
 

 
NOTICE OF APPLICATION FOR A 

PLANNING PERMIT 
 

Form 2 - Planning and Environment Act 1987 
 

The land affected by the 
application is located at: 

4200 Natimuk-Frances Road Goroke Victoria 
3412 

The application is for a Permit to: Building and works to construct a replacement 
dwelling 

The applicant for the Permit is: Rowan Hage C/-Jodie Senior North West 
Planning  

The application reference 
number is: 

PA1159 

You may look at the application and 
any documents that support the 
application online at: 

https://www.westwimmera.vic.gov.au/Council/News
-and-media/Public-notices/ 

Any person who may be affected by the granting of the Permit may object or make other 
submissions to the Responsible Authority. Please be aware that copies of objections or 
submissions received may be made available to any person for the purpose of consideration 
as part of the planning process. If you have any concerns, please contact Council’s Planning 
Department on (03) 5585-9900 or by e-mail at Planning@westwimmera.vic.gov.au. 

An objection must: ∗ be sent to the Responsible Authority in writing, 
∗ include the reasons for the objection, and 
∗ state how the objector would be affected 

The Responsible Authority will not 
decide on the application before: 

20th September 2023 

If you object the responsible authority will notify you of its decision. 

 

mailto:Planning@westwimmera.vic.gov.au
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1. PROPERTY DETAILS 
 

ADDRESS 

4200 Natimuk-Frances Road, Goroke 

LEGAL DESCRIPTION 

Register Search Statement (Title Search) Volume 10126 Folio 552 being Lot 2 on Plan of Subdivision 

328491Y. 

Please find attached for further information:  

• Search Statement and Title Plan 

• VicPlan Planning Property Report 

SITE AND SURROUNDS 

The Location 

The subject land is in close proximity to the centre of the ‘West Wimmera Shire Council’ and regional 

places such as Horsham, Dimboola and Edenhope, as well as the South Australian border (Figure 1).   

The subject land is also approx. 7km south of the Little Desert National Park and on the Natimuk–Frances 

Road and on the eastern edge of the Goroke township. The land is also 42km west of Natimuk and 52km 

east of Frances (SA). 

 

Fig. 1.  Location – sourced from West Wimmera Shire Council Pozi mapping 23/07/2023 

The Land & Surrounds 

The subject land (Figure 2) is irregular in shape and comprises 38.89ha.  The land is used for agricultural 

purposes and contains a number of agricultural farm buildings as well as two dwellings and associated 

outbuildings.  Both existing dwellings are to be demolished.  

 

Fig. 2.  The Land - sourced from West Wimmera Shire Council Pozi mapping 23/07/2023 
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Agricultural farmland abuts the north, east and western boundaries of the subject land, whilst the land 

use that adjoins the southern boundary is used for residential (two parcels) and the Goroke Ambulance 

Station. (refer to Figures 3 & 4 below). 

 

Fig. 3.  The land & surrounds – sourced from West Wimmera Shire Council Pozi mapping 12/08/2023 

 

Fig. 4.  The land & surrounds – sourced from West Wimmera Shire Council Pozi mapping 12/08/2023 

The Site 

The site of the proposed dwelling (Figure 5) is relatively flat as it currently contains an existing dwelling. 

This dwelling, and the other non-habitable dwelling, are to be demolished. The site of the new dwelling 

is clear of any native vegetation and has access to relevant utility services and infrastructure. 

 

Fig. 5.  The Site – sourced from West Wimmera Shire Council Pozi mapping 23/07/2023 
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ABORIGINAL CULTURAL HERITAGE SENSITIVITY 

In accordance with the Aboriginal Cultural Heritage Register and Information system (ACHRIS) the 

subject land is not located within a sensitive area (Figure 6). 

 

Fig. 6.  Image produced from the Aboriginal Cultural Heritage Register & Information System (ACHRIS) 
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2. PROPOSAL 
 

PROJECT SCOPE 

Background 

The subject land is part of a larger farming enterprise, which is used for high productive farming 

(cropping) and is owned and operated by the ‘Hages’ family. 

The larger farming enterprises consists of “Hage Farms No3” (348ha), “R Hage” (128ha); and “R & E Hage 

Farms” (84ha).  The ‘Hages’ also lease approx. 350ha. Approx 95% of the productive farming land is 

cropped, and there is no stock on the land.  

There are currently 2 full time workers (owner/operator) that manage the farming operations, plus a few 

casuals over the busy times such as harvest. 

As noted earlier, the land contains several farm buildings and two old dwellings. (Figure 7). 

The existing (habitable) dwelling on the land is approx. 80-100 years old and requires extensive 

renovations. It was decided that with the expected cost of the renovations required to upgrade the 

existing dwelling, it would be just as cost effective to demolish the dwelling and build a new dwelling in 

its place.  A second dwelling on the land, which is inhabitable, will also be demolished as part of the 

development process. 

 
Fig. 7.  Plan of proposed development – image source from Proposal – Site Plan 

Proposal 

The proposal is to construct a new 3-bedroom brick veneer dwelling, in the same location as the existing 

(habitable) dwelling. The residents of the existing dwelling will reside in the new dwelling once it has 

been completed. 

The proposed dwelling (Figure 8) is approx. 18.9m x 28.4m with a total height of 5.8m. It has a total floor 

area of 50.13 sq’s (465.71m2) including the garage and verandah areas. 

Please refer to below colour schedule for external colours and materials, as well as attached Drawings 

prepared by Believe Building Design for further information. 

 

Fig. 8.  South Elevation of proposed Dwelling, sourced from attached Drawings  
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Colours & Materials 

The external colours and materials of the proposed dwelling are as follows: 

Roof 

Colorbond steel - Wallaby 

 

  
 

Brickwork 

Adribri Masonry - Pitched 

stone - Bondi Blend 

  
 

Example of proposed external colours & materials: 

 

Setbacks 

The proposed dwelling is ultimately located in the centre of the subject land and approx. 274m from 

Natimuk-Frances Road, as shown in Figure 9 below.  The minimum setback from a boundary is 230m from 

the eastern boundary. 

Please refer to the attached Site Plan prepared by Believe Building Designs for further information. 

 
Fig. 9.  Site Plan, sourced from attached Drawings 
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3. PLANNING PROVISIONS 
 

ZONE 

35.07 FARMING ZONE (FZ) 

 
Image from VicPlan Planning Property Report 

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. 

Comments: 

- The proposed dwelling will not adversely affect the use of land for agriculture as it will replace 

an existing dwelling on site and will be associated with an existing farming enterprise. 

- The proposed dwelling is required to ensure the operations of the farm are managed effectively 

and efficiently. 

- The proposed dwelling will not have an effect or be affected by the surrounding land uses nor 

will it encourage a proliferation of dwellings in the area. 

35.07-1 Table of uses 

A proposed use is considered a Section 2 Use as the land is less than 80ha as specified in the schedule to 

the Farming Zone and must meet the requirements of 35.07-2 (below). 

35.07-2 Use of land for a dwelling  

A lot used for a dwelling must meet the following requirements:  

Access - Access to the site is from Natimuk-Frances Road which is a Transport Road Zone 2 (TRZ2) a 

Principal Road Network. Access to the proposed dwelling will be from the existing all-weather driveway 

that is capable of accommodating emergency vehicles. 

Sewerage - The proposed dwelling will be connected to a new wastewater system, as the existing one is 

required to be removed to allow construction of the new dwelling.  Wastewater will be treated and 

retained on site and will meet Council and Environment Protection Authority (EPA) requirements. 

Water - Reticulated water supply is available to the land if required. Water tanks will be connected to 

the proposed dwelling, suitable for both domestic and fire-fighting purposes.  

Electricity – Reticulated power supply is readily available on site (as shown in Figure 7) and will be 

connected to the proposed new dwelling. 
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OVERLAY 

42.01 ENVIRONMENTAL SIGNIFICANCE OVERLAY 

 
Image from VicPlan Planning Report 

Purpose 

To identify areas where the development of land may be affected by environmental constraints. 

To ensure that development is compatible with identified environmental values. 

42.01-2 Permit requirement 

A permit is required to: 

• Construct a building or construct or carry out works. This does not apply if a schedule to this overlay 

specifically states that a permit is not required. 

• Construct a fence if specified in a schedule to this overlay. 

Comment: 

- Schedule 2 to the Environmental Significance Overlay, refers to the Red-Tailed Black Cockatoo 

Habitat Areas. 

- It states in Schedule 2 that a permit is not required to construct a building or construct or carry 

out works.  Accordingly, a permit is not required for the proposed land use and development 

under this Overlay. 
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PARTICULAR PROVISIONS 

CLAUSE 52.29 LAND ADJACENT TO THE PRINCIPAL ROAD NETWORK 

A planning permit is required to create or alter access to a road in Transport Road Zone 2. 

As access exists (Figures 10 & 11) and will not be altered, there is no permit trigger.  

 

Fig. 10.  Existing access TRZ2 - Image sourced from West Wimmera POZI 

 
Fig. 11.  Existing access TRZ2 - Image sourced from West Wimmera POZI 

BUSHFIRE PRONE AREA 

DESIGNATED BUSHFIRE PRONE AREAS 

This property is in a designated bushfire prone area.  

Special bushfire construction requirements apply. 

 
Image from VicPlan Planning Report 
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PLANNING POLICY FRAMEWORK 

The objectives and strategies under the following clauses of the Planning Policy Framework were 

considered of relevance to this particular proposal: 

11 SETTLEMENT  

11.01 VICTORIA 

11.01-1S Settlement 

11.01-1R Settlement - Wimmera Southern Mallee 

11.01-1L-04 Settlement – Goroke - Goroke framework plan: 

 

11.03 PLANNING FOR PLACES 

11.03-6S Regional and local places 

13 ENVIRONMENTAL RISKS AND AMENITY 

13.01 CLIMATE CHANGE IMPACTS 

13.01-1S Natural hazards and climate change 

13.02 BUSHFIRE 

13.02-1S Bushfire planning 

14 NATURAL RESOURCE MANAGEMENT 

14.01 AGRICULTURE 

14.01-1S Protection of agricultural land 

14.01-1L Protection of agricultural land – West Wimmera  

Strategy - Ensure a clear link between the need for a dwelling and the agricultural use of the land. 

14.01-2S Sustainable agricultural land use 

14.01-2R Agricultural productivity - Wimmera Southern Mallee 

15 BUILT ENVIRONMENT AND HERITAGE 

15.01 BUILT ENVIRONMENT 

15.01-6S Design for rural areas  

16 HOUSING 

16.01 RESIDENTIAL DEVELOPMENT 

16.01-1S Housing supply  

16.01-2S Housing affordability 

16.01-3S Rural residential development 
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The extent and character of native vegetation 

and the likelihood of its destruction. 

No native vegetation will be affected by the 

proposed development.  

Whether native vegetation is to be or can be 

protected, planted or allowed to regenerate. 

Please refer to above comments. 

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. 

There is no additional hazard other that the 

subject land being within a Bushfire Prone Area 

therefore will be constructed in accordance with 

AS3959-2018.  

The adequacy of loading and unloading 

facilities and any associated amenity, traffic 

flow and road safety impacts. 

The proposal will not have an impact to or from 

traffic or road safety. 

The impact the use or development will have on 

the current and future development and 

operation of the transport system. 

The proposed development will not have an 

impact on current or future transport systems. 
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6. CONCLUSION 
 

CONCLUSION 

The proposed use and development of a dwelling is considered orderly planning and appropriate for 

this site and location. The proposed dwelling has access to relevant services and infrastructure and does 

not reduce or alter the agricultural land use and its activities from the land.  

The proposed dwelling is considered necessary so that the future farming operations can continue to be 

managed in an effective and efficient manner.  

Based on the information provided, it is considered that the application for the proposed dwelling 

meets the requirements of the West Wimmera Planning Scheme and should be supported by Council. 

 

 

 

Jodie Senior 

North West Planning 

  

Copyright North West Planning 

This document is subject to copyright. The use and copying of this document in whole or part constitutes an infringement. 

Disclaimer  

North West Planning has taken appropriate care to ensure that the information in this report is accurate.  North West Planning does not accept any 

liability for error  omission  loss  damage or other consequence that may arise from reliance on information contained in this report. 
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7. APPENDICES 
 

APPENDICES: 

 
 

• Search Statement  

• Title Plan 

• VicPlan Planning Property Report) 

• Drawings (floor, elevation & site plans) – prepared by Believe Building Design  

• Current Conditions – Site Plan - prepared by North West Planning 

• Proposal – Site Plan – prepared by North West Planning 



Site Plan - Current Conditions
Disclaimer: This content is provided "as is" without 

warranty of any kind. 20-Aug-2023

View map online 1 : 5,000 at A4














