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2 Background 

2.1 State and Commonwealth Approval  

The Golden Plains Wind Farm (the Project) has been approved to be constructed in Rokewood, Victoria.  

The Project, and associated infrastructure, was assessed under the Environment Effects Act 1978 (Vic) and 

Environment Protection and Biodiversity Conservation Act 1999 (Cth) (EPBC Act). The Victorian Minister for 

Planning first granted a planning permit for the Project (PA1700266) (Planning Permit) on 21 December 2018. 

The Planning Permit was subsequently amended several times, with the last amendment approved on 21 

November 2021.  EPBC Act approval was issued on 1 August 2019. The Cultural Heritage Management Plan 

(CHMP) was originally approved on 24 September 2018. All Project approvals are held by Golden Plains 

Shared Assets Pty Ltd (Shared Asset Co), a related entity of GPWF1. 

This application relates to the subdivision required to site the CRTS.  The development and use of the CRTS 

has State and Commonwealth approval.  

2.2 Relevant Planning Permit Condition  

The Planning Permit includes a condition to relocate the CRTS to avoid impacts on the nearby wetland.  

Specifically, condition 1 states:  

1. Before development starts, development plans must be submitted to, approved and endorsed by 

the responsible authority. When endorsed, the plans will form part of this permit. 

... 

e. clear delineation of the boundary for the transmission station site, which must not intrude 

into the boundary of the Plains Grassy Wetland Ecological Vegetation Class boundary. The 

boundary of the transmission site must be approved by DELWP Environment Portfolio 

This condition is also included in the Golden Plains Windfarm Incorporated Document, which is incorporated 

into the Scheme by the Special Controls Overlay which applies to the site. 

To address this condition, the CRTS has been moved 800m to the east to:  

• Provide a greater setback from Geggies Road to minimise its visibility from the road;  

• Avoid impacts on a wetland located on the southern boundary of the Site; and 

• Minimise effects on native vegetation.   

Plans illustrating the final layout and location of the CRTS were submitted the Department of Environment, 

Land, Water and Planning (DELWP) (now the Department of Energy, Environment and Climate Action 

(DEECA)) Grampians Region for review on 1 December 2020. In response DELWP said: 

“DELWP Grampians Region is satisfied that the revised design of the CRTS will minimise the impact 

via disturbance to brolga breeding within the wetland, as well as to the structure of the wetland due to 

construction activities. Review of the plans indicate that it may achieve a better outcome than the 

previous design which was supported by DELWP Grampian (sic) region.” 

The amended CRTS’ location was included in the application to amend the planning permit which was 

approved on 14 November 2021. The amended CHMP was approved on 18 January 2021. 
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3 Subject Site 

3.1 Location  

This application relates to the proposed subdivision of a property at 899 Bells Road, Barunah Park, VIC 3320 

with legal description Lot 2 PS617382. 

The Site is located south of the wind farm, northeast of the intersection of Ledwells and Geggies Roads. 

Access to the Site is via Bells Road.  The general location of the Site is shown in Figure 3-1 and the current 

property boundaries are illustrated in Figure 3-2. 

The area surrounding the Site is currently used agricultural purposes. A wetland is located on the southern 

boundary of the Site.  

 

Figure 3-1 – Location of Site (NearMap, 2022) 

 

 

Figure 3-2 – Cadastre Boundaries (VicPlan, 2022) 
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3.2 Site Overview  

The following provides an overview of key site features.   

3.2.1 Vegetation  

The Site is largely clear of canopy trees and shrub vegetation. The Site was subject to ecological surveys as 

part of the Golden Plains Project EES process.  As illustrated in Figure 3-3, an area of Plains Grassy Wetland 

(EVC 125) was recorded on the southern boundary of the Site in addition to small patches of Heavier-soils 

Plains Grassland (EVC 132_61).   

The Planning Permit approves the disturbance of a small area of the wetland (0.563ha) to remove two existing 

transmission towers (currently in the wetland) and realign the transmission line around the wetland and provide 

connection to the CRTS (Nature Advisory, 2021).  

 

Figure 3-3 – CRTS Plan and Vegetation Mapping (Golden Plains Wind Farm, 2021) 

3.2.2 Surface Water and Flooding Risks 

The Surface Water Desktop Assessment (Jacobs, 2017) prepared for the EES indicates that 100-year Average 

Recurrence Interval (ARI) flood event mapping occurs over the extent of the wetland (see Figure 5-1), however 

the remainder of the Site falls outside 100-year ARI flood mapping.  

This is consistent with the Surface Water Impact Assessment (Water Technology, 2020) prepared for the 

purpose of the Planning Permit amendment application which found that the CRTS was not at risk from a 100-

year ARI flood event.  
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3.2.3 Cultural Heritage  

The Planning Scheme’s maps indicate that an area of Aboriginal Cultural Heritage Significance is located on 

the southern boundary of the Site.  The area of significance, shown in Figure 3-4, reflects the extent to the 

mapped wetland discussed at Section 3.2.2.  

A CHMP was prepared and approved for the Golden Plains Project, including Project related works to occur 

on the Site.  The proposed subdivision would take place in accordance with the terms of the CHMP, including 

the documented accidental discovery protocol.  

 

Figure 3-4 – Areas of Aboriginal Cultural Heritage Significance (shown in green) (VicPlan, 2022) 
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4 Proposal  

It is proposed to subdivide the Site into two lots as shown in Figure 4-1 and as per the plans attached at 

Appendix A. 

As discussed in Section 2.2, originally it was proposed to locate the CRTS directly adjacent to Geggies Road. 

However, to avoid impacts on the wetland, and create a greater setback from the road, the CRTS was moved 

800m to the east of Geggies Road.  

All infrastructure associated with the permitted CRTS will be located on Lot 1 and it is intended that Golden 

Plains Wind Farm Management Pty Ltd (GPWFM) (an associated entity of GPWF1) will purchase Lot 1 post 

subdivision and registration.  

Lot 1 (100ha) will cover the extent of the wetland, the CRTS and the area between the CRTS and Geggies 

Road. Its primary use will be for a Utility Installation. The lot will also give effect to the conservation conditions 

of the planning permit (and Incorporated Document) which requires preservation of the wetland south of the 

CRTS.   

Lot 2 (334.1ha) will remain in current ownership and continue to be used for agricultural purposes (refer to 

Figure 4-1 and 4-2).  

In summary: 

• Lot 1 – to be owned by GPWFM for the purpose of siting a utility installation and fulfilling environmental 

conservation commitments as required by the permit (and Incorporated Document).  

• Lot 2 – is to remain in the ownership of the current landowner.  

All electricity easements shown in Figure 4-1 will be registered in gross under the Electricity Industry Act 2000 

and are therefore not included in this application.   

 

Figure 4-1 – Proposed Subdivision 
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Figure 4-2. Proposed Subdivision. 
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5 Planning Assessment 

5.1 Land Use Definition  

The proposed subdivision resulting in the in the creation of Lots 1 and 2 are associated with the construction 

and operation of a “utility installation” as defined by Clause 73.03 of the Planning Scheme: 

‘To transmit, distribute or store power’. 

In accordance with the “Policy and planning guidelines for development of wind energy facilities in Victoria” 

(DELWP, 2021) the CRTS is a “utility installation” and not a “wind facility” because the CRTS provides a 

connection to the electricity grid.  

5.2 Planning Context  

The Site is in the Farming Zone (FZ) and is subject to the:  

● Land Subject to Inundation Overlay (LSIO) (Figure 5);  

● Specific Controls Overlay 2 (SCO2); and  

● Is identified as an area of Aboriginal Cultural Heritage Significance (Figure 4).  

5.2.1 Farming Zone 

A permit is required to subdivide land in the FZ.  

The new lot, Lot 1, would be 100ha.  The parent lot, Lot 2, would be 334.1 ha.  

In accordance with the schedule to clause 35.07 of the Planning Scheme a subdivision permit can be granted 

where the size of the new lot is 100ha or greater.   

As the size of Lot 1 would be 100ha the permit can be granted without the need for any of the applicable 

exemptions.   

5.2.2 Land Subject to Inundation Overlay  

In accordance with Clause 44.04-3 a permit is required to subdivide land subject to the LSIO. The extent of 

the mapped LSIO reflects the extent of the wetland located on the southern boundary (see Figure 5-1). The 

permitted CTRS is to be located to the north of the LSIO.   

The Surface Water Desktop Assessment (Jacobs, 2017) prepared for the EES indicates that 100-year Average 

Recurrence Interval (ARI) flood event mapping occurs over the extent of the wetland (see Figure 5-1), however 

the remainder of the Site falls outside 100-year ARI flood mapping.  

This is consistent with the Surface Water Impact Assessment (Water Technology, 2020) prepared for the 

purpose of the Planning Permit amendment application which found that the CRTS was not at risk from a 100-

year ARI flood event.  

As discussed, no buildings or structures would be located in the wetland area, although temporary disturbance 

of the wetland is required to remove two existing transmission towers currently located in the wetland. Such 

works are approved by virtue of the Project’s approvals received to date.   
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Figure 5-1 – Land Subject to Inundation Overlay (LSIO) 

5.2.3 Special Controls Overlay 2 

The SCO2 incorporated the Golden Plains Windfarm Incorporated Document into the Planning Scheme. The 

Incorporated Document includes development conditions for the wind farm which are consistent with the 

approved planning permit. This proposal is consistent with the conditions of the permit and Incorporated 

Document, as further assessed in section 5.3. 

5.2.4 Areas of Aboriginal Cultural Significance  

As discussed at Section 3.2.3, the wetland is also mapped as an area of Aboriginal Cultural Significance.  

A CHMP has been approved for the Project, including the CRTS, and therefore a CHMP is not required for 

the proposed subdivision. This proposed subdivision will not impede the implementation of the CHMP and 

would satisfy all relevant conditions of the CHMP.  

5.3 Relevant conditions of Planning Permit  

As discussed in Section 2.2, Condition 1(e) of the Planning Permit (and Incorporated Document) requires the 

movement of the CRTS to avoid impacts on the wetland located on the southern boundary of the Site. This 

change has occurred and was granted planning permission by virtue of the Planning Permit amendment.  

Other conditions of the Planning Permit (and Incorporated Document) that relate to the CRTS and 

associated infrastructure are set out in full in Appendix B can be summarised as follows:  

● Conditions 11 and 12: Onsite Landscaping Plans must be prepared and submitted to the responsible 

authority for endorsement and the plans implemented to the satisfaction of the responsible authority.  The 

plans must address potential impacts on native vegetation and Brolga habitat in the wetland located on 

the southern boundary of the Site.   

● Noise Management – Conditions related to noise management which apply to the CRTS are as follows:  

– Conditions 16 and 17: Noise generated from the operation of the CRTS must always comply with 

noise levels for noise sensitive areas unless there is an agreement with the relevant landowner to 

waive compliance for meeting the relevant noise levels.   

– Condition 18: A Pre-construction Noise Assessment must be prepared and submitted to DELWP for 

endorsement. 

– Conditions 23 to 24: An Operating Acoustic Compliance Assessment must be prepared and submitted 

to the responsible authority within 6 months of ancillary infrastructure first operating (including the 
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6 Conclusion 

This application relates to a two-lot subdivision at 899 Bells Road, Barunah Park, VIC 3329. The subdivision 

is required to create the necessary tenure to locate the CRTS and associated infrastructure, in addition to 

protecting the wetland located on the boundary of the Site which is a commitment made by Shared Asset Co 

/ GPWF1. The land use and construction of the CRTS, and associated impacts, has State and 

Commonwealth approval and therefore the scope of this application is restricted to the subdivision.  

In summary the lots to be created are as follows: 

● Lot 1 – to be owned by GPWFM for the purpose of a utility installation; and  

● Lot 2 – to remain in the ownership of the current landowner.  

The assessment of this proposal against the relevant decision guidelines (see Section 5.4), demonstrates 

that this Proposal is consistent with the Golden Plains Planning Scheme and that it is appropriate for a 

planning permit for subdivision to be granted.  
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