information 

provided as part of the Environmental Assessment prepared by Progressive Rural Solutions 

demonstrates compliance with the approved measures. In addition, the proposal received 

approval from Agriculture Victoria further demonstrating that the site is suitable for the use.  

Amenity/Environmental Impacts  

The feedlot is located within the required separation distance of either a large town (Kyabram) or 

a single rural residence. The results of the assessment identified that the required separation 

distance for a single rural dwelling is 538m of which the nearest is located 651m away.  

The nearest town, Lancaster, is 2,392m to the south west with a required separation distance of 

2,152m addressing Measure 1 separation distance. Compliance with the setbacks of the Code 

demonstrate that the proposal can be carried out within this location without causing any 

unreasonable impact to adjoining properties.  

The site also incorporates additional landscaping around the perimeter which will assist in 

screening the proposal from the surrounding roads and properties (see below). A condition has 

been included on the planning permit to include further details regarding the species and to ensure 

that the plantings are replaced if they are dead or diseased.  
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   Landscape Plan (Location of proposed new plantation) 

In response to odour an Odour Assessment and a Waste Management Plan has been prepared 

by agribusiness and incorporates measures in accordance with the Code involving regular pen 

maintenance, appropriate drainage system, sediment ponds, proper manure stockpiling and 

application of controlled effluent irrigation practices (across 138ha of land). The proposal complies 

in relation to meeting appropriate receptors addressing the requirements of the Code. 

Noise from the feedlot will be minimised by restricting machinery, cattle feeding and cattle 

handling to between the hours of 6am to 6pm. It is expected that regardless of the use there is a 

level of noise that is expected in a Farming Zone due to tractors, pumps and other agricultural 

equipment that may be required to operate 24/7. However, the use is not expected to generate 

any noise that would exceed the EPA requirements.  

The management of the site requires a number of measures that must be implemented including 

appropriate drainage runoff areas, regular pen cleaning, scheduled manure removal and 

composting and will require prompt clean-up of feed bunks. Engineering have consented to the 

proposal provided additional details be included within a drainage discharge plan to ensure 

compliance with the code will be achieved and no impact will occur to adjoining properties.  

It is expected that these measures required under the code will assist in reducing rodents such 

as rats and mice and mosquitoes on the site. The applicant advised that the risk would be 
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mitigated through enclosed feed storage, elimination of debris or sheltering material and 

implementing a rodent control program. No objections were raised by Councils environmental 

health department.  

Concerns have been raised in relation to the health of the soil. The waste management plan 

requires appropriate management regarding salinity which would be based on the amount of salt 

provided as part of the cattle diet and is required to be monitored when stockpiled. Other soil 

monitoring measures are required is to be collected from within the irrigation reuse area and the 

manure utilisation area with at least three samples to be collected every second year to ensure 

there is no unreasonable impact to the soil.  

In accordance with the code for a Class A feedlot the measures require the soil under the feedlot 

pens to be compacted in accordance with the measure so as to be impermeable. This also 

includes manure stockpile areas and drains to be compacted to the same standard. A sample of 

soil will be required to be tested to ensure it is capable of compaction to achieve the permeability 

coefficient. Achieving these requirements will ensure no unreasonable seepage of effluent will 

impact the groundwater table.  

The application was referred to the EPA and Goulburn Broken Catchment Management Authority 

(GBCMA). The EPA did not include any conditions but GBCMA consented subject to height 

requirements which will be included as a condition on the planning permit to ensure compliance 

can be achieved. Based on the responses, the use is unlikely to have any unreasonable 

environmental and flooding issues on the surrounding area.  

Overall, the site design incorporates, effluent management, odour, dust, noise, and waste 

disposal. To ensure the use is being carried out appropriately and the measures identified in the 

code have been addressed, a condition will be included in the planning permit for further 

monitoring to be carried out on the site once the use is operating to ensure that the use is 

demonstrating compliance with the code.  

Traffic/Access 

The site will have access via an existing vehicle crossover located on Ryan Road. Ryan Road is 

considered a Rural Access Road where it has a 4m wide seal and gravel shoulders to allowing 

vehicles to pass and can accommodate up to 150 vehicles per day.  

The applicant has advised that the site has been previously used as a dairy farm for milking twice 

daily (four movements), farm operation staff, milk tanker deliveries and farming and feed delivery. 

Instead of milk tankers accessing the site twice daily the movements will be replaced with feed 

deliveries and cattle. Staff will attend the site, and leave therefore are unlikely to make multiple 

trips via Ryan Road.  
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Overall the applicant has advised that when reviewing the previous dairy farm operation and 

considering the proposal, the change in traffic volumes are minimal. To address the concerns of 

the objectors engineering recommended a traffic management plan be prepared by a suitably 

qualified traffic engineer, to ensure the use can operate safely for all users on the roads and 

identify any mitigation measures if required.  

Access roads and driveways to the site are not less than 6m wide and there is ample of area for 

truck parking as well as car parking for the workers. There is an existing ramp that will be utilised 

and the location allows trucks to maneuverer the site without affecting Councils roads.  

Buildings (Hay Shed and Commodity shed) 

The buildings proposed being the hay shed and commodity shed are not unusual structures within 

the Farming Zone and are found within the surrounding area.  

The location of the buildings meet the setback requirements of Clause 35.07-4 in terms of being 

more than 100m from a dwelling not in the same ownership and setback from Sellwood Road 

more than 20m. The location also avoids the removal of any native vegetation  

The buildings are in proximity to existing silage bunkers therefore make use of an area that 

contains feed for the cattle. As no elevations or floor plans were provided this is recommended to 

be included as a condition on the planning permit. Consent was obtained from GBCMA who 

requested floor levels to be addressed.  

Other matters 

The feedlot is required to comply with best practice guidelines and an incorporated document that 

addresses matters in relation to animal welfare. The applicant advised that the proposal will also 

comply with the National Feedlot Accreditation Scheme (NFAS), which includes specific animal 

welfare performance indicators therefore is considered satisfactory.  

Methane emissions is not specifically addressed in the Code. However, the applicant has advised 

that the feedlot is designed and will be operated in line with the National Beef Cattle Feedlot 

Environmental Code of Practice and the Australian Feedlot Industryôs Sustainability Framework, 

both of which support methane management through feed, infrastructure, and waste systems.  

Matters in relation to purchasing any non-operating feedlots from neighbouring shires and/or 

requiring the land to be used as a dairy farm and property devaluation are not relevant decision 

guidelines to be considered as part of the assessment of the application.  

Structure Plans/Development Plans 

There are no structure plans or development plans that apply.  
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Relevant Background documents 

¶ Regional Rural Land Use Strategy 2008  

¶ Infrastructure Design Manual (IDM)  

The decision guidelines of Clause 65.01 and 65.02 

Before deciding on an application or approval of a plan, the responsible authority must consider, 
as appropriate: 

¶ The matters set out in section 60 of the Act. 
¶ Any significant effects the environment, including the contamination of land, may have 

on the use or development.  
¶ The Municipal Planning Strategy and the Planning Policy Framework. 
¶ The purpose of the zone, overlay or other provision. 
¶ Any matter required to be considered in the zone, overlay or other provision. 
¶ The orderly planning of the area. 
¶ The effect on the environment, human health and amenity of the area. 
¶ The proximity of the land to any public land. 
¶ Factors likely to cause or contribute to land degradation, salinity or reduce water quality. 
¶ Whether the proposed development is designed to maintain or improve the quality of 

stormwater within and exiting the site. 
¶ The extent and character of native vegetation and the likelihood of its destruction. 
¶ Whether native vegetation is to be or can be protected, planted or allowed to regenerate. 
¶ The degree of flood, erosion or fire hazard associated with the location of the land and 

the use, development or management of the land so as to minimise any such hazard. 
¶ The adequacy of loading and unloading facilities and any associated amenity, traffic flow 

and road safety impacts. 
¶ The impact the use or development will have on the current and future development and 

operation of the transport system. 

This clause does not apply to a VicSmart application.   

The decision guidelines of the zone 

Clause 35.07-6 Farming Zone Decision Guidelines (as applicant)  

Before deciding on an application to use or subdivide land, construct a building or construct or 

carry out works, in addition to the decision guidelines in Clause 65, the responsible authority 

must consider, as appropriate: 

General Issues  

¶ The Municipal Planning Strategy and the Planning Policy Framework. 

¶ Any Regional Catchment Strategy and associated plan applying to the land. 

¶ The capability of the land to accommodate the proposed use or development, including 

the disposal of effluent. 
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¶ How the use or development relates to sustainable land management. 

¶ Whether the site is suitable for the use or development and whether the proposal is 

compatible with adjoining and nearby land uses. 

¶ How the use and development makes use of existing infrastructure and services. 

Agricultural issues and the impacts from non-agricultural uses 

¶ Whether the use or development will support and enhance agricultural production. 

¶ Whether the use or development will adversely affect soil quality or permanently remove 

land from agricultural production. 

¶ The potential for the use or development to limit the operation and expansion of 

adjoining and nearby agricultural uses. 

¶ The capacity of the site to sustain the agricultural use. 

¶ The agricultural qualities of the land, such as soil quality, access to water and access to 

rural infrastructure. 

¶ Any integrated land management plan prepared for the site. 

¶ Whether Rural worker accommodation is necessary having regard to:  

o The nature and scale of the agricultural use.  

o The accessibility to residential areas and existing accommodation, and the 

remoteness of the location.  

¶ The duration of the use of the land for Rural worker accommodation.  

Environmental Issues  

¶ The impact of the proposal on the natural physical features and resources of the area, in 

particular on soil and water quality. 

¶ The impact of the use or development on the flora and fauna on the site and its 

surrounds. 

¶ The need to protect and enhance the biodiversity of the area, including the retention of 

vegetation and faunal habitat and the need to revegetate land including riparian buffers 

along waterways, gullies, ridgelines, property boundaries and saline discharge and 

recharge area. 
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¶ The location of on-site effluent disposal areas to minimise the impact of nutrient loads on 

waterways and native vegetation. 

Design and siting issues  

¶ The need to locate buildings in one area to avoid any adverse impacts on surrounding 

agricultural uses and to minimise the loss of productive agricultural land. 

¶ The impact of the siting, design, height, bulk, colours and materials to be used, on the 

natural environment, major roads, vistas and water features and the measures to be 

undertaken to minimise any adverse impacts. 

¶ The impact on the character and appearance of the area or features of architectural, 

historic or scientific significance or of natural scenic beauty or importance. 

¶ The location and design of existing and proposed infrastructure including roads, gas, 

water, drainage, telecommunications and sewerage facilities. 

¶ Whether the use and development will require traffic management measures. 

¶ The need to locate and design buildings used for accommodation to avoid or reduce 

noise and shadow flicker impacts from the operation of a wind energy facility if it is 

located within one kilometre from the nearest title boundary of land subject to: 

o A permit for a wind energy facility; or 

o An application for a permit for a wind energy facility; or 

o An incorporated document approving a wind energy facility; or 

o A proposed wind energy facility for which an action has been taken under section 

8(1), 8(2), 8(3) or 8(4) of the Environment Effects Act 1978. 

¶ The need to locate and design buildings used for accommodation to avoid or reduce the 

impact from vehicular traffic, noise, blasting, dust and vibration from an existing or 

proposed extractive industry operation if it is located within 500 metres from the nearest 

title boundary of land on which a work authority has been applied for or granted under 

the Mineral Resources (Sustainable Development) Act 1990.   

The decision guidelines of the overlay(s) (and schedule to the overlays) 

Clause 44.04-8 Land Subject to Inundation Overlay Decision Guidelines  
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Before deciding on an application, in addition to the decision guidelines in Clause 65, the 

responsible authority must consider, as appropriate: 

¶ The Municipal Planning Strategy and the Planning Policy Framework. 
¶ Any local floodplain development plan. 
¶ Any comments from the relevant floodplain management authority. 
¶ The existing use and development of the land. 
¶ Whether the proposed use or development could be located on flood-free land or land 

with a lesser flood hazard outside this overlay. 
¶ Alternative design or flood proofing responses. 
¶ The susceptibility of the development to flooding and flood damage. 
¶ The potential flood risk to life, health and safety associated with the development. Flood 

risk factors to consider include: 
o The frequency, duration, extent, depth and velocity of flooding of the site and 

accessway. 
o The flood warning time available. 
o Tidal patterns. 
o Coastal inundation and erosion. 
o The danger to the occupants of the development, other floodplain residents and 

emergency personnel if the site or accessway is flooded. 
¶ The effect of the development on redirecting or obstructing floodwater, stormwater or 

drainage water and the effect of the development on reducing flood storage and 
increasing flood levels and flow velocities. 

¶ The effect of the development on river, marine and coastal health values including 
wetlands, natural habitat, stream stability, erosion, environmental flows, water quality, 
estuaries and sites of scientific significance. 

¶ Any other matters specified in a schedule to this overlay. 

Any other relevant adopted State policies or strategies policies 

There are no other relevant state policies or strategies that apply to the application.  

Relevant Planning Scheme amendments 

There are no other relevant planning scheme amendments.  

Are there any significant environment, social & economic effects?  

There are no other significant environment, social and economic effects.   

Any other relevant Acts that relate to the application?  

There are no other relevant Acts that apply to the application.   

The Aboriginal Heritage Act 2006 

The site is subject to an Aboriginal Cultural Heritage Sensitivity Area. As part of the application 

an Aboriginal Cultural Heritage Due Diligence Assessment was prepared by Damian Wall and 

Emily Mendham dated 18 November 2023.  
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The report concluded that there was a very low risk that aboriginal cultural heritage will still be 

located in the activity area.  

This is due to the location being within a highly modified land surface that has been disturbed 

due to previous agricultural activities (existing dairy farm with laser-levelled irrigation bays and 

irrigation related infrastructure).   

The relevant provisions of the GSPS including Clause 13.02 (Bushfire) 

N/A  
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Draft Notice Of Decision 
 

APPLICATION NO: 2025-13 

PLANNING SCHEME: GREATER SHEPPARTON PLANNING SCHEME 

RESPONSIBLE AUTHORITY: GREATER SHEPPARTON CITY COUNCIL 

THE RESPONSIBLE AUTHORITY HAS DECIDED TO GRANT A PERMIT. 

THE PERMIT HAS NOT BEEN ISSUED. 

ADDRESS OF THE LAND: 1350 RYAN ROAD LANCASTER  VIC  3620 

WHAT THE PERMIT WILL ALLOW: USE AND DEVELOPMENT OF THE LAND FOR A 

CATTLE FEEDLOT INCLUDING EARTHWORKS 

AND AGRICULTURAL BUILDINGS IN THE 

FARMING ZONE SCHEDULE 1 AND LAND 

SUBJECT TO INUNDATION OVERLAY 

 

WHAT WILL THE CONDITIONS OF THE PERMIT BE? 

1. Amended Plans Required 

Before the development starts, amended plans to the satisfaction of the responsible 
authority must be submitted to and approved by the responsible authority. When 
approved, the plans will be endorsed and will then form part of the permit. The plans 
must be drawn to scale with dimensions. Such plans must be generally in accordance 
with the plan submitted with the application but modified to show: 

a) Site plan with at least two setbacks from a boundary and floor plan and 
elevations of the proposed hay shed and commodity shed;  

b) Floor plan and elevations of the roofed pen area;  

c) Goulburn Broken Catchment Management requirements;  

d) Tree protection measures  

 

2. Layout Not Altered 

The use and development as shown on the endorsed plans must not be altered 
without the written consent of the responsible authority. 
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3. Buildings and works on endorsed plans to be completed prior to use 

Before the use commences, all buildings and works on the endorsed plans must be 

completed to the satisfaction of the responsible authority unless otherwise agreed in 

writing by the responsible authority. 

 

4. Permitted Number of Cattle  

The maximum number of cattle housed in the feedlot at any time must not exceed 
2,392 standard cattle units (SCU). 

 

5. Management Plan  

a) The use and development of the cattle feedlot must be in accordance with the 
Application for a permit and accreditation for a 2,392 SCU beef cattle feedlot - 
1350 Ryan Road Lancaster, written by Clare Fitzpatrick of Progressive Rural 
Solutions (January 2025) (or as amended) to the satisfaction of the Responsible 
Authority and endorsed as part of the planning permit.  

b) The farm must at all times comply with the Victorian Code for Cattle Feedlots ï 
August 1995.  

c) Prior to the use commencing, a pre-operation assessment must be undertaken 
and a copy be submitted to the Responsible Authority to ensure that the 
construction aligns with the endorsed plans.  

d) Within six (6) months of the use commencing, a post-commissioning report must 
be approved and endorsed by the responsible authority. The report must: 

i. Be prepared to the satisfaction of the responsible authority 
ii. Be prepared by a suitably qualified consultant 
iii. Demonstrate the measures have been implemented correctly in accordance 

with the Code;  
iv. Assess whether the use meets the odour and waste management measures 

(including effluent requirements), and appropriate soil samples must be 
provided to confirm the use is satisfactory on the land;  

v. Outline whether any additional controls are necessary. 
 

6. Construction Requirements  

Before the development commences, the following must be supplied to the satisfaction 

of the responsible authority. 

a) Compaction tests for all new fill areas and roadways to demonstrate compliance 
with the requirement for 90% field compaction. 

b) Percolation tests for the fill below the feed pads; drainage lining for the drains 
from the feed pads to the sediment basins and storage ponds; and lining of the 
sediment basins and storage ponds, to demonstrate compliance with a 
maximum percolation rate of 1 x10-9 m/s. 
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7. Traffic Management Plan  

Before the use and development starts, a traffic management plan must be prepared 
by a suitably qualified traffic engineer and approved and endorsed by the responsible 
authority. The plan must be generally in accordance with the traffic & Parking 
(Element 6) documentation submitted as part of the application and prepared to the 
satisfaction of the responsible authority. The plan must include the following details: 

a) Details in relation to the number of traffic movements proposed as part of the use 
and appropriateness of the access to the site for all vehicles associated with the 
use ; 

b) The road routes proposed to access and exit the site.  

c) A response to whether the roads nominated can accommodate the vehicle 
movements associated with the use;  

d) Any mitigation measures required to be implemented as part of the use to ensure 
the safety and operation of the roads and vehicle crossover are not impacted;  

 

8. Landscape Plan 

Before the development starts an amended landscape plan must be submitted to and 
approved by the Responsible Authority. When approved, the plan will be endorsed and 
will then form part of the permit. The landscaping plan must be generally in accordance 
with the landscape plan submitted, except that the plan must show:  

a) a schedule of all proposed trees, shrubs and ground cover (if any), including 
the names, location, number and size at maturity of all plants, 

b) the method of preparing, draining, watering and maintaining the landscaped 
area; 

 

All species selected must be to the satisfaction of the responsible authority. 

 

At all times the landscaping shown on the approved landscape plan must be 
maintained (including the replacement of any dead, diseased or damaged plants) to 
the satisfaction of the responsible authority.  

 

Within six 6 months of the date of this permit or by such a later date as is approved by 
the responsible authority in writing, landscaping works shown on the endorsed plan 
must be carried out and completed to the satisfaction of the responsible authority. 

 

9. Drainage Discharge Plan 

Before the development starts, a drainage plan with computations prepared by a 
suitably qualified engineer to the satisfaction of the responsible authority must be 
submitted to and approved by the responsible authority. When approved, the plans will 
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be endorsed and will then form part of the permit. The plans must be drawn to scale 
with dimensions. The plans must be in accordance with Councilôs Infrastructure 
Design Manual and include:  

a) Hydraulic computations do demonstrate that the bunded area and all of the 
feed lot area can fully contain the 5% ARI event  

b) Hydraulic computations to demonstrate the effectiveness of the sediment basin 

c) Direction of stormwater runoff, demonstrated by contours or levels, to include 
all of the proposed to be used for effluent disposal 

d) Independent drainage of the property to the legal point of discharge. This is to 
clarify the farm drain that appears to discharge (lowest point) at the property 
entry 

e) Drainage connections from the sediment ponds to the storage ponds 

f) Major rainfall event  in excess of the 5% ARI outfall from storage pond C 

g) Hydraulic computations and plans to show the impact of the of levee bank on 
1% ARI flood flows  

h) Specific drains to divert runoff from the manure storage to the sediment ponds 

i) that the discharge rate from the property has no detrimental effect on the 
adjacent properties 

j) the drainage must take into consideration the finished floor height 
requirements in relation to the pens requested by Goulburn Broken Catchment 
Management Authority conditions;  

Before the use begins or prior to the pens being occupied with cattle all drainage 
works required by the drainage plan must be completed to the satisfaction of the 
responsible authority.  

 

10. General Amenity 

The use and development of the land must not adversely affect the amenity of the 
area, by way of: 

a) processes carried on the land;  

b) the transportation of materials, goods or commodities to or from the land;  

c) the appearance of any buildings, works or materials;  

d) the emission of noise, artificial light, vibration, smell, fumes, smoke, vapor, 
steam, soot, ash, dust, waste water, waste products, grit, or oil;  

e) the presence of vermin,  

to the satisfaction of the responsible authority. 
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11. Goulburn Broken Catchment Management Authority Requirements 

a) The finished floor level of any proposed shedding must be constructed at least 
300 millimetres above the 1 in 100 AEP flood level of 105.25 metres AHD, i.e. 
105.55 metres AHD, or higher level deemed necessary by the responsible 
authority. 

b) The finished surface level of the proposed pens must be constructed at least 300 
millimetres above the 100-year ARI flood level of 105.25 metres AHD, i.e. 105.55 
metres AHD, or higher level deemed necessary by the responsible authority. 

 

12. Goulburn Murray Water Requirements 

a) All construction and ongoing activities must be in accordance with EPA 
Publication 1834.1 Civil Construction, Building and Demolition Guide (September 
2023).  

b) The feed lot must be operated generally in accordance with the requirements of 
the Victorian Code for Cattle Feed Lots (August 1995).  

c) Any effluent or wastewater generated from the feed pad/feed lot area must be 
discharged to an appropriately sized effluent pond via an appropriate drainage 
and collection system.  

d) Effluent ponds must be compacted to a permeability of no greater than 1x10-9 
metre/second and be of sufficient capacity and design such that all effluent and 
liquid waste can be accommodated in the event that conditions are too wet for 
irrigation/re-use.  

e) The development must be operated with a controlled drainage area where all 
contaminated stormwater from the feed pad/feed lot and manure stockpile area 
can be separated from uncontaminated stormwater and cannot be discharged to 
any waterways, channels or drains.  

f) The floor of the manure stockpile must be compacted and sealed such that no 
moisture is able to seep from the stockpile into the soil and the stockpile must be 
bunded to ensure all run-off is diverted to the effluent pond system.  

g) Irrigation and wastewater reuse must be managed in accordance with the 
principles and requirements outlined in EPA Publications 1910.2 Victorian 
Guideline for Water Recycling and 1911.2 Technical Information for the Victorian 
Guideline for Water Recycling (March 2021) and 168: Guidelines for Wastewater 
Irrigation (April 1991).  

h) No land application of effluent either directly or shandied with irrigation water must 
occur within 60m of any waterways or Goulburn-Murray Water drains. The setback 
distance may be reduced to 30m where there is a functioning re-use system which 
ensures that no irrigation run-off can enter the drain or where there is no re-use 
system, a vegetated filter strip is established and maintained with runner 
developing, non-clumping grasses and where there are no depressions where any 
run-off can concentrate before entering the waterway or drain.  

i) Application of effluent to land either directly or through shandying with irrigation 
water must be done in a manner which optimizes the uptake of water, nutrients 
and other pollutants such that they donôt leach to groundwater or runoff to surface 
waters. The rate and application method must be consistent with the capability of 
the land and appropriate for the type of plant grown, the soil type and topography. 
N, P and K loading rates must not be exceeded. Appropriate harvesting must be 
undertaken to ensure nutrient removal.  
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13. Time for Starting and Completion 

This permit will expire if one of the following circumstances applies: 

a) the development is not started within two (2) years of the date of this permit; 

b) the development is not completed within four (4) years of the date of this 
permit. 
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Application Details: 
Responsible Officer: Michelle Edwards  

Application Number: 2020-164/A 

Applicant Name: R J R McNally 

Owner Name: Robert John McNally  

Cost of works: Nil 

Correct application fee paid? $1415.10 

Land/Address: 119 and 125 High Road Murchison East 

 

 

Date Received:  2 May 2024 

Statutory Days? 57A lodged on 22 April 2025 ï 10 days as of 2 May 2025 

Zoning? Farming Zone ï Schedule 1 

Abuts Transport Road Zone 2 

Overlay(s) Part Bushfire Management Overlay  

Existing permit 2020-164 ï allows 119 High Road for the use of land for motor repairs and tow truck 

depot 

What is proposed? The application is for the consolidation of the applicants business activities to include the 

use of the site as a motor vehicle storage and recycling of motor vehicles and the use for 

motor vehicle repairs and tow truck depot with conditions to improve the amenity of the 

neighbourhood. 

Why is a permit required? ¶ Use 125 High Road for motor repairs, tow truck depot, motor vehicle storage 

and recycling of motor vehicles 

¶ Use 119 High Road for motor vehicle storage and recycling of motor vehicles 

Permission is required as the activities are a section 2 use in the Farming Zone ï 
Schedule 1 under 35.07-1. 

Are all plans provided? Yes 

Land Use 

 

 

MPS Provisions: 02.3-4 Natural resource management 

PPF Provisions: 13.05-1S Noise management  
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14.01-1S Protection of agricultural land 

17.01-1S Diversified economy 

19.03-5L Recycling and reprocessing centre 

Date referred/notified: 29 November 2024 

Further Information? Yes 

Submission of the information required under 53.14-2 (resource recovery) 

Copy of title for 119 High Road 

Lapse date? 10 November 2024 

Notice/Referral? Yes, public notice, referral to EPA, GVW, CFA, CMA, Health Department and Engineering 

Department  

Number of Notice Responses? Response received from all referrals (6 in total)  

Key Response Considerations? Consent from authorities  

Title details ï any:  

o Restrictive Covenant? 

o Section 173 agreement? 

o Caveat? 

o Easement? 

o Building Envelope? 

o Access restrictions? 

 

No 

Yes ï AH043072A (125 High Road)  

No 

No 

No  

Is a CHMP required? No 

Garden area provisions? NA 

Is the site contaminated? The application is not for a sensitive land use, potential contamination is not a significant 

issue for the application. 

Is the site in a BMO or BPA? Yes ï part BMO and BPA 

Is Cl. 13.01-2 Bushfire applicable: NA 

Conflicts of interest in relation 

to advice provided in this report 

No Council officers or contractors who have provided advice in relation to this report have 

declared a conflict of interest regarding the matter under consideration. 

Key Planning Considerations: Consent from Authorities. Land use compatibility,  neighbourhood amenity and car 

parking   

Recommendation: Notice of Decision to Grant an amended Permit  

Proposal 

Planning permit 2020-164 issued on 9 July 2021 for the use of land for motor repairs and tow 

truck depot at 119 High Road Murchison. The land also known as Lot 3 & Lot 4 on LP74710. 

The applicant is seeking to amend the permit to include the land at 125 High Road Murchison, 

land also known as Lot 1 TP409377 to allow motor repairs and tow truck depot, the same 

permission as what is already approved with Planning permit 2020-164 at 119 High Road. 

 

The amended application is also seeking permission to use both 119 & 125 High Road for motor 

vehicle storage and recycling of motor vehicles. 

The applicant has provided the below information: 

¶ Towing operates 24/7. 

¶ Workshop hours are 8am to 5pm Monday to Friday. 

¶ 2 staff will work in the business. 
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¶ Motor vehicles are parked within the property boundary and behind a fence at 119 High 

Road Murchison and at the rear of the property in the paddock behind the house at 125 

high Road Murchison. 

¶ Deliveries vary depending on workload but can be anywhere from 1 to 10 each week.  

¶ Trucks are parked in front of the workshop doors at 119 High Road to get serviced or 

worked on or are on the nature strip for a short periods to change drivers and or 

replenish supplies for the truck. 

¶ Typical noises maybe revving of vehicles, compressor, hammering and general 

mechanical noises. 

¶ Staff vehicles and landownerôs vehicles are also parked on the land. 

The changes the applicant is seeking with the amended application will allow officers to improve 

the amenity of the neighbourhood with more suitable conditions. 

The land is located in the Farming Zone ï Schedule 1, Bushfire Management Overlay. 

Planning permission is required for use of land for motor repairs, tow truck depot, motor vehicle storage and recycling 
of motor vehicles in the Farming Zone under Clause 35.07-1. 

 

Aerial showing setback distances from other buildings in the area. 
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Summary of Key Issues 
¶ The applicant is seeking to amend planning permit 2020-164 to include the land at 125 

High Road Murchison, to allow motor repairs and tow truck depot, aligning with the 

permission under Planning permit 2020-164 at 119 High Road. 

 

¶ The amended application is also seeking permission to use both 119 & 125 High Road 

for motor vehicle storage and recycling of motor vehicles. 

 

¶ The application received (3) three objections, mainly relating to the amenity of the area 

and environmental concerns with contamination of land, flood and fire risks. 

 

¶ The application was referred to the Environmental Protection Authority (EPA) as a 

determining referral authority. The EPA consented to the proposal subject to relevant 

licencing agreement with EPA. 

 

¶ The application was referred to Goulburn Broken Catchment Management Authority, 

CFA and Goulburn valley Water, who all consented to the application, without 

conditions. 

 

¶ Officers consider that the land is lost to agriculture given the industrial uses of the land, 

the small surrounding lot size and the number of dwellings in the locality. On this basis, it 

is considered that the land is appropriately located for industrial activity as the land abuts 

a main road and is on the edge of the Murchison township.  

¶ Subject to conditions that protect the amenity of nearby dwellings officers consider that a 

permit should issue for the proposed use.  

Recommendation 

Notice of Decision to Grant a Permit 

That Council having caused notice of Planning Application No. 2020-164/A to be given under 

Section 52 or having referred the application under Section 55 of the Planning and Environment 

Act 1987 and having considered all the matters required under Section 60 of the Planning and 

Environment Act 1987 and having considered the objections to the application, decides to Grant 

a Notice of Decision to Grant a Permit under the provisions 35.07-1 of the Greater Shepparton 

Planning Scheme in respect of the land known and described as 119 & 125 High Road 

Murchison  in accordance with the Notice of Decision and the submitted plans. 
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Title Details  
The title identifies that the site has legal access to a road or carriageway easement. 

The title does contain a Caveat ï AH043072A  

The title does not contain a Restrictive Covenant  

The title does not contain a Section 173 Agreement 

The title does not contain an Easement or Building Envelope 

Recommendation 

Notice of Decision to Grant a Permit 

That Council having caused notice of Planning Application No. 2020-164/A to be given 

under Section 52 or having referred the application under Section 55 of the Planning and 

Environment Act 1987 and having considered all the matters required under Section 60 of 

the Planning and Environment Act 1987 and having considered the objections to the 

application, decides to Grant a Notice of Decision to Grant a Permit under the provisions 

35.07-1 of the Greater Shepparton Planning Scheme in respect of the land known and 

described as 119 & 125 High Road Murchison  in accordance with the Notice of Decision 

and the submitted plans. 

Moved:  Jennifer Brewis subject to below changes to permit conditions 

Amendment to Cond 1 so the dot points e & f are changed to a & b 

Amendment to Cond 9 to correct the spelling of stacking  

Addition of a condition as read out to require the fence be installed within 3 months of the 

endorsed plans. 

Second:  Joel Ingham 

CARRIED 
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119 High Road  
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125 High Road 
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Caveat ï AH043072A 

What is the application for? 
The permit triggers in the planning scheme are. 

Â Use of land in the Farming Zone under 35.07-1 

Based on the permit triggers, specify the precise nature of the application which is to be used 

for all notices, referral, correspondence and decision making.  

Â Use of land for motor vehicle storage and recycling of motor vehicles and use for motor 

repairs and tow truck depot. 
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Permit/Site History 
The history of the site includes: 

 

 

Â Planning permit 2003-478 was issued by VCAT and allowed: 

 

Á In August 2012, the McNallyôs purchased the land, sometime following this date, the use 

of land for motor repairs and tow truck depot commenced without obtaining a permission.  

Á In 2013, planning application 2013-246 sought permission for similar activities proposed in 

the 2020 application. 2013-246 lapsed as no response was provided to a RFI.  

Á April 2025, VCAT Consent Order - 125 High Road Murchison ï use for motor repairs, tow 

truck depot, vehicle Store and materials recycling without planning permission. The land 

owner has 6 months to cease use of land use for motor repairs, tow truck depot, vehicle 

store and materials recycling and remove all vehicles and related materials from the 

service road as per the image below: 
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If a permit is granted for motor repairs, tow truck depot, vehicle store and materials recycling 

for the Subject Land, the land owner can use the land in accordance with the endorsed 

planning permit. 

 

Á April 2025, VCAT Consent Order ï 119 High Road Murchison cease any use for vehicle 

store and materials recycling exception of vehicles and materials used for the purposes of 

motor repairs and tow truck depot in accordance with planning permit P2020-164, remove all 

vehicles and related material from 119 High Road. 

Removal all vehicles and related materials from the service road as per the image below: 

 

If planning permit P2020-164 is amended to allow use for vehicle store and materials 

recycling, the land owner can use the land in accordance with the endorsed amended 

planning permit. 

Subject Site & Locality 
An inspection of the site and the surrounding area has been undertaken. 
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Date: 8 April 2025  Time:  12.30pm 

The sites have a total area of 0.38 hectares and currently contains: 

Â Dwelling ï on 125 High Road  

Â Shed ï on 119 High Road, used for motor repairs  

Â Numerus vehicles stored on the land. 

Â The land is located in the Farming Zone ï Schedule 1 

The main site/locality characteristics are: 

Â The subject land is located approximately 1km from Murchison town centre. 

Â Opposite the subject sites is zoned Low Density Residential zone. 

Â The area surrounding the subject land contains mixed use of residential, agricultural and 

industry land uses. 

The Photos below show the existing site: 

 

High Road frontage of the subject sites, showing the shed and vehicles parked in the road 

reserve. 
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High Road frontage - 119 & 125 High Road Murchison  
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125 High Road Murchison ï Looking south towards High Road Murchison   
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125 High Road Murchison, looking from Donegans Road ï vehicles stored on the land.  
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Aerial image of the land, showing 119 & 125 High Road Murchison  

Further Information 
Is further information required for the application?  Yes 

What additional information is required?  

¶ A location plan showing the site and surrounding uses including distances to nearby 
sensitive uses such as residential, hospital or education uses. 

¶ A detailed site plan showing the layout and height of buildings and works, materials, 
reflectivity, colour, lighting, landscaping, access roads and parking areas. 

¶ Plans or other media showing anticipated views of the facility from sensitive use 
locations. 

¶ An assessment of: 
o Potential amenity impacts such as noise, odour, emissions to air, land or water, 

vibration, dust, light spill, visual impact. 
o The impact of traffic generation on local roads. 

Copy of title for 119 High Road 

What date was the information requested? 16 May 2024 



 
Confirmed Minutes - DHP ï Hearing ï 2 May 2025 

M25/48983 
Page 61 of 136 

What is the lapse date? 10 November 2024 

What date was the information received? 30 October 2024 

Public Notification 
The application was advertised pursuant to Section 52 of the Planning and Environment Act 1987 with the following 
description Use 125 High Road for motor repairs, tow truck depot, motor vehicle storage and recycling of 
motor vehicles and Use 119 High Road for motor vehicle storage and recycling of motor vehicles, by: 

Â Sending notices to the owners and occupiers of adjoining land; and/or 

Â Placing a sign on site. 
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Planning officers observed public notice sign displayed on site dated 9 December 2024 

Objections 
The Council has received (3) three objections to date. The key issues that were raised in the 

objections are. 

Â Objection 1 - Detrimental impact on the amenity and surrounding area and cause pollution 

of the surrounding area. Concerns about flooding event ï stored cars spilling oil, grease and 

fuel. 

Â Objection 2 ï Detrimental impact on the surrounding community and environment. 

Â Visual impact and unsightly amenity creating a cluttered environment and degrade the 

visual amenity of the area for local residents and passers-by. 

Â Environmental and pollution concerns ï serious risks with the recycling and storage of 

vehicles. Potential for contamination of land and nearby waterways 

Â Health and safety risks ï The proposed activities are dangerous due to the storage of 

flammable and hazardous materials. Elevated fire risk. Noise and dust pollution due to 

movement of heavy vehicles and the operation of machinery. 

Â Lack of adequate infrastructureï Lack of safe entry/exit to the site, access is not sealed, 

creating dust and is currently poorly maintained. No car parking for customers available. 

Â Impact of neighbours ï Noise and hours of operations (late nights and early mornings). 

Â Non Compliance History ï On going alleged non- compliance of the site 

Á Objection 3 ï Relates mainly to the land at 85 -95 High Road Murchison, being a snake 

haven, fire risk and devalues the surrounding area and home. Debris from the 2022 flood 

event still lodged in the objectorôs fence line, allegedly from 85 -95 High Road Murchison. 

Referrals to Authorities 
 

External Referrals Required by the Planning Scheme: 
 

Section 55 -
Referrals 
Authority 

List Planning 
clause 
triggering 
referral 

Determining or 
Recommendin
g  

Advice/Response/Conditions 

EPA 66.02-7 Determining No Objection, subject to the below 
conditions: 

a) The Environment  Protect ion Act  

2017 imposes dut ies on individuals 

and/or businesses undert aking the 

act ivit y perm it ted by this permit . If  

your business engages in act ivit ies 

that  may give rise t o a 



 
Confirmed Minutes - DHP ï Hearing ï 2 May 2025 

M25/48983 
Page 63 of 136 

r isk t o human healt h or the 
environment  from pollut ion or 
wast e, you must  underst and those 
risks and t ake act ion to m inim ise 
t hem as far as reasonably 
pract icable. 

For further inform at ion on what  the 

laws mean for Victorian businesses 

and communit y go to: What 's t he 

harm? | Environment  Prot ect ion 

Authorit y Victoria 

b) This permit  is not  an EPA 
permission/approval. Before t he use 
or developm ent  authorised under 
this permit  st art s, t he permit  holder 
must  ensure t hat  any obligat ions or 
dut ies t hat  ar ise under the 
Environm ent  Protect ion Act  2017 are 
met . This may include obt aining an 
EPA permission, approval or 
exempt ion, in accordance with t he 
Environment  Prot ect ion Regulat ions 
2021.  

 

Notice to Authorities (including as required by GSPS) 
 

External Notice to Authorities: 
 

Section 52 
- Notice 
Authority 

List 
Planning 
clause 
triggerin
g notice 

Advice/Response/Conditions 

GVW NA No objection, no conditions 

CFA NA No objection, no conditions  

CMA NA No objection, no conditions 

 

Internal Notice  
 

Internal Council 
Notices 

Advice/Response/Conditions 

Eng No objection, no conditions 

EHO No objection, no conditions 

Consultation 
Officers engaged external consultant, Peter OôLeary to facilitate a consultation session with the 

objectors and applicant.  

Peter OôLeary is a suitably qualified mediator whom is a Town Planner with VCAT Member 

experience. 
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All objectors were invited to attend the consultation session, held on 8 April 2025 at the 

Murchison Community Centre. 

Despite all three objectors being invited to attend and participate in the consultation session, 

only one objector was present.  

The applicant was present. 

Although not considered normal practice, it is the opinion of officers that the consultation 

session would prove to be valuable to the objections to voice any concerns they may have with 

the application and discuss possible solutions in a controlled environment. 

As a result of the consultation session, the objector who attended didnôt have strong concerns 

with this application, rather the land at 85 -95 High Road Murchison, which has existing use 

rights for storage of motor vehicle and debris that has been caught in his adjoining post and wire 

fence as a result of the 2022 major flood event.  

Assessment 

The zoning of the land 

35.07 FARMING ZONE 

Shown on the planning scheme map as FZ with a number (if shown). 

Purpose 

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

To provide for the use of land for agriculture. 

To encourage the retention of productive agricultural land. 

To ensure that non-agricultural uses, including dwellings, do not adversely affect the use of land 
for agriculture. 

To encourage the retention of employment and population to support rural communities. 

To encourage use and development of land based on comprehensive and sustainable land 
management practices and infrastructure provision. 

To provide for the use and development of land for the specific purposes identified in a schedule 
to this zone. 

Planning permission is required for use of land for motor repairs, tow truck depot, motor vehicle storage and recycling 
of motor vehicles in the Farming Zone under Clause 35.07-1. 
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Relevant overlay provisions 

44.06 BUSHFIRE MANAGEMENT OVERLAY 

Shown on the planning scheme map as BMO with a number (if shown). 

Purpose 

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

To ensure that the development of land prioritises the protection of human life and strengthens 
community resilience to bushfire. 

To identify areas where the bushfire hazard warrants bushfire protection measures to be 
implemented. 

To ensure development is only permitted where the risk to life and property from bushfire can be 
reduced to an acceptable level. 
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The red shading indicates the Bushfire Management Overlay covering the frontage of 119 & 125 

High Road Murchison. 

Planning permission is not required for the use of land in the Bushfire Management Overlay.  

Relevant Particular Provisions 

52.06 CAR PARKING 

Purpose 

To ensure that car parking is provided in accordance with the Municipal Planning Strategy and 
the Planning Policy Framework. 

To ensure the provision of an appropriate number of car parking spaces having regard to the 
demand likely to be generated, the activities on the land and the nature of the locality. 

To support sustainable transport alternatives to the motor car. 

To promote the efficient use of car parking spaces through the consolidation of car parking 
facilities. 

To ensure that car parking does not adversely affect the amenity of the locality. 

To ensure that the design and location of car parking is of a high standard, creates a safe 
environment for users and enables easy and efficient use. 

Table 1 of Clause 52.06-5 states that land used for motor repairs must provide 3 car spaces for 
each 100sqm of net floor area plus 1 car space for each vehicle being serviced, repaired or 
fitted with accessories, including vehicles waiting to be serviced, repaired, fitted with 
accessories or collected by owners. Additionally the land is used for a tow truck depot, motor 
vehicle storage and recycling of motor vehicles.  

Motor repairs has a statutory parking rate as shown below: 
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The business is unlike a formal franchise or small business motor repairs use, such as K-Mart 
auto, this business is less formal and does not neatly fit into the parking rate demand table. 
Officers having undertaken numerous inspections of the site and noting objectors concerns 
consider that car parking is an issue that needs improved management by the operators.  

Ultimately whatever the parking demand, the operator needs to provide adequate space on the 
land for car parking that is available for car parking. There is no formal on street car parking or 
Council managed car parks to deal with overflow, the parking solution needs to be addressed 
on site.  

Officers consider that it is possible, with some effort from the applicant, to provide and maintain 
a dedicated car parking area on the land. Permit conditions will require the submission of a 
properly prepared car parking plan showing the area of car parking and associated required 
detail such as car park dimensions, aisle widths and directional signage. Officers consider that 
the preparation and implementation of a car parking plan will lead to an acceptable provision of 
car parking being provided on the land for the uses.  

53.10 USES AND ACTIVITIES WITH POTENTIAL ADVERSE IMPACTS 

Purpose 

To identify those types of uses and activities, which if not appropriately designed and located, 
may cause offence or unacceptable risk to the neighbourhood. 

53.10-1 Threshold distance 

The threshold distance referred to in the table to this clause is the shortest distance from any 
part of the land to:  
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¶ land (not a road) in an Activity Centre Zone, Capital City Zone, Commercial 1 Zone, Docklands 
Zone, residential zone or Rural Living Zone; or 

¶ land used for a hospital, an education centre or a corrective institution; or 

¶ land in a Public Acquisition Overlay to be acquired for a hospital, an education centre or a 
corrective institution. 

An application to use land for an industry, utility installation or warehouse for a purpose listed in 
the table to this clause must be referred to the Environment Protection Authority under section 
55 of the Act if the threshold distance is not to be met or no threshold distance is specified.     

 

As the subject site, with a proposed use of vehicle recycling is located within 500m of 
residential land, the application was referred to the Environment Protection Authority 
(EPA) as a determining referral authority. 

The EPA consented to the application with the below conditions: 

a) The Environment Protect ion Act  2017 imposes dut ies on individuals and/or businesses 

undertaking the act ivity permit ted by this permit . If your business engages in act ivit ies 

that  may give rise to a risk to human health or the environment  from pollut ion or waste, 
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you must  understand those risks and take act ion to m inimise them as far as reasonably 

pract icable. 

For further informat ion on what  the laws mean for Victorian businesses and community 

go to: What 's the harm? | Environment  Protect ion Authority Victoria 

b) This permit  is not  an EPA permission/approval. Before the use or development  
authorised under this permit  starts, the permit  holder must  ensure that  any obligat ions 
or dut ies that  arise under the Environment  Protect ion Act  2017 are met . This may include 
obtaining an EPA permission, approval or exempt ion, in accordance with the 
Environment  Protect ion Regulat ions 2021. 

 

 

The above aerial shows residential land approximately 72m to the south and 900m to the south, 

west of the subject sites. 

53.14 RESOURCE RECOVERY 

Purpose 

To facilitate the establishment and expansion of a Transfer station and/or a Materials recycling 
facility in appropriate locations with minimal impact on the environment and amenity of the area. 
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53.14-1 Application 

This clause applies to all land used and developed or proposed to be used and 
developed for: 

¶ A Transfer station; 
¶ A Materials recycling facility. 

53.14-2 Application requirements 

An application must be accompanied by the following information: 

¶ A location plan showing the site and surrounding uses including distances to 
nearby sensitive uses such as residential, hospital or education uses. 

¶ A detailed site plan showing the layout and height of buildings and works, 
materials, reflectivity, colour, lighting, landscaping, access roads and parking 
areas. 

¶ Plans or other media showing anticipated views of the facility from sensitive use 
locations. 

¶ A written report(s) including: 
o Identification of the purpose of the use. 
o A description of the proposal including the materials to be processed, the 

types of processes to be used and any materials to be stored and 
handled. 

o Proposed hours of operation. 
o Likely traffic generation including heavy vehicles. 
o Whether a Development Licence, Operating Licence, Permit or 

Registration is required from the Environment Protection Authority.  
¶ An assessment of: 

o Potential amenity impacts such as noise, odour, emissions to air, land or 
water, vibration, dust, light spill, visual impact. 

o The impact of traffic generation on local roads. 

53.14-3 Decision Guidelines 

Before deciding on an application, in addition to the Decision Guidelines of Clause 65, 
the responsible authority must consider: 

¶ The contribution of the proposal to achieving resource recovery targets 
established by the Victorian Government. 

¶ The impact of the proposal on the amenity of the surrounding area. 
¶ The Statewide Waste and Resource Recovery Infrastructure Plan (Sustainability 

Victoria, 2015). 
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¶ Any Regional Waste and Resource Recovery Implementation Plan including 
the Metropolitan Waste and Resource Recovery Implementation 
Plan (Metropolitan Waste and Resource Recovery Group, 2016). 

¶ Relevant guidelines applicable to the application including the guideline 
for Designing, Constructing and Operating Composting Facilities (Environmental 
Protection Authority, 2015), the Guide to Best Practice for Organics 
Recovery (Sustainability Victoria, 2009) and the Guide to Best Practice at 
Resource Recovery Centres (Sustainability Victoria, 2009). 

Does any Incorporated Document apply?  

There is no Incorporated Document that applies to this application 

The Municipal Planning Strategy (MPS) at Clause 02. 

02.03-4 Natural resource management 

Irrigated primary production and the processing of that product underpin the municipality and 
the regionôs economy. The level of production is nationally important and the region is 
responsible for significant parts of the nationôs milk production, deciduous canned fruit 
production, stone fruit crop and tomato processing production.  

The farming areas of the municipality can generally be grouped into three categories: 

¶ Farming óGrowthô areas, being areas for the growth and expansion of existing farm 
businesses and for new investment. These areas comprise/include larger properties and 
provide opportunity for large scale, standalone agricultural development as well as 
consolidation of existing farm properties wishing to grow. 

¶ Farming óConsolidationô areas, being areas that support existing farm businesses to 
operate and expand. These areas provide opportunities for development of growing 
agricultural enterprises that can, over time, expand and consolidate through a process of 
property restructure. 

¶ Farming óNicheô areas, being those areas with opportunities for smaller scale and 
specialised agriculture. These areas include locations of productive potential due to soil 
type, property size or water access that are not rural living areas. The opportunity for 
properties within these areas to expand in response to general market trends is limited 
due to land value and existing development as most lots are smaller, with dwellings. 

Council is committed to: Supporting opportunities for the growth and diversity of primary product 

in the municipality.    

The Planning Policy Framework (PPF) 

13.05-1S Noise management 

Objective 

To assist the management of noise effects on sensitive land uses. 
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Strategy 

Ensure that development is not prejudiced and community amenity and human health is not 
adversely impacted by noise emissions. 

Minimise the impact on human health from noise exposure to occupants of sensitive land uses 
(residential use, child care centre, school, education centre, residential aged care centre or 
hospital) near the transport system and other noise emission sources through suitable building 
siting and design (including orientation and internal layout), urban design and land use 
separation techniques as appropriate to the land use functions and character of the area. 

Policy guidelines 

Consider as relevant:  

¶ The noise requirements in accordance with the Environment Protection Regulations 
under the Environment Protection Act 2017. 

Policy documents 

Consider as relevant: 

¶ Environment Protection Regulations under the Environment Protection Act 2017 
¶ Noise Limit and Assessment Protocol for the Control of Noise from Commercial, 

Industrial and Trade Premises and Entertainment 
Venues (Publication 1826, Environment Protection Authority, May 2021) 

¶ Environment Reference Standard (Gazette No. S 245, 26 May 2021) 
¶ Passenger Rail Infrastructure Noise Policy (Victorian Government, 2013) 
¶ VicTrack Rail Development Interface Guidelines (VicTrack, 2019) 

14.01-1S Protection of agricultural land 

Objective 

To protect the stateôs agricultural base by preserving productive farmland. 

Strategies 

¶ Identify areas of productive agricultural land, including land for primary production and 
intensive agriculture. 

¶ Consider state, regional and local, issues and characteristics when assessing 
agricultural quality and productivity. 

¶ Avoid permanent removal of productive agricultural land from the state's agricultural 
base without consideration of the economic importance of the land for the agricultural 
production and processing sectors. 

¶ Protect productive farmland that is of strategic significance in the local or regional 
context. 
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¶ Protect productive agricultural land from unplanned loss due to permanent changes in 
land use. 

¶ Prevent inappropriately dispersed urban activities in rural areas. 

¶ Protect strategically important agricultural and primary production land from incompatible 
uses. 

¶ Limit new housing development in rural areas by: 
o Directing housing growth into existing settlements. 
o Discouraging development of isolated small lots in the rural zones from use for 

dwellings or other incompatible uses. 
o Encouraging consolidation of existing isolated small lots in rural zones. 

¶ Identify areas of productive agricultural land by consulting with the Department of 
Economic Development, Jobs, Transport and Resources and using available 
information. 

¶ In considering a proposal to use, subdivide or develop agricultural land, consider the: 
Desirability and impacts of removing the land from primary production, given its 
agricultural productivity. 
o Impacts on the continuation of primary production on adjacent land, with particular 

regard to land values and the viability of infrastructure for such production. 
o Compatibility between the proposed or likely development and the existing use of the 

surrounding land. 
o The potential impacts of land use and development on the spread of plant and 

animal pests from areas of known infestation into agricultural areas. 
o Land capability. 

¶ Avoid the subdivision of productive agricultural land from diminishing the long-term 
productive capacity of the land. 

¶ Give priority to the re-structure of inappropriate subdivisions where they exist on 
productive agricultural land. 

¶ Balance the potential off-site effects of a use or development proposal (such as 
degradation of soil or water quality and land salinisation) against the benefits of the 
proposal. 

 

17.01-1S Diversified economy 

Objective 

To strengthen and diversify the economy. 

Strategies 

¶ Protect and strengthen existing and planned employment areas and plan for new 
employment areas. 

¶ Facilitate regional, cross-border and inter-regional relationships to harness emerging 
economic opportunities. 

¶ Facilitate growth in a range of employment sectors, including health, education, retail, 
tourism, knowledge industries and professional and technical services based on the 
emerging and existing strengths of each region. 

¶ Improve access to jobs closer to where people live. 

¶ Support rural economies to grow and diversify. 
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17.01-1R Diversified economy - Hume 

Strategy 

Encourage appropriate new and developing forms of industry, agriculture, tourism and 

alternative energy production. 

19.03-5L Recycling and reprocessing centres 

Strategies 

Direct recycling and reprocessing centres to locate where possible in existing zoned industrial 
land.  

Allow recycling and reprocessing centres in the Farming Zone where offsite amenity impacts are 
minimal.  

Policy document 

Consider as relevant: 

¶ The Greater Shepparton Resource and Recovery Precinct Feasibility and Site Selection 
Study (Urban Enterprise, 2016) 

Structure Plans/Development Plans 

There are no Structure Plans/Development Plans that apply to the application. 

Relevant Background documents 

There are no relevant Background Documents.  

The decision guidelines of Clause 65.01 and 65.02 

65.01 Approval of an application or plan 

Before deciding on an application or approval of a plan, the responsible authority must consider, 

as appropriate: 

Á The matters set out in Section 60 of the Act. 
Á The State Planning Policy Framework and the Local Planning Policy Framework, 

including the Municipal Strategic Statement and local planning policies. 
Á The purpose of the zone, overlay or other provision. 
Á Any matter required to be considered in the zone, overlay or other provision. 
Á The orderly planning of the area. 
Á The effect on the amenity of the area. 
Á The proximity of the land to any public land. 
Á Factors likely to cause or contribute to land degradation, salinity or reduce water quality. 
Á Whether the proposed development is designed to maintain or improve the quality of 

stormwater within and exiting the site. 
Á The extent and character of native vegetation and the likelihood of its destruction. 
Á Whether native vegetation is to be or can be protected, planted or allowed to regenerate. 
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Á The degree of flood, erosion or fire hazard associated with the location of the land and 
the use, development or management of the land so as to minimise any such hazard. 

The decision guidelines of the zone 

35.07-6 Decision guidelines of the Farming Zone  

Before deciding on an application to use or subdivide land, construct a building or construct or 
carry out works, in addition to the decision guidelines in Clause 65, the responsible authority 
must consider, as appropriate: 

General issues 

¶ The Municipal Planning Strategy and the Planning Policy Framework. 
¶ Any Regional Catchment Strategy and associated plan applying to the land. 
¶ The capability of the land to accommodate the proposed use or development, including 

the disposal of effluent. 
¶ How the use or development relates to sustainable land management. 
¶ Whether the site is suitable for the use or development and whether the proposal is 

compatible with adjoining and nearby land uses. 
¶ How the use and development makes use of existing infrastructure and services. 

Agricultural issues and the impacts from non-agricultural uses 

¶ Whether the use or development will support and enhance agricultural production. 
¶ Whether the use or development will adversely affect soil quality or permanently remove 

land from agricultural production. 
¶ The potential for the use or development to limit the operation and expansion of 

adjoining and nearby agricultural uses. 
¶ The capacity of the site to sustain the agricultural use. 
¶ The agricultural qualities of the land, such as soil quality, access to water and access to 

rural infrastructure. 
¶ Any integrated land management plan prepared for the site. 
¶ Whether Rural worker accommodation is necessary having regard to:  

o The nature and scale of the agricultural use.  
o The accessibility to residential areas and existing accommodation, and the 

remoteness of the location.  
¶ The duration of the use of the land for Rural worker accommodation.  

Accommodation issues 

¶ Whether the dwelling will result in the loss or fragmentation of productive agricultural 
land. 

¶ Whether the dwelling will be adversely affected by agricultural activities on adjacent and 
nearby land due to dust, noise, odour, use of chemicals and farm machinery, traffic and 
hours of operation. 

¶ Whether the dwelling will adversely affect the operation and expansion of adjoining and 
nearby agricultural uses. 

¶ The potential for the proposal to lead to a concentration or proliferation of dwellings in 
the area and the impact of this on the use of the land for agriculture. 
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¶ The potential for accommodation to be adversely affected by noise and shadow flicker 
impacts if it is located within one kilometre from the nearest title boundary of land subject 
to: 

o A permit for a wind energy facility; or 
o An application for a permit for a wind energy facility; or  
o An incorporated document approving a wind energy facility; or 
o A proposed wind energy facility for which an action has been taken under section 

8(1), 8(2), 8(3) or 8(4) of the Environment Effects Act 1978. 
¶ The potential for accommodation to be adversely affected by vehicular traffic, noise, 

blasting, dust and vibration from an existing or proposed extractive industry operation if it 
is located within 500 metres from the nearest title boundary of land on which a work 
authority has been applied for or granted under the Mineral Resources (Sustainable 
Development) Act 1990. 

Environmental issues 

¶ The impact of the proposal on the natural physical features and resources of the area, in 
particular on soil and water quality. 

¶ The impact of the use or development on the flora and fauna on the site and its 
surrounds. 

¶ The need to protect and enhance the biodiversity of the area, including the retention of 
vegetation and faunal habitat and the need to revegetate land including riparian buffers 
along waterways, gullies, ridgelines, property boundaries and saline discharge and 
recharge area. 

¶ The location of on-site effluent disposal areas to minimise the impact of nutrient loads on 
waterways and native vegetation. 

Design and siting issues 

¶ The need to locate buildings in one area to avoid any adverse impacts on surrounding 
agricultural uses and to minimise the loss of productive agricultural land. 

¶ The impact of the siting, design, height, bulk, colours and materials to be used, on the 
natural environment, major roads, vistas and water features and the measures to be 
undertaken to minimise any adverse impacts. 

¶ The impact on the character and appearance of the area or features of architectural, 
historic or scientific significance or of natural scenic beauty or importance. 

¶ The location and design of existing and proposed infrastructure including roads, gas, 
water, drainage, telecommunications and sewerage facilities. 

¶ Whether the use and development will require traffic management measures. 
¶ The need to locate and design buildings used for accommodation to avoid or reduce 

noise and shadow flicker impacts from the operation of a wind energy facility if it is 
located within one kilometre from the nearest title boundary of land subject to: 

o A permit for a wind energy facility; or 
o An application for a permit for a wind energy facility; or 
o An incorporated document approving a wind energy facility; or 
o A proposed wind energy facility for which an action has been taken under section 

8(1), 8(2), 8(3) or 8(4) of the Environment Effects Act 1978. 
¶ The need to locate and design buildings used for accommodation to avoid or reduce the 

impact from vehicular traffic, noise, blasting, dust and vibration from an existing or 
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proposed extractive industry operation if it is located within 500 metres from the nearest 
title boundary of land on which a work authority has been applied for or granted under 
the Mineral Resources (Sustainable Development) Act 1990. 

Officer Response:  

The application is seeking to amend planning permit 2020-164, which issued on 9 July 2021 for 

the use of land for motor repairs and tow truck depot at 119 High Road Murchison to 

consolidate the applicantôs business activities and include the adjoining land at 125 High Road 

Murchison to include the following: 

¶ Use of land at 125 High Road for motor repairs, tow truck depot, motor vehicle storage and recycling of 

motor vehicles 

¶ Use of land at 119 High Road for motor vehicle storage and recycling of motor vehicles 

Permission is required as the activities are a section 2 use in the Farming Zone ï Schedule 1 

under 35.07-1. 

Officers consider that the land is appropriately located for an Industrial activity given the lands 

frontage to a main road and on the edge of a small town. Officers consider that the main 

assessment concern for the amended application is whether the use will unacceptably impact 

on the amenity of nearby dwellings and any environmental impacts to the land. 

 

As part of the assessment, the application was referred to the Environmental Protection 

Authority (EPA) as a determining referral authority. The EPA provided consent to the proposal, 

subject to a condition requiring the permit holder to seek EPA permission, approval or 

exemption, in accordance with the Environment Protection Regulations 2021 for the uses 

undertaken on the land. 

 

The application was also referred to Goulburn Broken Catchment Management Authority, CFA 

and Goulburn valley Water, all who consented to the application, without conditions. 

 

The application was advertised to neighbouring properties and (3) three objections were 

received.  

 

The concerns raised from objections related to:  

 

Â Detrimental affect on the amenity  

Â Visual impact and unsightly amenity creating a cluttered environment and degrade the 

visual amenity of the area  

Â Environmental and pollution concerns ï serious risks with the recycling and storage of 

vehicles. Potential for contamination of land and nearby waterways 

Â Elevated fire risk with the storage of vehicle  
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Â Noise  

Â Dust pollution  

Â Lack of adequate infrastructureï lack of safe entry/exit to the site, access is not sealed 

Â No car parking for customers available. 

Â Impact of neighbours ï Noise and hours of operations (late nights and early mornings). 

Â Non-compliance of existing planning permit and unauthorised use of land. 

Â Debris from the 2022 flood event still lodged in the objectorôs fence line, allegedly from 

85 -95 High Road Murchison. 

Officers consider the majority of the concerns raised can be satisfied via permit conditions, such 

as: 

¶ 1.8m high colourbond fence around the boundary, with the exception of the property 

frontage, being High Road 

¶ Seek amended plans showing car parking on the land. 

¶ General amenity condition controlling dust, noise, waste products, oil, vermin and the 

alike.   

¶ Require acoustic testing should in the future noise complaints be lodged with Council.  
 

In relation to concerns raised about environmental impacts, the application was referred to the 

EPA, being a determining referral authority. Given the consent from the EPA, officers are 

satisfied that the proposal will not cause detriment to the environment. 

 

Similarly, concerns raised in relation to increased fire risk, the application was referred to the 

CFA. Given the consent from the CFA, officers are satisfied that the proposal will not cause an 

increased fire risk. 

 

In terms of non-compliance of planning permit 2020-164, officers are unable to consider that as 

part of this application. Council compliance officers are actively seeking on-going compliance of 

the land via a VCAT enforcement Order. 

 

In relation to the concerns regarding the devalue of property, this is not a town planning 

consideration and therefore cannot be considered as part of the assessment of this amended 

application. 

 

Finally, debris from the 2022 flood event lodged in the objectorôs fence line, allegedly from 85 -

95 High Road Murchison, is not a town planning consideration of this application. This concern 

has been referred to Councils compliance officers to investigate. 
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Officers have undertaken an inspection of the site and the surrounding area. Observations were 

that the site is untidy due to the storage of vehicles but not to the extent that it is detrimental to 

the streetscape, or that cannot be controlled via permit conditions. No noise or odour was 

noticeable. Vehicle access is to the land is safe mainly due to the wide unmade gravel area 

abutting the land which provides an area of parking and vehicle turning.  

A permit condition seeking a car parking plan will ensure adequate parking is provided onsite.  

 

Officers consider that a permit should issue for the use of land for motor vehicle storage and 

recycling of motor vehicles and use for motor repairs and tow truck depot for the following 

reasons: 

 

¶ The land is appropriately located for the uses as the land is on a main road on the edge 
of Murchison township and the use utilises land in the FZ that is lost to agricultural 
production. 

¶ Historically the land at 119 High Road has been used for industrial activities being an 
agricultural spray depot in the early 2000ôs and motor repairs from about 2012. 

¶ The application is in general accordance with State and Local Planning Policy and the 
Decision Guidelines of the Farming Zone.  
 

The decision guidelines of the overlay(s) (and schedule to the overlays) 

There are no relevant Overlay ï the Bushfire Management Overlay affects the frontage of the 

land, however a permit is not required for the proposal. 

Any other relevant adopted State policies or strategies policies 

There are no relevant adopted State policies or strategies policies 

Relevant Planning Scheme amendments 

There are no relevant Planning Scheme amendments 

Are there any significant environment, social & economic effects?  

Given the consent from the Environmental Protection Authority, there are no significant 
environment, social & economic effects. 

Any other relevant Acts that relate to the application?  

There are no other relevant Acts that relate to the application. 

The Aboriginal Heritage Act 2006 

The Aboriginal Heritage Act 2006 provides protection for all Aboriginal places, objects and 

human remains in Victoria, regardless of their inclusion on the Victorian Aboriginal Heritage 

Register or land tenure. 

The Aboriginal Heritage Act 2006 introduces a requirement to prepare a Cultural Heritage 

Management Plan (CHMP) if all or part of the activity is a listed high impact activity, resulting in 
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significant ground disturbance, and all or part of the activity area is an area of cultural heritage 

sensitivity, which has not been subject to significant ground disturbance. 

The óArea of Cultural Heritage Sensitivity in Victoriaô does not include the land within an area of 

cultural heritage sensitivity; therefore the proposed use does not trigger the need for a CHMP. 

The relevant provisions of the GSPS including Clause 13.02 (Bushfire) 

Use and development control in a Bushfire Prone Area 

In a bushfire prone area designated in accordance with regulations made under the Building Act 

1993, bushfire risk should be considered when assessing planning applications for the following 

uses and development: 

¶ Subdivisions of more than 10 lots. 
¶ Accommodation. 
¶ Child care centre. 
¶ Education centre. 
¶ Emergency services facility. 
¶ Hospital. 
¶ Indoor recreation facility. 
¶ Major sports and recreation facility. 
¶ Place of assembly. 
¶ Any application for development that will result in people congregating in large numbers. 

 
When assessing a planning permit application for the above uses and development: 

¶ Consider the risk of bushfire to people, property and community infrastructure. 
¶ Require the implementation of appropriate bushfire protection measures to address the 

identified bushfire risk. 
¶ Ensure new development can implement bushfire protection measures without 

unacceptable biodiversity impacts. 
 

The site is located within an area of a designated Bushfire Prone Area.  Planning permission is 

not required for the proposed use of land. Additionally there are no buildings or works being 

considered as part of this application. 

It is noted the nearby Murchison township have a CFA station located at 9 Robinson Street 

Murchison which is 1.8 kilometres point to point to assist with firefighting efforts if required. 

Charter of Human Rights and Responsibilities  

The application has been assessed under the P&E Act including the giving of public notice 

which assists in achieving compliance with the Charter.  



 
Confirmed Minutes - DHP ï Hearing ï 2 May 2025 

M25/48983 
Page 81 of 136 

Conclusion 
Officers having undertaken an assessment of the amended application, including undertaking a 

site visit and consultation with the objectors. It is considered that the proposed application which 

seeks to consolidate the applicantôs business activities to include the use of the land for motor 

vehicle storage and recycling of motor vehicles and the use of land for motor repairs and tow 

truck depot should be authorised as the land is appropriately located for the activities. 

Conditions added to a permit will improve the amenity of the area. 
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Draft Notice Of Decision to  
Amend a Permit 

 

PERMIT NO: 2020-164/A 

PLANNING SCHEME: GREATER SHEPPARTON PLANNING SCHEME 

RESPONSIBLE AUTHORITY: GREATER SHEPPARTON CITY COUNCIL 

ADDRESS OF THE LAND: 119 & 125 High Road MURCHISON (Lot 3 LP74710, Lot 4 

LP74710 & Lot 1 TP409377) 

 

THE PERMIT ALLOWS: 

 

 

Planning Scheme  

Clause No. 

Description of what is allowed 

35.07-1  Use of land for motor vehicle storage and recycling of motor 

vehicles and use of land for motor repairs and tow truck 

depot in the Farming Zone 

 

PERMIT FOR WHICH AMENDMENT 

WAS SOUGHT: 

2020-164 

THIS PERMIT HAS BEEN AMENDED AS FOLLOWS: 

Date of Amendment Brief description of amendment Name of responsible authority that 

approved the amendment 

 

23 April 2025 ¶ Add the land at 125 High 
Road to existing 
permission obtained via 
planning permit 2020-164 

 

¶ Include the use of land to 

use both 119 & 125 High 

Greater Shepparton City 

Council  
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Road for motor vehicle 

storage and recycling of 

motor vehicles. 

¶ Addition of condition - 

Amended plans required 

¶ Addition of condition - 

Hours of operation  

¶ Addition of condition ï 

Loading management 

Plan  

¶ Addition of condition - 

Environmental Protection 

Authority (EPA)  

¶ Revised wording of 

condition ï Neat and Tidy 

Site 

¶ Revised wording of 

condition ï Exposed 

Storage 

 

 

1. Amended Plans Required 

Within 30 days of the date of the amended permit, amended plans to the satisfaction of 
the responsible authority must be submitted to and approved by the responsible 
authority. When approved, the plans will be endorsed and will then form part of the 
permit. The plans must be drawn to scale with dimensions. Such plans must be 
generally in accordance with the plan submitted with the application but modified to 
show: 

e) Car park plan showing a dedicated on site car park to meet the requirements of 
52.06-8 

f) 1.8m high colourbond fence to the entire boundary of 119 & 125 High Road 
Murchison East, excluding the High Road frontage. 

 

2. Layout Not Altered 

The use of land for motor vehicle storage and recycling of motor vehicles and use of 
land for motor repairs and tow truck depot as shown on the endorsed plans must not 
be altered without the written consent of the responsible authority. 
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3. Noise Control 

a) The use hereby permitted must be conducted such that noise levels generated do 
not exceed permissible noise levels established in accordance with NIRV [Noise 
from Industry in Regional Victoria]. 

 

b) In the event of unreasonable noise being generated by activities conducted on or 
from the subject land, and being established by a Council planning officer or an 
EPA officer as likely to be causing a nuisance to nearby neighbour, then noise 
testing by a suitably qualified consultant  must be undertaken to assess whether 
activities on the site are breaching the EPA permissible noise levels, and  to 
advise what measures must be implemented to minimise the problem to the 
satisfaction of the responsible authority or the EPA. 

 

c) Such measures may include modifying activities conducted on the site; restrictions 
on permissible hours for such activities, by an amendment of this permit, or 
acoustic attenuation measures, or a combination of the above. 

 

d) Following receipt of the report of measured noise levels and any additional 
measures to ensure noise from the activities undertaken do not breach the above 
EPA noise limits, in consultation with the permit holder, the responsible authority 
may require the permit holder to implement appropriate measures which may 
include the permit holder submitting a formal request for changes to permit 
conditions, and the measures must be implemented and maintained thereafter to 
the satisfaction of the responsible authority. 

 

4. Hours of Operation 

The recycling of motor vehicles and motor repairs use must only operate between the 
hours of:-  

Monday ï Friday 8:00am ï 5:00pm 

 

5. Loading Management Plan 

Within 30 days of the issue date of the amended permit, a loading management plan 

must be prepared by a suitably qualified person and be submitted to and approved by 

the responsible authority. 

The plan must include that all loading and unloading of vehicles associated with the 

use, including transporting of any vehicles must only occur on the land.  

When approved, the plan will be endorsed and will form part of the permit.  
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The endorsed loading management plan must be implemented to the satisfaction of 

the responsible authority. 

 

6. Environment Protection Authority 

c) The Environment Protection Act 2017 imposes duties on individuals and/or 

businesses undertaking the activity permitted by this permit. If your business 

engages in activities that may give rise to a risk to human health or the 

environment from pollution or waste, you must understand those risks and take 

action to minimise them as far as reasonably practicable. 

For further information on what the laws mean for Victorian businesses and 

community go to: What's the harm? | Environment Protection Authority Victoria 

d) This permit is not an EPA permission/approval. Before the use or development 
authorised under this permit starts, the permit holder must ensure that any 
obligations or duties that arise under the Environment Protection Act 2017 are 
met. This may include obtaining an EPA permission, approval or exemption, in 
accordance with the Environment Protection Regulations 2021. 

 

7. General Amenity 

The use of the land must not adversely affect the amenity of the area, by way of: 

e) processes carried on the land;  

f) the transportation of materials, goods or commodities to or from the land;  

g) the appearance of any buildings, works or materials, or outdoor storage of 
vehicles;  

h) the emission of noise, artificial light, vibration, smell, fumes, smoke, vapor, 
steam, soot, ash, dust, waste water, waste products, grit, or oil;  

i) the presence of vermin. 

 

to the satisfaction of the responsible authority. 

 

8. Neat and Tidy Site 

The subject land and abutting road reserves (High Road and Donegans Road) must 

be kept clean and tidy at all times and must not adversely affect the amenity of the 

area, to the satisfaction of the responsible authority. 
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9. Exposed Storage 

No vehicles associated with the use (except for short term parking of serviced 

vehiclesto be collected by customers) of the land permitted are to be stored within the 

road reserve (High Road) to the satisfaction of the responsible authority. 

No vehicles associated with the use of the land permitted are to be stored within the 

road reserve (Donegans Road).  

Any storage of vehicles associated with the use of land must not be visible from 
outside the land and vehicle staking must not exceed the height of 1.8m. 

 

10. Control of Lightspill 

External lighting must be designed, baffled and located so as to prevent any 
unreasonable adverse effect on adjoining land to the satisfaction of the responsible 
authority. 

 

11. Time for Starting and Completion 
This permit will expire if the use is not started within two years of the date of this 
permit. 
 
This permit allows the use of land only by Robert John McNally. If Robert John 
McNally ceases to use the land this permit will expire.  
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Application Details: 
Responsible Officer: Tracey Mercuri  

Application Number: 2025-11  

Applicant Name: Australian Liquor Licence Consultants 

Owner Name: Redberth Pty Ltd 

Cost of works: $0.00 

Correct application fee paid? $1453.35 paid 

Land/Address: 82-84 McLennan Street (Lot 1 TP590023E) MOOROOPNA VIC 3629 

Date Received:  20 January 2025 

Statutory Days? 50 

Zoning? Commercial 1 Zone ï Schedule 1 (CZ1) 
Abuts Transport Road Zone 2 (TRZ2) 

Overlay(s) Floodway Overlay (FO) 

Land Subject to Inundation Overlay (LSIO) 

What is proposed? Retail packaged liquor outlet 

Why is a permit required? 52.27 Licenced Premises ï retail package liquor outlet 

Are all plans provided? Yes 

MPS Provisions: 02.03-6 Economic development 

PPF Provisions: 17.02-1S Business 
17.02-1L Commercial activity centres 

Any application history? No 

Date referred/notified: 13 February 2025  

Further Information? Not required 

Lapse date? n/a 

Notice/Referral? Yes ï Victoria Police, Councilôs Environmental Health Department and public notice 

Number of Notice Responses? 5 - Consent from Victoria Police and Councilôs Environment Health Department and 3 
objections lodged. 

Title details ï any:  

o Restrictive Covenant? 

o Section 173 agreement? 

o Caveat? 

o Easement? 

o Building Envelope? 

o Access restrictions? 

 

No 

No 

Yes - leasehold 

No 

No 

No ï carriageway easement 

Is a CHMP required? No 

Garden area provisions? n/a 

Is the site contaminated? No 

Is the site in a BMO or BPA? Yes - BPA 

Is Cl. 13.01-2 Bushfire applicable: No  
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Conflicts of interest in relation 
to advice provided in this report 

No Council officers or contractors who have provided advice in relation to this report have 
declared a conflict of interest regarding the matter under consideration. 

Key Planning Considerations: Decision guidelines of Clause 52.27, amenity of surrounding area and consent from 

Victoria Police 

Recommendation: Approval with conditions 

Proposal 
The application seeks permission for the sale of packaged liquor in association with a proposed 

bottle shop at 82-84 McLennan Street, Mooroopna.   

The subject land is in the Commercial 1 Zone (CZ1) and affected by a Floodway Overlay (FO), 

Land Subject to Inundation Overlay (LSIO) and a Specific Controls Overlay ï Schedule 3 

(SCO3). 

The applicant states: 

 

 

Planning permission is required under Clause 52.27 to sell only packaged liquor for 

consumption elsewhere. 
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Proposed floor/red line plan below: 

 

Summary of Key Issues 
The key issues relate to compliance with the decision guidelines of Clause 52.27 and amenity 

impacts.  Assessments have found that the application is supported by objectives, strategies, 

particular requirements and decision guidelines and Victoria Police and Councilôs Environmental 

Health Department support the application. 

Recommendation 

Notice of Decision to Grant a Permit 

That Council having caused notice of Planning Application No. 2025-11 to be given under 

Section 52 of the Planning and Environment Act 1987 and having considered all the matters 

required under Section 60 of the Planning and Environment Act 1987 and having considered the 

objections to the application, decides to Grant a Notice of Decision to Grant a Permit under the 

provisions of Clause 52.27 of the Greater Shepparton Planning Scheme in respect of the land 

known and described as 82-84 McLennan Street (Lot 1 TP590023E) MOOROOPNA VIC 3629 

for a Retail Packaged Liquor Outlet in accordance with the Notice of Decision and the 

endorsed plans. 
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Subject Site & Locality 
An inspection of the site and the surrounding area has been undertaken on 13 March 2025 and 

1 April 2025. 

The site has a total area of approximately 400 square metres and currently contains: 

Â Vacant retail premises (former Mooroopna Newsagency). 

Â McLennan Street is the main shopping of Mooroopna. 

Â On street unmetered car parking. 

Â Driveway access to the rear of the property via a laneway (carriageway easement). 

The main site/locality characteristics are: 

Â McLennan Street is the main connector road running east-west through the township of 

Mooroopna and consists of four lanes separated by a reserve with car parking and gardens. 

Â The surrounding area consists predominately of retail, commercial and food and drink 

premises. 

Â The nearest residential zone is more than 100 metres to the east. 

 

 

 

 

Recommendation 

Notice of Decision to Grant a Permit 

That Council having caused notice of Planning Application No. 2025-11 to be given under 

Section 52 of the Planning and Environment Act 1987 and having considered all the matters 

required under Section 60 of the Planning and Environment Act 1987 and having considered 

the objections to the application, decides to Grant a Notice of Decision to Grant a Permit 

under the provisions of Clause 52.27 of the Greater Shepparton Planning Scheme in respect 

of the land known and described as 82-84 McLennan Street (Lot 1 TP590023E) 

MOOROOPNA VIC 3629 for a Retail Packaged Liquor Outlet in accordance with the Notice 

of Decision and the endorsed plans. 

Motion:  Jennifer Brewis  Seconded:  Joel Ingham 

CARRIED 
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The Photos and aerial below show the existing site and surrounding area: 

 

 

 

 

Pizza shop and retail premises adjacent to proposed shop: 
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View of McLennan Street looking west towards Morrell Street: 
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View of McLennan Street looking towards Mill Street to the east: 
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Car park in centre of McLennan Street: 

 

 

 

 

 

 

 

 



 
Confirmed Minutes - DHP ï Hearing ï 2 May 2025 

M25/48983 
Page 95 of 136 

 

 

Laneway (carriageway easement) on east side of proposal: 
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Existing crossover and on street parking in McLennan Street: 

 


