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1. INTRODUCTION

The rural land use strategy has been prepared for the Surf Coast Shire as part of a Rural
Environmental Stady. The study includes strategies for rural residential development and
protection of environmentally sensitive areas, which are published separately. All three strategies
are directed towards developing, protecting and encouraging productive and sustainable farming,
and conserving environmerttally sensitive areas.

This strategy has been developed after wide consultation with the community having an interest in
rura] Jand use policy. In particular the strategy has been developed as a result of

+ regilar meetings with a Shire consultative committee which comprised a cross section of
interest groups in the municipality,;

» workshops conducted with farmers, which were directed towards identifying the strengths,
weaknesses, opportunities and threats particular to this Shire;

* interviews with mral real estate agents to help identify the nature of demand for land, based on
past and projected trends;

= roference fo studies by the City of Greater Geelong and the Golden Plains Shire, in particular
their rural [and use strategies;

» areview of the State planming policy framework; and

» areview of Federal rurat policy issues.

Ths strategy builds on two earlier studies “The Agricultural Resources and Characteristics of the
Major Rural Industries of Surf Coast Shire” (R.G. Ashby and Co Pty Ltd, 7/11/1995) and *Analysis
of the Nature of Demand for Rural Land (R.G. Ashby and Co Pty Ltd, 27/11/1995), as well as
developing policy and appropriate strategies which flow from these reports.

1.1  Study Objectives

The objectives of the study are set out below. These objectives were formulated by the Shire as
part of the original brief.

¢ To ensure the sound and orderly planning of rural, agricultvral and environmentally sensitive
areas.

» To apply a totai catchment approach to land management planning to facilitate sustainable rural
land use practices.

¢ To identify and protect prime agricuitural land to ensure it is retained in productive use.

s To enhance the Shire’s rural character and ensure rural land development oceurs in a manner
consistent with efficient and environmentally sustainable practices.

= To identify a package of techniques which can be employed by the Shire, in partnership with the
community, to maintain and encourage sustainable rural land use and to protect, manage and
enhance areas of environmental significance.

The major focus of these objectives as they relate to this study iz directed towards proteciing
agrcultural land whiist encouraging appropnate use of rural land.

Wejtatrategy'rural\@7- 10T doc 1
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This study was commissioncd in tandem with a study on the environmental resources of the Shire,
which has been undertaken by Ecclogy Australia, It is important that the recommendations of the
Rural Strategy be considered in the context of the recommendations of the environment strategy.

1.2 State Land Policy

State planning policies in Victoria are set out in the Planning and Environment Act 1587, and the
State Section of planning schemes'.

The Act establishes the following objective relevant to this study, namely to provide for the fair,
orderly, economic and sustainable use and development of land.

Other policy objectives on agricultural land as set out in the State Section of planning schemes and
the Victorian Planning Provision are as follows:

¢ To ensure that the State agricultural base is protected from the mnplanned loss of high quality
productive agricultural land in to permanent changes of land use.

+ To enable protection of productive farm land which is of high quality and strategic significance
in the local or regional context. '

It is clear from these objectives that an assessment of rural land capability will be an essential
requirement in formulating a rural land use strategy and gniding the formulation of rural land use
and development polictes. To this end the intrinsic qualities of the land and its setting will be used
as the basis for classifying land. These in turn will be used to develop appropriate minimum lat
SIFes.

1.3  National Agricnftural Poelicy Issnes

Federal agricultural policy in Australia in recent years has focussed on two major areas - Landcare
and the Rural Adjustment Scheme.

The Landcare movement evolved over many years but was officially recognised by the Federal
Government in 1989 when funds were made available for a program promoting a Decade of
Landcare. This program has been extended and is perceived by many as a very successful
maovement. Approximately 3000 landcare groups have been set up all over Australia to encourage
better land management. There are 23 landcare groups in the Shire. The members of these groups
are from diverse backgrounds. The Landcare movement has recently heen encouraged by the
establishment of the National Heritage Trust Fund. The Trust is to be funded from the partial sale
of Telstra. The aim of the Trust 1s to provide funds for regional landeare initiatives which are of
public benefit. Local groups have applied for funds from the Trust.

! The policies contained in the state section of planning schemes have recently been incorporated in the Victoria
Planning Previsions which in furure will form the basis of all new planning schemes in Victoria.

Wojnsrategytroralid?-10mt.doc 2
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The Rural Adjustment Scheme (RAS) has encouraged farmers to adjust their operations so they are
viable in the long term. Comraodity prices have been low in recent years and many small farmers
have had to leave the land and many others have had to invest heavily to increase the productivity
and profitability of their operations. The RAS Scheme has used various means to achieve its
objectives, however it has probably only been marginally successful in achieving its aims. It is
currently under review and is likely to be replaced with different policies before the end of the year.

The Department of Primary Industries and Environment (DPIE) recently published (in May 1997) a
study entitled “Rural Adjustment Managing Change”. This is a mid-term review of RAS and
recommends the scrapping of ‘RAS 92°. The former Federal government commissioned a Land
Management Task Force which published its findings in October 1995 in “Managing for the
Future”. The taskforce focussed cn how the agricultural sector might achieve a degree of financial
strength whilst protecting the natural resource base. The findings of both of these studies
recoromnends that the thrust of Federal government policy be directed towards producing a self
sufficient financially robust rural sector.

The task force committee produced many recommendations however prominent throughout them
was an aim to encourage farmers to adopt a whole farm system approach which has been called
Property Management Planning (PMP). This approach encourages farmers to develop a
comprehensive business plan which not only deals with their enterprises but also incorporates a
land use plan, and excellent financial and marketing management practices, whilst developing
sound policies to enable the farm business to deal with risk.

It is important that the Shire adopts policies that are consistent with the general direction of Federal
government rural policy. This strategy will aim to achieve this consistency, even though it will be
completed before the new RAS policy is aimounced. Xt will be valuable therefore for the Shire o
continually remain abreast of these issues and their possible effects on policy.

VWejrstrategyimural\97-10pt doc 3
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2, AGRICULTURAL RESOURCES AND LAND CLASSIFICATION
2.1 Introduction and Methodology

The purpose of this section is to identify the agricultural resources in the Shire. It describes the
physiography, geology, soils, climate and water resources. This description is then brought
together so that land, with similar characteristics, is described in terms of land systems or broad
classes of land suited to similar types of farm systems, eg. grazing or cropping.

The agricultural problems of the Shire are also described, as there are several significant issnes
which have an impact on management. The most significant problems are saiting, flooding and
waterlogging, soil nutrient and structural decline, and serrated tussock. Each of these problems
only affect certain arcas but must be taken into account in this study.

Finally the land systems are classified in terms of their agricultural quality. It is State planning
policy (as defined in the State Section of Planning Schemes) that there must be no permanent
removal of- “high quality productive agricultwral land” from the State’s agricultural base without
due consideration of the importance of that land as part of a ‘valuable and finite resource, essential
Jor the continued health of the agricultural production and processing sectors which in twrn is
critical fo Victoria's future economic prosperity’. Subdivision of high quality productive
agriculnmal land should net detract from the long term productive capacity of the land. High
guality productive agricultural land is defined as follows:

“Land which is used for animal husbandry or crop raising and is capabie of continuing to
sustain agricultural production, and:

* 315 of prime or very good agricultural quality having regard to soil type, growing
season, availabilify of infrastructure, and is of sufficient extent to support agricultural
activities on an economically viable scale; or

s has been identified through a regional, sub-regional or local study as being of
particularly pood guality aud strategic significance for agriculture in the regional or
local context.™

This section starts with a description of the Shire’s physical characteristics ie. the physiography,
and finishes with a classification of the land into areas based on their agricultural quality.

Wojrstratepyuml\97-] Orpt.doc 4
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2.2 Description of the Area
2.2.1 Physiography and Geology

The Surf Coast Shire includes parts of two of the major physiographic divisions of Victoria
recognised by Hills*, These are the Western District Plains and the Southern Uplands. The
Southern Uplands has three distinct sub categories within the Shire, as outlined on Map 1. The
physiography of the region is strongly influenced by geolagy.

The Western District Plains

These plains oceur in the northern part of the Shire and extend from west to east. They arose from
volcanic activity approximately 4 million years ago. The topography is generally flat to gently
undulating except where the plain is incised by the Barwon River and at the sites of volcanic
eruptions at Mt Moriac, 246m and Mt Pollock, 186m. Several lakes exist in this region. The two
largest lakes are Lake Murdeduke in the north-west comer of the Shire and Lake Modewarre in the
southemn part of the plain. '

The Southern Uplands and Associated Plains

The Southern Uplands largely comprise the QOtway Ranges across the south of the Shire. The
Otway Ranges rise to more than 183m and inctude the highest point in the region, Mt Cawley at
over 670m. The ranges are dissected by numerpus creeks either flowing to the Barwon River in the
north of the region or Bass Strait in the south.

The Southemn Uplands also include the Barrabool Hills in the north-east of the Shire. These hills
arose from sands and muds which had been Iaid down about 125 million years ago and were later
folded and uplified. The Barrabool Hills are less ragged and physiographically more mature than
the Otway Ranges. They mostly exceed 120m and occasionally above 180m, and are much more
sutted to agriculture than the Otway Ranges.

The Plains associated with the Southern Uplands include the dissected plateau near Anglesea and
the Thompsons Creek coastal plain. These are largely made up of sands and gravels that were
deposited about 63 million years ago. The Anglesea Plateau is triangular in shape and occupies an
area between the Otway Ranges in the west, Bass Strait in the eas,t and a fault scarp just south of
the Wurdibolue Reservoir, in the north. The area rises slightly from about 7m near Torquay to 60m
near Pinchgut Hill (near Wensleydale).

The Thompsons Creek coastal plain extends adjacent to and between the Barrabool Hills and the
Bellaring Peninsula. The soils of the area are largely comprised of sediments and some volcanic
plains. Most of the area does not exceed 60m. The area is bordered by extensive dunes between
Torquay and Breamlea.

? Maher JM and Martin JJ. “Soils and Landforms of $W. Victoria’, Drepartment of Agriculture and Rural Affairs,
1952,

Weirstrategy\rural97-10mt.doc 5
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22.2 Sails

The soils 1 the Shire reflect the interaction of the various soil forming factors such as climate,
parent material, position in the landscape, age of formation and vegetation. There are a wide range
of soils in the Shire. :

The major soils of each physiographic division of the Shire are described below. A more detailed
map of the soils of the Shire, with a general description of each soil type, 15 enclosed in Appendix
1.

The Western District Plains - (The Volcanic Plains)

The soils in this area range from mottled black duplex soils in the west of the Shire, to black self
mulching clays on the areas around Mt Pollock and Mt Moriac, and mottled vellow duplex soils in
the eastern part of the plain.

The soils are usually moderately acid and are clay loams of various colours overlying grey and
yellowish-grey heavy clay subsoils at about 8 cms. Basalt boulders are frequently present on the
surface. Where these boulders are very numerous the soil may be only a few centimetres deep over
the parent rock.

In the inumediate vicinity of Mt Pollock and Mt Moriac there are small pockets of volcanic ash
soils. These soils are well structured, friable brown loams overlying slightly heavier-textured
subsozls. These soils are usually very feriile and well drained making them suited to intensive
cultivation. They are usually grazed or cropped as part of the farm systems of that area as there is
insufficient area for intensive management.

Most of the soils of volcanic origin however, are naturally low in fertility and are not well drained.
Some cropping occurs on these soils although waterlogging in spring is frequently a problem. Most
of the area is sown to improved pasture though there are still some areas Temaining in their native
state. Sheep of all types and some beef cattle are the main livestock mm on these areas.

The Southern Uplands - (Barrabool Hills)

The Barraboo!l Hills are essentially composed of Jurassic sandstone rock which outcrops at the
surface in a few places. Over mast of the area the soils are grey or brownish grey, being moderately
to strongly acid. They are fine sandy clay loams of about 25 crs averlying dark grey and yellowish
grey subsoils which are slightly acid. The subsoil clay frequently continues to 1m in depth
becoming yellower with depth.

In a few small areas the soil profile consists of a few centimetres to about 30 ems of brownish grey
sandy loam to fine sandy claim loam over sandstone rock.

The soils are inherently infertile but becanse they tend to be better structured and drained than the
majority of the volcanic soils, tend to be better snited to cropping provided the slope is not too
great,

Most of the area is sown down to improved pasture on which sheep and some beef cattle are run.

‘wejrstratesy\inorale?- Lrpt doc s
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The Southern Uplands - {Otway Ranges}

The main scils of this region are mottled yellow duplex soils of sedimentary origin. They are
friable, slightly to moderately acid and grey or grey brown loams which gradually become heavier
in texture in the subsoils. Most of this area is State forest reserve, but cleared areas are used for
dairying and a variety of other intensive agricultural pursuits such as vegetable production.

The Plains associated with the Southern Uplands

The dissected platean near Anglesea

There are two main soil types in this area. The poorer soiis are those in the area just north and
east of Anglesea in the Bald Hills area. These are vellow gradational soils of weak structure
and are moderately to strongly acidic. There are also grey sandy soils of uniform texture. They
both very low in fertility and largely unsuited to agricultural activity. They suffer from ali
kinds of erosion, waterlogging and surface cornpaction.

The soils in the Paraparap and Gherang Gherang district are yellow and red duplex and yellow
and brown sodic duplex scils. They are fine sandy loams overlying clay subsoils and are
frequentily over 2 m in depth. These soils are inherently infertile and a high level of leaching of
applied fertiliser occurs. They are weakly structured and not suited to extensive cropping unless
the slope 1s low and care is taken with soil management.

The Thompsons Creek coastal plain

This plain has soils derived from basalt in the north, already described, and vellow brown sodic
duplex soils of coarse texture in the south. The soils are similar to those in the Paraparap
district, however they occur on much flatter terrain. They are moderately to strongly acidic and
inherently infertile. The soils have low permeability, and high water tables lead to salting in
ATCas.

Special Interest Soils

There are several soils present in the Shire which, because of their structure, fertility and drainage,
possess excellent agriculiural potential. These soils are not however, present in large areas.
Nevertheless they are worth mentioning separately.

Black self mulching clays on lunettes

These soils are found on the east bank of Lake Murdednke and arcse from the action of the
westerly wind depositing the soil (Acolian) on the east bank of a depression (Lake Murdeduke).
They are deep and well structured and usually quite high in fertility. Being similar to the
volcanic ash soils already mentioned, they are slightly acidic and are excellent secils for

cropping.

Vejrsirategy\ruralid7-10ept doc . 8
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¢ Terra Rossa soils

These soils are found in smali areas in the Barrabool Hills. Terra rossa means red earth and
these are grey brown to red brown loams and clay loams generally overlaying calcareous clay
subsoils of similar colour, which in tum overlie the parent limesione ‘which may be a few
centimetres below the surface or approximately [-2 metres below the surface. These soils are
quite fertife but need superphosphate. They are slightly alkaline.

They are well known for their ideal qualities for vine production, (most of the Coonawarra vine
growing district of south east of South Australia is on terra rossa soils.) Vines ideally need
rmigation water for optimum production.

Sail Fertility

The soils of the volcanic plain are usually acidic and have low calcium and organic matter levels.
They are heavy textured and have low permeability. They have nsually been sown to subclover
with phosphatic fertifiser. The snbclover usually increases nitrogen levels which are relatively low,
in their native state.

The sedimentary soils of the Southem agricultural regions of the Shire have moderate levels of
plant nutrients although they are usually very low in calcium and hence, high acidity decreases the
availability of these mutrients for plant growth.

Most soils are deficient in phosphorous, potassium and nitrogen. Minor and trace elements such, as
copper molybdenum, zine cobalt and selenium are also often needed for optimum plant and animal
production.

Once the phosphorous (P) level of soil falls below 10 ppm (Olsen method)® then improved pasture
species will die out from pastures and various weeds will invade. The P levels of soils in the
district vary widely, and indeed vary widely on most farms. Several farms known to the author
now have soil P levels below what they were 20 years ago. This is because farmers in many
instances have not been able to afford to buy adequate fertiliser, because of the poor prices
experienced for primary produce in recenmt years. Olsen P levels over 20 ppm mean that
phosphorous is not a limiting factor to pasture production. Only small areas in the Shire have such
P levels, and this is usually as a resuit of high residual phosphorous after heavy applications have
been applied to crops.

2.2.3 Climate

The Otway Ranges in the south west of the Shire, located as they are in the path of the prevailing
westerlies and adjoining Bass Strait, exert 2 major influence on the climate of the area. Rainfall
tends to be greatest in the southwest and at the top of the ranges, and lowest in the north and east.

* The Olsen method is a technique used for measuring soil phosphorus leveis. An altemative method is the Colwell
method which produces different readings for similar soil P levels.

\gjrstratezy\ural97-10mt dos 9
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The district generally could be described as having a modified mediterrancan type of climate, in
that it 15 largely warm to hot and dry in the summer, and cool and wet in the winter and spring. The
district has too much summer rainfall to make it directly comparable to the climate of the
mediterranean. The areas adjoining the coast receive little or no frost and the prevailing wind is
from the north in the summer and south - southwest in the winver and spring.

Rainfall

There is large variation in rainfall across the Shire as demonstrated by the following data.

Table 1: Rainfall and Distribution
MNo.of  Mean Distribution {tnra)

yvears of rainfall
Location record (mm) | F M A M J I A 5 O N D
Coastal Towns
Lome 83 210 40 47 54 70 85 100 105 107 98 91 &4 52
Anglesea a4 650 0 48 39 56 61 34 63 F0 ¢ a0 57 47
Tarquay 27 382 31 43 39 45 60 48 57 63 60 32 47 42
North West
Winchelsea 51 548 25 34 36 40 48 48 51 57 054 31 45 41
Murdeduke 40 37 29 28 41 41 48 55 43 45 58 4% 3@ 54
North Kaxt
(Geelong 74 538 29 20 43 44 48 48 47 50 50 31 48 49
Moriac 33 344 27 38 41 41 46 54 43 57 38 4% 48 43
Waum Ponds 51 346 28 34 41 41 449 53 53 56 54 32 43 42

Source: “Barwon Region” Resource Survey {1971), Government of Victoria.

The distribution of rainfall has a winter and spring dominance. Effective rainfall is also greatest in
the winter and spring as evaporation frequently exceeds rainfall in the suminer and autornn months.
The pattern of rainfall is shown by the rainfall map for Victoria (Map 2).

Effective rainfall can be defined as the amount of rain that is needed fo start the germination of
plants and maintain the plant above the wilting point. I 1s related to the evaporation, soil type and
intensity of ramfall. Set out below is an analysis of the chance of receiving effective rainfal] at four
different locations.

Table 2: Effective Rainfall Probability

Percentage chances of receiving monthly rainfall equal to or greater than the effective amount
(at stations within or adjacent to Region)

Rainfall Station I F M A M J I A S O M D

Winchelsea 17 31 50 61 8 95 97 9% 94 69 56 34
Geelong 25 34 45 70 8 95 97 90 94 75 56 39
Barwon Heads 34 45 1 76 94 100 9% 9% 95 B4 69 35
Lorne 42 42 64 86 97 ib0 100 9% 100 96 82 62

Source: “Barwon Region™ Resource Survey (1971), Government of Victoria.

Ncirsualegyvrural\97- 10mpt.doe 10
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This table clearly indicates the winter/spring cffective rainfall pattetn, and that there is more chance
of effective rainfall in the summer at coastal locations.

Temperature
Temperatures are greatest in February and lowest in July. They also tend to be slightly higher in

the northem regions of the Shire in summer and lower in winter. The influence of the sea tends to
make for more even temperatures on the coast.

Table 3: Average and Extreme Ternperatures, and Average Saturation Deficit {monthly)
Data (*C) Ho.of ] F M A M I 1 A 5 o N C Year
vears of ave
regord
Geelong  Avg max lemp a1 254 249 232 193 164 141 136 148 168 193 214 232 194
Ave min temp 6l i32 132 12 W03 §) 62 33 58 69 84 M2 119 394
Avg mean al 151 193 178 151 123 1ol 25 H3 119 139 158 175 144
temp
Hizhest temp &2 444 423 416 340 202 239 ZE  2ER 333 360 405 418 444
on fecord
Lowest smp 60 58 350 31 L7 -kl 17 2R 15 -1l 0% 17 3% L1238
on record

Lome Avg mzt lemp 50 29 2& e 18S 162 136 131 142 162 182 198 214 182

Avg min temp 1] 122 126 119 192 &7 6.8 6.2 6.3 69 a1 94 108 82
Avg mean 50 175 1786 167 145 1235 12 9.7 103 115 130 144 161 157
termp

Highest temp 45 436 417 409 361 28] 194 200 251 303 383 378 407 434
on record

Lowest wemp 45 4.4 50 2.8 22 oo - <11 -11 11 .0 0.6 1.7 2z -l
on recornd

Source: “Barwon Region”™ Resource Survey (1971), Goverament of Victoria.

2.2.4 Warter Resources

The topography of the region has a significant influence on its water resources. The Otway Ranges
in the south westem part of the Shire receives the highest rainfall and there are many creeks and
rivers running south to Bass Strait and north to the Barwon River. The rainfall in the north of the
Shire 1s lower and the country mmch younger geologically. Hence the run off into streams is
irregular and surnmer flows of the smaller streams are unreliable. However, the major tributaries of
the Barwon - the Leigh and Moorabool Rivers - arise in the Central Highlands, to the north of the
region. This area is wetter than the voleanic plains and hence these rivers receive valuable run off
from these areas.

Streams in the region exhibit an inverse relationship between flow and salinity. When the flow is
high the salinity tends to be low (often less than 500 EC"). When the flow is low the salinity level
becomes high (often >3000 EC). After long periods of low flow the salinity level increases.
Salinity in the region’s streams 1s increasing over time. Table 4 indicates some Important salinity
levels in relation to water use and health.

* NOTE: “EC™ is electrical conductivity. The more salt there is in water the higher is its EC reading. 1 EC unit = 0.67
part per million.

Weirsirategy\uralh®7-10rpt doc 12
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Table 4. Some Important Salinity Level EC Readings
Good quality irrigation water 3G0EC
Desirable level for human consumption 800 EC
Upper level for satisfactory fish population 1300 EC
Upper limit for human consumption 2500 EC
Maximum level for irigated lucerne and crops 3000 EC
Upper limit for most livestack 10000 EC
Sea water 33000 EC

Source: “Restaring the Balance”, A strategy for managing salinity in the Corangamite Salinity
Region (December 1992), Corangamite Salinity Fonm.

Streams

The principal stream in the Shire is the Barwon River which arises in the Otway Ranges. It travels
north-cast to Winchelsea and then east, forming the northem boundary of the Shire, befors
travelling south-east from Geelong to discharge at Barwon Heads, via Lake Connewarre.

There are significant variations in flow in the river. For example, at Winchelsea betwsen 1907 and
1965 the ratio of the maximum to the minimum flow of the Barwon River was 17 times.

The Corangamite Region Salinity Study published in Decernber 1992 reported that salting in the
river has increased by 12% from 1956-60 to 1981-86. The Rural Water Corporation monitors flows
and salinity in the river.

The level of salting in the river has been increased by the Leigh Calvert drainage scheme, which
drains salty water from Lake Colac, via the Birregnrra Creek, to the Barwon River. The drain is
managed by a committee which was set up by the Minister for Natural Resources, Mr G. Coleman.
The Minister has set down rules which must be followed by the Committee in the operation of the
drain. The Committee is supervised by the Otway Region Water Authority (now Barwon Water).

Salt is alse added to the Barwon River by the Woady Yaloak diversion. This diversion was
designed to divert water from the Woady Yaloak river viz the Warrambine Creek to the Barwon
River, and to reduce the water volume that flows to Lake Martin, which floods adjoining farm land
after periods of high run off. The diversion is managed by the Woedy Yaloak Management
Comruttee and supervised by the Southern Rural Water Authority.

The Barwon River is used for stock, domestic, dairy, irrigation and industrial uses. There are 64
water licences issued (refer Table 5 below) for 1912.3 ML of water use. In addition, those
properties which adjoin the river have a “riparian right” {right by virtue of owning Jand adjoining
the river) to use it. Southern Rural Water is of the view that the resources of the river are currently
fully committed and there is no scope for increased water use, although the use of the river is under
review and this now may change. (Private communication with Southern Rural Water).

Yejrsiratezy\ural\07-10rpt dog 13
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Table 5: Water Licences Issued for the Barwon River
No. of licenees Volume (ML) Areas irrigated
Barwon River upper and lower 32 458.7 76.9
Barwon River middle 32 1426.6 174.8
TOTAL 64 19123 251.7

Source: Southern Rural Water Report, May 1695,

The Thompsons Creek rises in the centre of the Shire. [t flows east and discharges near Breamlea.
It 1s being monitored by the Southern Rural Water for fiow and salinity. Records are only available
for just over five months of flow, but show that some patterns of flow and salinity are evident.

When large flows occur the salinify is reduced, although to levels which ave still quite high (10000
EC to 5000 EC). With these levels of salinity in water flows the catchment is likely to be highly
salinised, producing both a small base flow from the saline groundwater intrusions and run off from
salinised land. The Rural Water Corporation states that “...the salinity and behaviour of this stzeam
is particularly complex and difficult to understand.” (Corangamite Salinity Forum Report, June
1995). The creek drains one of the “Hot Spot™ areas recognised in the Corangamite Salinity Study.
This area is in the vicinity of Moriac.

Lakes

There are three mam lakes in the Shire (Lakes Murdeduke, Modewarre and Gherang) and one main
reservoir - the Wurdibelue Reservair south-east of Winchelsea,

The largest lake is Lake Murdeduke in the north west of the Shire. It was formed by a basalt barrier
damming the flows of the Mia Mia and Mt Hesse creeks. The other two lakes occupy depressions.
All of these lakes are brackish {(between 1670 and 5000 EC).

Wetlands

Several wetlands other than open lakes exist in the Shire. The values of the wetlands are disenssed
in the Suef Coast Environmental Strategy.

Groundwater

The northern basalt areas of the Shire have readily available ground water which is frequently 10-
30 metres deep. The bores have relatively low flow rates, are usually saline, making them suitable
for stock water only in the majority of situations.

Artesian waters are found at greater depth in some southern areas of the Shire. The geology of the
region is complex and the extent of these resources is not fully kmown. There are however two
large bores, one at Anglesea used by Alcoa in generating electricity from brown coal, and one near
Barwon Downs (just out of the Shire) used by Barwon Water to supplement town water supplies.

* A “hot spot” is defined as an area having high salinity and a priority for salinity conirol.

gjristrate gvirural\G 7-3 Drpt.doc 14
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23 Problems
2.3.1 Salinity

Salinity is a major problem for the Shire. It has already been noted that salting in the Barwon River
has increased significantly in recent years (12% in a 26 year period), and that salting Is a serious
problem in the Thompsons Creek, rendering it too salty for stock water at certain times of the year.

The Corangamite Salinity Study also identified that the salting of land has increased at the rate of
2.6% p.a. (over a 15 year period to 1992) in the eastern (Barrabool) area of the Shire, and 2.3% p.a.
in the western (Winchelsea) area of the Shire.

Two “hot spots™ were identified between Barwon Downs amd Moriac. These areas cover
approximately 24000 ha between the foothills of the Gtway Ranges and the Barwon River Valley.
Most of this area is in the Shire. These hot spots are shown on Map 3.

About 1100 ha. of salt affected land has been mapped and the area js growing at the rate of 3.4%
per annum. The canse of the salinity is local groundwater in most cases. Altogether 380 ha have
been identified in the Barrabool area of the Shire and 1396 ha. in the Winchelsea area. A detailed
map of these areas identifies the levels of salting (Map 4).

Salting in the Thompsons Creek area has probebly been caused by the removal of trees in the
catchment areas of the creek causing increased water tables and hence outbreaks of salting, Salting
in other arcas is also probably caused by the removal of trees but also by other complex changes in
land use.

2.3.2 Flooding and Waterlogging

Most of the flooding and waterlogging problems occur in the northern volcanic plains. Prior to the
guaternary (recent geological age) basalt flows of this region the Barwon River flowed to the sea
south of the Barrabool Hills via a gap in the vicinity of Lake Modewarre. The subsequent lava flow
blocked the river course in this locality and caused a large arez of inundation west of Winchelsea
and Tnverleigh.

The former Lake Corangamite then occupied an area of about 1800 square kilometres. It
overflowed to the east at Inverleigh and the lake drained over time and shrank leaving deposits
which emerged as terraces and lunettes.

The drainage lines of these volcanic plains have not yet consolidated. The passage of water is
impeded by depressions and basalt barriers, rendering many areas subject to flooding.

Waterlogging is also a problem after heavy rain in many areas of the Shire. These soils which have
heavy clay subsoils are all prone to water logging. The volcanic soils in the north and sandy
sediments over clay in the south all suffer in this way.

Wejistrategyirural @7-10rpt doc 15
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2.3.3  Sail Erosion

Soil erosion by water is a problem in_the southern agricultural areas of the Shire where slopes ate
steep and soils are of sedimentary origin. If the banks of streams are not protected by vegetation
then soil loss can be high. These soils are often deposited in lower sections of the streamns adding to
degradation of the habitat. Tt has been estimated that 30% of the streams of the Barwon River are in
poor condition in terms of habitat, (Corangamite Regional Landeare Plan, June 1993

T'wo important types of soil erosion have been identified by the DNRE - mass movement (land
slip), and water erosion (tunnel and gully). The landslip areas are located on the north west slopes
of the Otway Ranges especially where trees have becn removed from steep slopes. The susceptible
water erosion areas are also located on the north west slopes of the Otway Ranges but extend over a
much greater area, nearly to the Barwon River.

2.34 Soil strneture and nutrient decline

A sornl with good structure has the ability to develop appropriate sized “crumbs”, The crumbs are
held together by organic matter, and soils with good crumb structure facilitate the growth of healthy
vigorous plants. Much of the organic matter holding the crumbs together comes from live and
decaying root systems of plants. Hence a healthy and vigorous plant popalation helps to develop
healthy and productive soils. Soils with poor plant cover are often low in organic matter and
nutrients and are poorly stuctured. If, in addition, they are periodically waterlogged then soil
structure further deteriorates. Any soil waterlogged for 24 hours or more loses its nitrate nitrogen
which results in drastically reduced plant production,

In recent years many farmers have not had sufficient income to invest adequately into the sowing of
pasture and trees, and the adequate fertilisation of pastures. Consequently plant production in the
area has declined as has s0il structure. This soil structure decline is particolarly evident on areas
which flood eg. along the Barwon River downstream from Winchelsea. This decline is often
associated with increased salinity and poor management practices.

2.3.5 Pests
Animal and nsects

The major pests of the district are rabbits, foxes and crickets in the northern areas of the Shire, and
feral pigs, poats and cafs in the Otway Ranges. Where pastures adjoin native forest areas kangaroos
and wallabies are often a problem for agricuiture.

Plants

Serrated tussock is a problem in two areas in the Shire, the northern volcanic area north of
Modewarre, and an area north of Torquay. It has recently been the subject of a report by Inland
Agricultural {April 1993) which identified that most of the northern and eastern areas of the Shire
are at risk from its spread. Ragwort, blackberry and ox-eye daisy are problems in the areas
adjoining the Otways.
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2.3.6 DPastare Prohlems

As soil fertility declines {Clsen P levels less than 10 ppm) then many improved pasture species start
to dic out. The gaps Ieft in pastures are invaded by annual weeds. Capeweed and erodium are the
most common broad leafed weeds, whilst silver grass, brome and barley grasses are common
anmzal weed grasses.

Creeping bent grass is a conumon perennial grass weed present throughout the area. It spreads in
pastures which are declining in fertility and is very difficult and expensive to remove.

2.4 Land Classification
2.4.1 Land Systems

As previcusly noted, a /ond system is an area with similar rainfall, geology, topography, soils and
indigenous vegetation. The combination of similar ¢limate, soils and landform interact over time to
influence the distribution of soils and vegetation.

Land systems are identified by observing aerial photographs of an area and making field
observations of soils, vegetation and climate.

A land system 1$ a complex mapping unit in that it contains a pattern of land components, each of
which has little variation in climate, lithology (rock type), land form, soil and indigenous
vegetation. It is viewed as a unit of management for broad-scale vses such as dryland farming and
forestry.

The land systems have been mapped by the Centre for Land Protection Research, (Map 5) anspiced
by the former Department of Conservation and Natural Resources 19/9/95, This level of detail is
the minimum level needed for land classification.

The term ‘land system’ has been adopted by agricultural scientists, geographers and land use
planners responsible for multi purpose land evaluation. The concept of land systems is well
accepted by those involved with land management.

This description does not however, provided sufficient detail to enable adequate land classification
to take place. A more detailed description and mapping of the land systems has been undertaken
based on the work of Pitt, 1981 and is outlined in Appendix 2. [t includes an assessment of
agricultural quality in addition to being classified on land system. These systems are classified
using the methodology set out below. Specific problem areas are also identified.

242 Methodology

In preparing the classification system vsed in this report the work of Phillips, Modra and Swan-
Volum was reviewed. They prepared land management reports for the Geelong Regional
Commission (Phillips, August 1978), Westernport Regional Planning Committee (Phillips, May
1993), the Shire of Winchelsea (Modra, November 1984), and the Department of Agriculture -

Ygjretrate pryyruralh&7-10rpi doc 19
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Gippsland area (Swan-Volum, 1984). In preparing these reports they reviewed work of the Soil
Conservation Authority in land classification.

All three authors classified land intc 5 classes. Modra took into account existing land use,
productivity, versatility and other criteria. The Swan-Volum method was based primarily on suils,
slope and climate in an attempt to describe the land’s inherent qualitics. The authors were keen to
classify land in a way that would not change with time and management. Phillips in his
Westernport study pointed ¢ut the limitations of this classification. He states that the classifications
are useful in identifying the best and worst land classes and their most suitable uses. The problem
anises with the middle categories which need further analysis relating to existing uses.

[t is important to emphasise that in this report land is classed in terms of its inherent qualities. It
does not describe the current level of management. Class 1 land which has been poorly managed
may be less productive than Class 3 land that has been well managed. Poor management can
damage soil structure, encourage erosion, increase weed population and deplete soil fertility,. Well
managed class 3 land may have been drained, well sown to pasture, highly fertilised and as a
consequence be capable of higher carrying capacity than inberenily much better land.

The classification system used in this section is an adopted Swan-Volum model, It is first
important to classify the land according to its inherent qualities because this will not change greatly
with time. The five classes used by Swan-Volum are used but modified to suit Surf Coast Shire
and are set out in Table 6.

2.4.3 Classification Criteria

Analysis of the criteria and classes used by Phillips in the Westemport study and adopied from the
Swan-Volum study reveals that most of the land in the Swf Coast Shire would be classed as “very
poor” because of the length of growing season. The 5 classes are appropriate to the higher rainfall
temperature grassland arcas of south-zast of Australia but need adjusting for each district to reflect
the length of the growing season of that district. Hence the classes are used relative to the district in
question. IHence Class 1 or land with very high productivity is the best in the district but not
directly comparable with Gippsland, parts of which have much higher rainfall and a longer growing
scason. The criteria on which the classes of agricultural quality are based in this study are set out in
Table 7.
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Table 4:

Classes of Agricultural Quality

Class | or Very High

Agriculturally versatile- land, with high inherent productive potential through
possessing deep permeable and fertile soils, a flat to gently undulating land
form, and a growing season of at least 7-8 months.

Class 2 or High

Agriculturally versatile, but requiring a higher level of inputs to achieve the
same productivity as Class 1. Slope is greater, soils more variable, and the
growing season is 7-8 months.

Class 3 or Average

Sound grazing land but limited in versatility. Generally unsuited to cropping
either because of contour, lack of topsoil depth, or presence of rock. Ferfility
levels are moderate to low, growing season limited to 6-9 months depending
on the rainfall. With high imputs, high productivity [evels may be achieved.

Class 4 or Poor

Capable of growing under moderate to low stocking rates where ciearing has
occurred.  Slopes are moderate to steep, with shallow infertile soils which
nced care in their management. Fertility levels generally law. Erosion
hazard high. Forest is often the best and maost stable form of land use,

Class 5 or Very Poor

Land unsuited to zgriculture. Constraints may be steepness of slope, shallow,
sandy or rock soils, high erosion susceptibility. Environmental stability may
be best achieved through isolating areas and strietly controlling, or
eliminating agricultural land uses.

Table 7: Criteria and Performance Values to Measure Agricultural Land Quality
Land Quality Classes
Feature Yery high High Average Poor Very poor
Length of prowing 7-8 7-8 6-8 6-8 6-8
season (momnths)
Availahility of Yes Yes No No No
supplementary water
Slope % -5 3-6 6-12 12 -20 20-30
Drainage Good Moderate - | Moderate - | Poor Very poor
easily not easily
drained drained

Soil Friable Friable Clay Loams | Sands & Sands &

loams loams clay clay
Profile permeability | High Moderate Mod/low Low Low
Depth of friable seil | 50 cm 20«30cm | 10-25cm | 5-10cm <Scm
Soil fertibity High Mod/high Moderate Low Low
Depth to rock 1m 1-05m 0.5m 05-01lm [<01m
Flooding frequency None lin 15 lin 10 Arnual or Anoual or
{vears) not at all not at all
Arability Excellent Good Moderate Poor Nil

ejriiracepyrmrall 37-Hirpt.doc
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244 Agricaltural Land Quality

A classification of agricultural land quality for the Surf Coast Shire based on the five criteria showm
i Tables 6 and 7 is provided on Map 6.

The main locations of each of these classes of land are sct out in Table 8. Also included in this
table is a description of the predominant farming use within each land system. Definitions of these
farming uses are set out in Appendix 4.

The classification of Jand is only as accurate as the map on which the classification is based. Most
land systems contain a range of soils and hence a range of classifications would be desitable for
detailed land capability. This would involve mapping of at least 1:25000. Because some land
systems contain a range of soils a range of classifications is provided.

Table 8: Agricultural Quality Rankings by Lacation {see Map 6)
: J QL :a.l'lInJ:f= E‘fé N
Class 1 Lake and dune system Murdeduke, Lakebank, Mixed farming
Very High Alluvial plains Barwon River alluvium Mixed farming
Class 2 Sonthern Upland Hills (NE} Barrabool Hills, Birregurra, Mixed farming
High Basalt Plains parts of Winchelsea, Mt Mixed farming
Moriac, Mt Poliock,
Freshwater Creek
Southern Upland Hills {(SW) Mount Sabine, Deepdene Mixed farming
Intensive grazing
Class 3 Basgalt Plains Freshwater Creek, Grazing
Average Winchelsea
Sandy clay rises Bellbrae, Paraparap, Urazing
Pennyroyal, Connewarre,
Thompsons Creek
Class 4 Sandy clay rises Gherang Gherang, Otway Grazing/Forestry
Poor Southern Upland Hills Ranges Grazing/Forestry
Sandy clay plains Grazing/Forestry
Class 5 Sand Hills Bald Hills, Moggs Creek, Forestry or
Very Poor Anglesea Ceonservation

Vjrlstratcpyimral\S7-10mpt.doc
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2.4.5 Minimum aresas to sustain farming sysﬁ:ms

Langd systems can be analysed for the purpose of identifying recommended minimum lot sizes for
the sustainable management of land. Minimum lot sizes are based on the technical viability of a
land pazrcel in an area, rather than the economic viability of a farm holding. Technical viability
refers to a land parce] being of a size that enables and facilitates the land owner to undertake
sustainable Iand management practices. Land classed as being of high agricultiral quality can
generally be more intensively managed and hence managed in smaller parcels than can land of
poorer agricultural quality.

In the Surf Coast Shive there are only smali areas of high quality agricultural land {class 1) -
insufficient to justify identification of an individual allotment size. Nevertheless, land classified as
2 and 3 is also considered to be good quality agricultural land, Some land has been classified 2-3
because the soil type is quite variable, and there are pockets of better land interspersed with poorer
land.

Recommended technically viable lot sizes for the Surf Coast Shire, based on land quality alone, are
set out m Table 9 and shown on Map 7.

Table 9: Technically Viable Lot Sizes
: isyste Fal EYSHEI 5o s Qaalieys . ) | Tisizegh
Anglesea (razing, forestry, conservation farming 4-5 80
Bald Hills Conservation farming, forestry 5 80
Barrabool Intensive cropping, intensive grazing, mixed 2 40
farming
Barwon River Intensive cropping, intensive grazing 1-2 40
Bellbrae Grazing, forestry, conservation farming 3-4 60
Birregurra Intensive cropping, intensive grazing 1-2 &0
Deepdene Intensive grazing, forestry 2-3 40
Freshwater Creck (Grazing 2-3 60
Gherang Gherang Grazing, forestry, conservation farming 4 80
Moggs Creek Forestry, conservation farming 3 -
Mooleric Grazing 3 6l
Mt Moriac Intensive grazing, mixed farming 23 40
Mt Pollock - Grazing, mixed famming 2-3 60
Mount Sabine Intensive grazing, intensive cropping, forestry 2 40
Murdeduke Lake Intensive cropping, intensive grazing 1 30
bank
Paraparap Grazing, intenstve grazing, conservation 3 &0
farming, forestry
Pennyroyal Intensive grazing, conservation farming, forestry 2-3 60
Thompsons Creck Grazing, forestry 3 60
Winchelsea Grazing, mixed farming 2-3 60

Mote: Lot sizes do not always comrespond exactly with land quality. This is mainly because the area of Yand has a
range of soils and hence quality. The lot sizes are broadly based on what is most desirable for the region,
provided problems are not created.
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3. RURAL INDUSTRIES AND LAND USE

3.1  Agricultural Land Use

This section investigates changes in land use and production and employment over a 10 year
period. The data used in this report is provided by the Australian Bureau of Statistics (ABS) fiom
its annual agricultural census for the years 1983/4 and 1993/94.

Statistics are only available for the former Barrabool and Winchelsea Shires. Although the
combined areas of these two Shires comprises most of the new Surf Coast Shire (SCS) it does not
enlirely coincide. An area in the south west of Winchelsea Shire was lost to SCS when it was
lormed. Also a portion of Barrabool Shire was lost to the City of Geelong, and a small arca of
South Barwon Shire was included in SCS but is not covered in the enclosed statistics, Map 8
shows the old and new Shire boundaries.

The statistics covered in the following tables and graphs are therefore only an indication of changes
that have occurred rather than the exact changes. As the former Winchelsea & Barraboo] Shires
represent the vast majority of the SCS they provide a good guide.

The ABS used the following parameters to determine whether or not they should be included in the
agricultural census.
For 1983/84 Any properties which are estimated to have a gross income from rural
producticn of less than $2,500 {average over a 3 year period) are not
included in the census. .

For 1993/94 As above except $5000 limit

The area anatysed by the ABS is described as follows:

Table 10 Area in ABS Survey 1983/4 and 1993/4
1983/84 1993/94 1993/94 No. of
ha No. of ha No. of as % of | holdings

respondents respandents 83/84 lost
Bamrahool (Part A & { 34,952 258 27,239 175 T8% 82
B)
Winchelsea 76,476 319 62,803 247 82% 72
TOTAL 111,428 577 90,042 423 154

The fall in total land area analysed by the ABS was 21,386 ha. with a corresponding fali in the
number of respondents by [54. Notwithstanding the change in criteria for anatysis, this pattern is
confirmed by the interpretation of data for the Shire which also shows that the number of
agricultural holdings is generally falling.
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This general pattern of fall in area and number of respondents could arise because of one or all of

the following reasons:

* & & B

a number of farms were taken out of rural production
the value of production per farm fell
there were a greater number of smaller farms
amalgamation of farms.

The number of holdings analysed by the ABS contrasts with the total number of holdings in the
Shire as shown in Table 11. (This table represents the whole Shire, not an amalgam of Bamraboo}
and Winchelsea). For the 1993/94 year only 423 holdings were used in the survey out of 2008
rateable preperties. This clearly illustrates the large number of part-time farms and rural residential
properties that exdst in the Shire {and which create gross farm incomes of less than $5,000 per

anmum).
Table 11: Number of Rural Rateable Properties
16 11-250 251-5300 | 501-1000 | over 1000 Total
hectares hectares hectares hectares hectares
With Buildings 214 1048 34 7
Without Buildings 80 603 14 3
TOTALS 294 1651 53 10 2008

Source: Surf Coast Shire Rates Department

Appendix 4 presents the ABS statistics for the Shire which cover:
- areas of different types of land use;

- the stock numbers and production; and
- crop production and vields.

The major trends in agricultural land use between 1983/84 and 1993/94 can be summarised as

follows:

+ the number of rural heldings as apalysed by the ABS decreased by 152 and the total land area

analysed decreased by 21386 ha.

* the area cropped fell significantly, from 14,043 ha to 6,832 ha, while the vields per hectare
increased significantly.
* total sheep and lamb mumbers fell from 413,000 to 333,000 and as a consequence, so did wool

production and lambs marked.

¢ the dairy herd remained about the same in size whilst the beef herd fell in size from 33,000 o

26,000.

» the number of chickens reared for meat rose significantly, from 1.17m to 2m.
» the use of artificial fertiliser fell slightly, from 33,000 tonnes to 30,000 tonnes.
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3.2 Value of Rural Production

Important indicators of the value of agriculture 1o a region or commumity are the value of on farm
production and the number of people that derive an income from agriculture within the area under
consideration.

Groass Value of Agricultural Production

In assessing the value of agriculture to a region or community, typically reference is made to ‘value
at farm gate’ and ‘value beyond the farm gate’. The Gross Value of Agricultural Production is the
best esimate of the farm gate value. An estimate of GVAP for each municipality within each state
is made hy the Australian Bureau of Statistics from information obtained in the Annual Agricultural
Census. This value 15 defined as the value placed on recarded production at the whelesale prices
realised In the market place. Appendix 6 displays the GVAP for Victoria on a commodity basis.

There are three important points which must be considered before interpreting gross value of
agricultral production figures. Firstly, the 1992/93 census includes only those establishments
undertaking agricultural activity which have an estimated value of agricultural operations of
$22,500 or more. This excludes those establishments which make only a small individual
contrthution to overall agricultural production. Secondly, there is some duplication as the figures
include certam agricultural commodities which are consumed as raw materials to produce other
agricultural commodities (eg. hay consumed by livestack).

Finally, it is important to understand that the GV AP is based on the wholesale price for farm
produce. Typically, the wholesale price is at the delivery point from the farm, for example, milk
delivered to the dairy factory or Iivestock to the saleyards. In estimating that value, allowances
have been made for transport and packaging to deliver produce to the wholesale selling point.
Potential differences between the wholesale value and the ‘farm gate’ value can occur and ABS
advice should be sought on an indusiry specific basis if detailed analysis of the data is to be mads.

Seasonal and market conditions must also be considered when interpreting GVAP data. For
example, drought conditions will reduce crop yields thereby decreasing the overall GVAP for
crops. Similarly, the depressed wool prices of 1992/93 will be refiected in the GV AP for wool.

Tables 12 and 13 display GVAP for Barrebool and Winchelsza Shires for the years 1983/84 and
1992/93, Within each Shire the major commodity groups are separated and a gross value assigned.
Commedity groups with a GVAP less than $100,000 are included under the heading of *Other’.

The GVAP for the two Shires is then totalled in Table 14 to provide an indication of the GV AP for
the Surf Coast Shire for which data is not vet available. Although these statistics are not for the
exact area of the Surf Coast Shire they do provide a clear view of trends in agrieultural production.

It can be noted that in $992/93 the combined GVAP for Barrabool and Winchelgsea Shires was
$43m or 0.8% of Victoria’s GVAP.

The Barwon statistical division, of which Surf Coast Shire is a portion, comprised 1,501 farms and
generated $253m or 4.9% of the GV AP for the State.
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Table 12: Barrabool Shire - GVAP
1983784 1952/93

Commodity Amonnt % of Amount % of

() totat ) total
Poultry slaughterings 251,070 2.9 3,942,501 323
Wool total 1,892,523 21,9 1,745,925 143
Cattle and Calves slaughterings 785,097 2.1 1,650,309 13.5
Milk Production 770,014 8.8 1,157,478 9.5
Total Pastures and Grasses 2.164,283 230 1,111,196 Q.1
Sheep and Lamb slaughterings 938,391 10.8 1,020,777 8.4
Total Vegetables and Intensive Horticulture 26,318 0.3 644,990 5.3
Total Cereals for Grain and Qilseeds 1,180,570 13.6 259001 2.1
Egegs Produced 553,208 6.4 211,682 1.7
Nurseries (exc Turf) - 169,200 1.4
Cut Flowers - 135,900 1.1
Other 103,046 12 145,115 1.2
TOTAL 8,664,520 1001 12,194,164 100

Source: ABS Agricultural Census

Table 13; Winchelsea Shire - GVAP
1983/84 1992193
Commodity Amount % of Amount % of
€3] total (%) total

Milk Production 3,054,103 13.6 | 6,814,081 222
Poultry slaughterings 1,113,600 49| 5,810,933 189
Cattle and Calves slaughterings 3,048,253 13.6 | 4,502,555 14.6
Wool Total 4,344,937 195 | 4,133,551 134
Total Pastures and Grasses 3,527.441 157 3927262 128
Sheep and Lamb slaughterings 1,955,764 891 1929984 63
Total Vegetables 2,071,608 9.3 963,015 3.1

Potatoes 1,123,383 838,746
Pigs slaughterings 249857 1.2 782,239 2.5
Total Cereals for Grain 1,548,229 6.9 742277 24
Nursenies (exc Turf) - 556,480 1.8
Total Other Crops NEI 909,636 4.0 246,748 0.8

Potato Seed 24,388 256,748

Vegpetable Sead 865,248
Total Qilseeds 542,646 2.4 165,096 0.5
Other 7,802 0.1 213,188 0.7
TOTAL 22,373,876 100 | 30,787,409 100

Source: ABS Agricultural Census
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Table 14: Total Values Barrahool and Winchelsea Shires Together

1983/84 1993/94

$ %o B Y%
Poultry slaughterings 1,364,670 4.4 0,753,434 226
Milk Production 3,824,117 123 7,971,559 186
Cattle & calve slaughterings 3,833,350 123 6,162,864 144
Wool total 6,237,460  20.2 5879476 138
Total Pastures & (Grasses 5,691,724 184 5,038,458 11.8
Sheep & Lamb slaughterings 2,894,155 24 2,930,781 6.8
Total Veg & Int. Horticulture 2,097,926 6.8 1,608,005 38
Total Cereals for Grain and Oilseeds 3,271,445 10.5 1,166,464 2.8
Pig slaughterings 249,857 0.8 782,239 1.8
Nurseries (exc. Turf) - 725,680 1.6
Eggs Produced 553,208 1.7 211,682 0.4
Cut flowers . - 135,900 0.3
Total Other Crops 209,636 29 246,748 0.5
Others 110,848 0.3 358,303 0.8
TOTAL 31,038,396 100 | 42,981,573 100

Source: ABS Agricultural Census

Trends in Agriculiural Production

Table 14 reveals the following frends for the combined area of the former Bamrabool and
Winchelsea Shires:

# The most significant trend is the huge merease in the value of poultry produced in the Shire,
from $1.36m to $9.75m or 7.17 times, and replacing wool as the most valuable produce.

s Milk production has also increased significantly from $3.8m to $7.9m Some of this production
will probably have occurred in the SW area of the old Winchelsea Shire which is now not in Surf
Coast Shire.

s The other major increase is in catile and calf staughterings which has increased from $3.8m to
$6.1 or 1.6 times. It shouid be noted that cattle prices were quite strong in 1992/93 but have
fallen since then. This trend is therefore likely to have reversed slightly.

» Wool, pastures and grasses, and horticultural crops suffered a small decline in value whilst
cereals and o1lseeds and other crops and egg production recorded a large fall in value, probably
because of the very poor prices experienced in 1993/94.

o Nurseries, cut flowers and pigs all grew substantiaily, albeit from a very small base.

Vjrstrategyirural\y7-10mt.dec 3z



Surt Coast Shire
Rural Land Usc Stralesy

3.3 Agriculiural Employment

The following table shows the significance of agriculiure as an employer of people in the former

Winchelsea & Barrabool Shires.

Table 15: Rural Employees as % of Total Employees 1992/93
Total persons Persons employed % of persons employed
Shire employed. n agriculture In agriculture
No. No. %o
Barrabool 3988 230 58
Winchelsea 1915 339 17.7
TOTAL 5892 363 9.7

Source: ABS Agricultural Census

The GVAP per person employed in agriculture for the same period was:

GVAP Barrabool
Winchelsea

Total GVAP

$12.2m
$30.8m
$43.0m + 569 = 375,751 per person
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4, RURAL LANDSCAPE ASSESSMENT
4.1 Introduction

This section covers a broadscale landscape assessment of the Shire. The purpose of this assessment
is to look at the existing resonrees, qualities, heritage values and hazards in order to take these into
account, 1n addition 1o the land capability assessment previcusly discussed, in deriving strategies
for the use and development of the Shire’s rural component. The strategy will seek to make the
best uses of the Shire’s resources but stili protect and enhance the general landscape character.

nformation contained in this chapter was derived from the Winchelsea Strategy Plan, Nov 1992,
the Surf Coast Envirenment Study, 1996 as well as from aerial photography and ground surveys. Tt
is acknowledged that this assessment is not a full visual landscape assessment and it is .
recornmended that a comprehensive landscape assessment be undertaken in the future.

4.2 Resources
Agricultural

The agricultural resources have previously been described and assessed in Chapters 2 and 3,
culminating in an agricultural quality map based on land capability criteriz (Map 6)

Mineral

The two meain mineral resources within the Shire are coal and gravel, Coal mining cperations
ceased in the Winchelsea area of the Shire some 20 years ago when deposits were no longer viable.
Mining continues adjacent and inland of Anglesea for the purpose of generating power for Alcoa’s
Point Henry operation.

Known gravel deposits are generally confined to the Gherang area, with a cluster of operating pits
existing between Nobles and Forest Roads. Potential gravel reserves exist beyond this cluster,
though their extent and viability are not confirmed.

Timber

Timber resources comprise both native hardwoods and introduced pine. Whilst the hardwoods are
mostly confined to Crown Land and managed by the Department of Natural Resources and
Environment, an increasing mumber of farm woodlots, mostly comprising bluegum, are being
planted on individual farms and managed by private timber companies. These are limited to
locations with appropnate solls and rainfall of at least 600mm, (generally south of the Princes
Highway and west of Anglesea Rd}.

There are a number of pine plantations on both Crown Land and frechold land in the Otway
foothills. The last major plantation established in the Shire was in 1985. From a landscape point of
view, the estabhishment of further large pine plantations should not be encouraged due to their non-
compatibility with the natural environment.
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Further development of hardwood plantations on freehold land is encowraged, particularly where
frees can function as windbreaks, wildlife corridors and help solve problems of salination and
£r0s10m.

Water Resources

Water resources within the Shire comprise both ground water and surface water. The general
availability of both has been previously described in Chapter 2. As a town water resource the Shire
contains the declared water catchment areas of Pennyroyal, Matthews, and Gosling Creeks (part);
Lome involving the Erskine River and St George River; and Painkalac Creek, (Map 9)

The major water supply catchment for Geelong , Torquay, Winchelsea and Anglesea is the Upper
Barwon Dam, which is in the Colac-Otway Shire. The SurfCoast has a number of holding
reservoirs as part of this system, the most significant being the Wurdibolue Reservoir, south-east of
Winchelsea, which was enlarged in 1592.

Potentjal water resources include the reuse of treated effluent. The recently upgraded Black Rock
Sewerage Treatment Qutfall Plant, located just outside the Shire’s eastern boundary, offers the
greatest resource, though potential exists alse from the treatrnent plants at Winchelsea, Anglesea,
Aireys Inlet and Lorne. Barwon Water is keer to sell this resource and investigations are ocourring
into potential agricultural and commercial uses.

Catchment management is receiving increasingly greater priority in recognition of the adverse
environmental and economic impacts of historically poor catchment (land) management. A
Catchment Strategy for the Corangamite Region, which includes the Surf Coast Shire, has recently
been prepared by the Corangamite Catchment and Management Board. This Strategy has
identified, amongst the programs devcloped for implementation, six focus activities to be
concenfrated on over the next three years. These are:

pest plant control

+ tmmicipal co-operation

» water quality enhancement

¢ prasslands conservation

e 50l management

s pest animal control "

Land use determinations for water supply catchment areas, which are traditionally prepared by the
Department of Natural Resources and Environment, recommend suitable uses for catchment areas
to preserve water quality. These determinations are recognised in the Catchment Strategies as
special area plans.

Consultation with the Catchment Strategy, and the land use determinations in particular, are
important in the preparation of land use strategies and the consideration of development
applications.
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4.3 Conservation Valae

The Swf Coast Shire Enviromment Study, 1996 by Ecology Aust provides an inventory on the
environrgental resources of the Shire and includes a preliminary assessment of the conservation
significance of each. Recommendations on the conservation and management of these ecologically
significant resources are being developed as part of that study,

4.4 Hazards

There exist a number of hazards and problem areas within the Shire. They are primarily problems
of soil erosion, land slip, salting, nutrient decline, serrated tussock and fire hazard. These areas will
need special attention in respect to land use and management. Most of these problems have been
previously discussed in Section 2.3.

Soil Erosion and Landslip Potential

Areas of potential landslip in the Shire have been mapped by DNRE. The slip areas are located on
the NW slopes of the Otway Range, and especially apply where trees have been removed from
steep slopes. Areas susceptible to erosion by water (tunne] and gully) are alse located on the NW
slopes of the Otway Ranges but extend over a much greater area, nearly to the Barwon river.

Soil erosion is an issue that must be treated site specifically, and any developments proposed in
potential kand slip areas should be referred to the DNRE for comument. .

Fire

Fire ratings for the Shire were undertaken in 1994 by the Swrf Coast Fire Prevention Committee.
The ratings generally fall into the Moderate to High categories and are shown on Map 10,

Fire ratings were formulated considering slope, aspect, vegetation, rainfall including length of
season, wind direction, density of development, accessibility and availability of fire fighting
I'eSOUTCEs,

Measures that can be taken to alleviate fire risk are fairly site specific, nevertheless the CFA has
prepared a number of publications which provide general guidelines for subdivision and
developinent.
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4.5  Visual Analysis

In assessing the general landscape values of the Shire nine largely hemogenous landscape units
have been identified (See Map 11} and recommendations for land use and development in each
expressed in tenms of strategic directions and recommended land use zoning. Herce each unit is
locked at in terms of:

a) general description, existing use and relevant policy context;
b} identification of landscape and other relevant issues; and
c} recommended sirategic directions.

The latter includes a recommended minimum lot size which takes into account matters including:

¢ the previous minimum lot size for the zone applicabie to the area;

* the landscape character of the unit and the desirability or otherwise of retaining or encouraging
the modification of that character which may comprise an open, undeveloped landscape
appearance, a native bush ¢haracter; or protection of an environmentally significant flora / fauna
habitart;

» the existing tenement pattern of the area, and the possibie implications of same;

» the land capability assessment and recommended techuically viable lot sizes; and

+ the existing and preferred rurai land use.

The recommended zones and minimum lot sizes do not reflect the provision or identification of

rural residential living areas. This is separately dealt with in the Surf Coast Shire Rural Residential

Living Strategy, 1997.

A Winchelsea Plains
Clontext

The Winchelsea Plains landscape is typical of the westemn volcanic plains, with flat to gently
undulating topography, and the occasional modest mise, such as Mts Hesse and Gellibrand to the
west of the Shire., The flat, open form is momentarily disrupted by the Barwon River valley which
contains a little of the remaining remnant vegetation that was cleared long ago from the plains for
farming. The area is also dotted with occasional lakes, the largest of which is Lake Murdeduke.
Lake Murdeduke is of significance not only for its conservation value but also for the hunette that
features on its eastemn side which has created a pocket of very high quality productive agricultural
land.

Land use activity is predominantly grazing but also includes mixed farming. Open range piggeries
have mare recently been established in rotation with cropping.

The majonty of the farm holdings are contained in tenements greater than 100 hectares with
probably less than 5% of the total area in holdings less than 60 hectares.

Issues
The agricultural quality of this area based on the land capability mapping ranges from good to

average, with a suggested technically viable lot size of 60ha with pockets, such as the lunette
where30 to 40ha could be managed.
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The open plains with large windbreaks are the dominant visual component in this part of the Shire.
This area would have always comprised mostly treeless grasslands and few pockets of remnant
grasses survive today. Save for the recognition of the environmental values of the water bodies,
this open landscape feature should be maintained.

The waterbodies have high conservation value and should be better managed to enhance fheir value.
They are known to provide nesting sites for brolgas. Lake Murdeduke is listed under the Ramsar
Convention for protection of wetlands of internationat significance to wading birds. The Barwon
River is a major life source and habitat corridor that is in a serious state of degradatian, and should
be a high prierity in any land catchment management review.

While the existing tenements are fairly farge, they generally comprise muitiple lots, many of which
are greater than 60 ha, but cqually there exist many smaller lots, in the range of 30 to 50ha. The
relative distance of this area from Geelong and its flatter, less interesting landscape has meant little
interest shown to date for hobby farm development in this landscape unit. Nevertheless, nural
living/hobby farm use will develop given the right circumstances, and is already evident along the
length of the Princes Highway between the hjghway and the railway line. A number of these
properties are poor examples of this form of development and ars visually at odds with the general
landscape.

In respect of the holdings along the Highway, strategic roadside planting would help to screen these
properties while retaining views of the open plains/grasslands. For the rest of the frechold land, a
strategy i needed to aveid the breaking up of tenements before it begins to happen.

Salinity and serrated tussock are problems that exist in parts of this unit.
Strategic directions

The Winchelsea Plains is a prime farming area, with a distinctive open grassiands appearance, and

is to be promoted for this purpose. In this regard:

e any developmernt and subdivision of land shall be a’srecred to the fostering of soil based
agricuitural production.

* encouragement shall be given to the consolidation of property temements to assist in
maintaining the existing open rural landscape of the area.

» non agricultural or non primarily agricultural related uses shall be strongly discouraged.

¢ revegelation of existing wetlands and the Borwon River corridor is encouraged to aid in
conservation and achieving more sustainable land use.

Recommendation

It 1s recommended this area be zoned Rural. Having regard to the existing large tenement holdings
and the landscape objectives for this area an 30ba minimum lot size is proposed. While this is
larger than the technjcally viable lot size, it closer reflects the existing development pattern and will
better achieve the maintenance of an open grassland landscape.
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B Central Valleys
Context

The Central Valleys landscape unit comprises the flat plains and flood plains of the Birregirra and
Barwon River land systems, the undulating plains of the Paraparap and Deepdene land systems, and
the volcanic plains of the Mount Pollock and Mount Moriac systems. Visually it is a pleasant,
open, undulating landscape, interwoven with farm windbreaks and wetlands,

Farming activities are essentially grazing with some secondary cropping. Tenement holdings vary
greater than in the north with only a little more than 50% greater than 100 hectares, and 60% or so
greater than 80 hectares. The smaller holdings appear to congregate around the wetlands and lakes,
the Layard township (Modewarre) and the toe of the Otway foothills which includes the Deans
Marsh township.

Issues

The agricultural quality of this unit is generally good to high in the higher rainfall area to the south-
west which has better soils and higher carrying capacity, reducing to an average quality toward the
eastern end. The technically viable lot size applicable o this area is 60ha with a 40ha size
considered manageable towards the western end along the Barwon River and Deepdene land
Systems.

Compared with the northemn plains, there is a greater demand for hobby farms in this unit. The
breaking up of farm holdings has already cccurred around the lakes and ar the foe of the Otways
and Barrabool Hills. Having regard to the agricultural capability of this area the retention of large
holdings is to be encouraged to facilitate continuing productive farming and preservation of the
open, undulating mural landscape.

Rural residential development may be appropriate centred on the Deans Marsh township, however
demand for this has not been strong in the past.

Remnant vegetation is largely confined to the Barwon River, road reserves and the railway line.
Revegetation should be encouraged as traditional windbreaks on the larger heldings, and for
environmental and landscape values on the smaller holdings, particularly along the river and around
the lakes,

Strategic Directions

The Cemtral Hills has a high landscape value coupled with a good quality agricultural value, both
of which are to be protected. Hence:

e any development and subdivision of land shall be directed to the fostering of soil based
agricultirol production. :

« encouragement shall be given ifo the consolidation of property tememewnis to assist in
maintaining the open rural landscape of the area.

s pon agricultural or non primarily agricultural related uses shall be strongly discouraged
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» revegetation of existing weilands and the Barwon river corrvidor is encouraged to aid in
conservarion and achieving more sustainable land use.

Recommendation

It is récommended that this area be zoned Rural, though with two minimum lot sizes. North-east of
Winchelsea - Deans Marsh Road a 60ha minimum is proposed, generally reflecting the existing
tenement pattern and a marginaily better agricultural quality than the plains. South-west of the road
a 40ha minimum acknowledges the higher agricultural quality of this area (particularly around the
Barwon River) and reflects the historical minimwm applied under the former Winchelsea Shire. In
both cases the more undulating and vegetated nature of the unit offers the ability of the landscape to
more readily accommodate a little more development while still retairing the generally open
farmland appearance.

C Barrabool Hills
Context

The Barrabool Hills area is valued for its high scenic landscape value, comprising gentle but
pronounced hills and defined valleys. As with most of the northern part of the Shire the area has
been largely cleared of vegetation.

This landscape unit is much more fragmented with approximately only 50% of land holdings in
tenements greater than 60ha. and less than 40% in tenements greater than 100ha. The smaller
holdings are dispersed through the area and range in size from 1ha excised lots to small (10 to
30ha) rural [iving and hobby farm lots.

Farming activities are predominantly grazing and cropping, though the smaller holdings fend to
introduce a variety of other, often moze intensive, activities.

Lssuex

With 1ts proximity to Geelong, and attractive landscape, pressures for small lot development in the
Barrabool Hills is fairly high. Due to its high agricultural value, more intensive farming is possible
and this is reflected in a recommended 40 hectare minimum to pravide a technically viable farming

parcel.

The land form and historic farm buildings of the Barrabool Hills is considered of heritage
significance and new development needs to be sympathetic to these values. Appropriate siting and
design of buildings and works will be an important consideration in this regard.

Strategic Directions

The aftractive rolling landscape of the Barrabool Hills combine with a high agricultural
productivity that lends the area fo a more intensive land use. In this regard
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* arange of agricultural activities will be fostered subject lo the use of sustainable furming and
land management practices to underpin the productive capacity of the soils.

* ithe rural landscape and heritage values of the area will be preserved throush the appropriate
siting and design of buildings and works.

Recommendation

It is recommended that this area be zoned Rural. The size of the Barraboal Land Systern warrants
its individual zoning consideration which recognises the higher agricultural quality and land
capablity of this land system. In this regard a 40ha minimum is recommended, noting that with the
appropriate siting controls, the topography will assist in protecting the landscape and heritage
values of the area.

The development of design and siting guidelines for buildings and works is recommended to
achicve the above landscape policy and should be reflected throngh a Significant Landscape
Overlay.

D Thompsons Creck
Contexi

This landscape unit comprises the undnlating plains of the Freshwater Creek and Paraparap land
systems and the estnanine lowlands and flat to undulating plains of the Connewarre and Thompsons
Creek land systems. It encompasses the view corridars of the Suricoast Highway and Anglesea
Road, north of Torquay / Bellbrae, and west to Moriac.

The landscape is set in the valley of the Thompsons Creek, which bisects the area from east to west,
and forms a rural greenbelt between Torquay and the creeping urban expansion of Geelong. The
landscape is one of tradifional open grazing land on undulating to flat topography, with intermittent
tree rows, either along roads or fence boundaries, bt alse includes the extensive tidal marsh
upstream of the mouth of the Thompsons Creek.

The original vegetation of the area has been fully cleared, with virtually the only remnant patches
existing along road reserves, the banks of the Thompson Creek and the estuarine lowlands abutting
Breamlea.

Land holdings in the area comprise a diverse range, with about 50 percent of the area being held in
tenements greater than 60ha. The largest holding, situated in the lower catchment at Connewarte, is
approx. 600ha., though generally the holdings are less than 200ha. Farming activities are
predominantly grazing, but also includes cropping, including potatoes, cut flowers and grapes and
intense animal husbandry such as poultry,

This unit contains the Moriac Township and the Lower Duneed and Connewarre rural residential
nodes. In additicn there are two fairly well defined areas of rural living style lots: located south-
west of Anglesea and Mount Duneed Roads; and south-west of Blackgate and Loutitt Roads. These
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two areas are quite diverse with the former on open farmland, while the latter is nestled in an area
of remnant vegetation.

The existing predominant zoning in this area is Rural General Farming, with areas of Floodway and

Rural Natural Features adjacent the Thompsons Creek, The Torquay Jan Fuc Comprehensive Plan

notes the value the open, rural landscape plays in meulding the character of Torquay, and to this

end states:

* The open rwral landscape surrounding Torguay will be protected from inappropriate
development to retain the beauty of the town’s natural rural setting and its sense of separation
Jrom Geelong.

In terms of the envitonment it recormmends:

¢ The preservation of the ryral character of the rural areas swrrounding Torquay Jan Juc,
especially the areas of high landscape value such as the Thompson Creek Valley and the Bells
Beach / Ironbark Basin hinteriand,

*  The conservation and enhancement of the areas of highest significance, such as the Breamiea
Wetlands and coastal sand dunes.

ITssues

The agricultural quality of this area based on the land capability mapping is rated as being generally
average with a recommended minimum technically viable lot size of 60 hectares.

The Thompson Creek valley is a strategic green wedge, cssential to maintaining the separation of
Torquay from the long term expansion of Geelong, This separation is considered desirable for
maintaining the individual character of Torquay. For this green wedge to be effective, further
fragmentation of the valley must be curtailed. A tenement policy would be an important teol in this
regard due to the existing number of multi-lot holdings in the valley.

Horseshoe Bend and Biackgate Reads provide a tourist route between Torquay and Barwon Heads /
13th Beach and the existing open rura! landscape is a desirable feature, Land in this atea is still
held in large tenements and is being productively farmed, hence fragmentation of this area should
be avoided.

The Thompsons Creek catchment is fairly degraded and any development in this landscape unit
should be directed to restoring the environmental atiributes of the creek.

The Breamlea wetlands is in the ownership of the Greater City of Geelong, though is likely to be
sold to the owner of the proposed Golden Beach Resort in the near futnre. This wetland is covered
by a Conservation covenant in recognition of its environmental significance. Development of
Torquay and the Golden Beach resort must be designed to minimise any impact, particularly from
stormwater drainage, on the wetlands.

The open, and fairly harsh, windswept landscape makes the establishment of landscaping fairly
difficult, hence any development needs to be sensitively sited and should not be dependent on
landscaping for screening purposes.
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Identification of any sites for rural living development should only be considered, in the first
instance, on the basis of a transferable development rights scheme, to maximise community benefit
from any such development.

Strategic Directions

The atiractive rural landscape of the Thompson Creek valley is a feature of the Surfcoast Highway
and Anglesea Road corvidors, and maintaing a buffer between the coastal towns cand the urban
sprawi of Geelong. Land holdings are fo be maintained in relatively large parcels, though a
diverse range of agricultural uses will be permitied, reflecting the desirable rural lifestyle offered
ir proximity of coast and (ow.

Thompsons Creek forms the jocal life line of the valley. Encouragement will be given to the re-
establishment of wildlife corridors along the creek and its tributaries, and to the implementation of
sustainable rural Iand use practices to help restore the creek’s natural sysiem.

The apen rural vista of Connewarre forms an important rural landscape setting which mainiains a
distinct urban-rural boundary to Torguay and complements the environmentally significant
Thompson Creek Swamps. Accordingly, it is recommended that:

» the historical gpen rural character af the Comnewarre area be maintained in a coastfal
estuarinie landscape.

o the encroachment of tourist establishments and hobby forms into the area, particularly along
Blackgate Road, be minimised in that they are likely fo be foreign fo the open landscape
choracter.

v the highly delicate lowlands around the coastal mouth of Thompson Creek be protected,
recogrising the biodiversity and flora / fauna habitat of the estuarine swamps.

Recommendation

It is recommended that this area be zoned Rural with a 60 hectare minirmum [ot size which matches
both the technically viable lot size and the historic minimum under the General Farming Zone for
this area. This continuity will ensure the maintenance of the rural landscape buffer between
Geelong and Torguay, while providing for a range of agricultural uses.

An Environmental Rural Zone s recosnmended over the envirommentally significant estuarine
lowlands at Breamnlea.

E Bambra/Pennyroyal

Context

The Bambra / Pennyroyal area comprises the steepening valleys and foothills of the north-western
slopes of the Otway Ranges.. A high proportion of the arsa has been cleared of the woodland and

open forest for agricultural use. The main farming activity is grazing (beef, fat lambs and dairy).
Timber plantations are alse an impertant land use on both freeheld and Crown Land, where a
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number of pine plantations are established, Agroforestry and Bluegum woodlots are gaining
Increasing favour as a supplement to farming activities.

Land tenements in the foothills are much more fragmented than further north, reflecting the less
favourable farming conditions due to steeper gradicnts, and the attraction of this area for smaller
holdings due in large part to the attractive landscape. The topography offers a wide range of views,
including sweeping views of the northern hills and plains, occasional glimpses of Bass Straight
over the timbered ranges of the Otways and localised views of enclosed valleys.

The land in this part of the shire is currently not zoned.
Issues

The agricultural quality rating of -this area is generally good, though the topograhy plays an
mportant role in land utilisation. The recommended minimum lot size in terms of technically
viabie farming units is predominantly 60ha.

The mixed terrain and fragmented land holdings has encouraged a range of land uses, though
grazing is still the predominant use. This is intermixed with timber production (mainly softwoods,
but increasingly agroforestry and bluegum woodlots) and tourist oriented establishments and
accommodation.

Soil erosion and land slip are more of an issue in this landseape unit due to the steeper slopes.

The attraction of the Pennyroyal / Bambra area for rural retreats, hobby farms and tourist
establishments is largely due to the scenic countryside and its relative location to the coast. On the
other hand, it is generally ioo isolated from employment opportunitics for the area to be seriously
considered ior more intensive nural residential style development. Future development in the area
should build on the existing attractive landscape and, more particularly, underpin improved land
management practices. Sustainable land management may be rewarded with opportunities for
tourist related developments and / or subdivision.

Strategic Directions

To encourage rural and tourism based land uses that best utilise and manage the existing natural
resources of the area, in particular the good agricultural quality and aitractive landscape.

To encowrage revegelation as a major land management tool which will build on the attractive
rural landscape and assist in avoiding serious land degradation.

To provide for a range of welibeing lifestyles, rural retreats and rural bosed tourism industries that
complement the natural features of the avea and support the rural forming base.

Recommendation

It 1s recommended that this area be zoned Rural. Three factors point to a 40 hectare minirum for
this area. The historical minimum 40 ha. of the former Winchelsea Shire; which has largely led to
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the fragmented tenement pattern scattered throughout the area; and the diverse fand use, including
numercus hebby farms, non-traditional farming enterprises and tourist establishments.

Further analysis should be given of the landscape values of this area with the view to applying the
Significant Landscape Overlay where appropriate.

F Gherang / Bellbrae West (Including Bald Hills)
Context

The fiat to gently dissected plateau remnants which comprise the Gherang Gherang and Anglesca
land systems forms a border ridge to the north-east extremity of the Otways. Corridors of remnant
vegetation creep northward from the adjoining Crown Land, intermingling with farming
enterprises, hobby farms, bush blocks and gravel reserves. The adjoining hills comprising the open
forest Crown Land Reserve to the scuth are more deeply dissected.

While the arca contains a number of farm enterprises on holdings in excess of 80 hectares, involved
mainly in grazing activities, probably most are subsidised by off farm income. A large proportion
of the area has fallen to hobby farms and small rireal retreats and bush blocks.

There are three established rural living nodes, with a predominant lot size of around 4 hectare.
These are located in Wensleydale Road, Wensleydale, Gherang Road, Gherang and Gundrys Road,
Bellbrae West.

The remnant bush and the location adjacent the Otway forest reserve provides the attraction for
rural ltving and hobby farms, particularly for the eastern portion which is in relatively close
proximity to Torquay, Geelong and the coast.

The known gravel reserves are predominantly between Nobles and Forest Roads. The existing pits
comprise a single operation on freehold land south of the alignment of Thielemans road, while the
operations north of the alignment, including the Shire’s own operation, are on Crown Land leases.

The Crown Land forming the southern perimeter of this land unit is unreserved forest and is a major
fire wood area managed by the Department of Natural Resources and Environment. A large
freehold site within this reserve off Gum Flats Road was originally alienated from the Crown for
the purpose of establishing a vehicle proving ground and np until the late 80°s was operated by
International Harvester. More recently it has been used for driver training with B-Double trucks
and other related nses.

The existing zoning of the land east of Forest Road is Rural General Farming, with isolated patches
of Area of Interest or Landscape Value overlay. West of Forest Road is not zoned.

1ssues

While the greater portion of this area has been cleared for farming activiiies, mostly grazing, it has
a poor agricultural quality rating and arguably much of it should never have been cleared. This
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poor quality is reflected in the higher minimum lot size (80ha) considered necessary for a
technically viable farming unit.

The major salinity problems that exist in the Thompsons Creek landscape unit also exists on the
edges of this vnit in the area of Flaxbournes Rd.

Much of the attraction for rural living in this landscape unit is due to the remnant vegetation, which
15 generally confined to the interface with the adjoining Crown Reserve, but also exists as patches
on private land and along road reserves. Remnant road side vegetation inchudes lowland stands of
Snow Gums, considered to be of high regional significance. The theme of enclosing pockets of
cleared land by natural bush should be encouraged for the purpose of building on the existing
attractive landscape and more particularly fo improve land management practices. Sustainable land
mznagement may be rewarded with opportunities for tourist related developments and / or
subdivision.

Consideration of the further subdivision of the area for nual living and hobby farm use must, in
addition to land management and environmental features, have regard to the efficient use of
infrastructure, particularly the road network in terms of the existing road standard and opportunities
for upgrading.

The Crown Land gravel reserves off Forest Road have historically been poorly managed and
operated, though this situation has been improving. Rehabilitation should be directed to
reforestation. Impact on adjoining properties due to noise, dust and truck traffic is a major
consideration in regard to any future expansion of rural living development opportunities. - The
refusal of an application to reopen a gravel reserve in Gherang Road due to its proximity to the
existing rural Jiving node reinforces the need for maintaining a buffer around existing operations.

Development opportunities for the proving grounds site are limited due to its isolation and its
location within the Crown forest reserve. The large area comprising this site was provided to afford
a substantial natural buffer between the activities on the site and the adjoining Crown forest. This
bufier should be maintained in its natural state.

Strategic Directions

To encourage revegetation as a dominant susfainable farming and land monagement practice,
particularly with the view of partially restoring the bush londscape.

To provide for a range of wellbeing lifestvies and rural based lourism industries that complement
the natural features of the area.

To protect and encourage the economic exploitation of the gravel assel. Site restoration to be
predominantly reforestation to enable sustainable management in the long term and to restore the
original bush character.

To recognisc the special use of the Gum Flats Road proving grounds site and discourage
development that is not related to vehicle testing and driver training.
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Recommendation

It is recommended that this area be zoned Rural. Notwithstanding the 80ha minimum
recommended as a technically viable farm unit, much of this area has heen fragmented, reflecting
the 60ha minimum of the General Farming Zone and the popularity of the area for hobby farm and
rural living use. A 60ha minimum is recommended on this basis. A smaller lot size (to provide for
instance more intense liobby farming or rural living use) is not supported without investigation of
the land capability of nominated areas to support higher densities.

Where appropriate the Significant Landscape Overlay should be used to repiace the existing Area of
Landscape Interest or Landscape Value Overlay, after further analysis of the relevant landscape
feature of each arca.

A Special Use Zone should be applied to the Gum Flats Road proving ground and the gravel
reserve sites, to reflect their primary use.

G Bellbrae Hinteriand
Corttext

The rolling hills of the Bellbrae land system includes the Spring Creek valley corridor between
Bellbrae township and Torquay, and a mixed farming / bushland precinct south of Belibrae to
Bones Road. Both areas are partially enclosed, offering glimpses mto the areas from the Great
Qcean Road, Bells Road and Grossmans Road.

The Spring Creek valley corridor has been mostly cleared of original vegetation, save for remnant
pockets along the creek and minor tributaries, and is used for grazing. The area bounded by Great
Ocean Rd, Duffields Rd, Grossmans Rd and Anglesea Rd comprises approx. 285 ha in 13 holdings
east 0f the alignment of Bells Boulevard, and a further 330ha in 5 holdings to west of this
alignment, The lot sizes range from about 1.5ha to 123ha, The existing zoning of this corridor is
Rural General Farming.

The Torquay Jan Juc Comprehensive Plan designates the Spring Creek valley corridor as a long

term mmvestigation area for urban expansion - subject to review of the overall strategy for Torquay

Jan Jue at the time. The Plan recommends that in the interim, land 15 to be retained in rural use to

preserve its potential for urban development and if urban development occurs in the future regard

should be had to:

« preserving the Spring Creek environment

¢ aligning the ultimate westem boundary generally with Bells Boulevard,

+ ridge lines visible from Great Ocean Road should be low density development, landscaped to
preserve “non-urban’ appearance. _

¢ Jand north of Spring Creek presenis a particularly attractive landscape and could be considered
for a special nse development eg resort, golf course residential estate, tourist facility etc.

The precinct between Great Ocean Road and Bones Road contains larger pockets of remmnant
vegetation which has made the area atiractive for bush retreats. A major pocket of bush has already
been developed, comprising eight lots each of about 3ha in area. The balance is in three holdings
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each of approx. 40ha and one large farm holding of 156ha. This precinct is also zoned Rural
General Farming, but with an Area of Interest or Landscape Value overlay over part of the area
adjoining Bones Road.

Issues

Both areas are currently under pressuze for development (particularly for rural residential living and
hobby farm type activities) and this will only increase in the future.

The Spring Creek valley corridor is earmarked as a long term growth comridor for Torquay. In the
interim, this corridor could be developed for hobby farm scale subdivision (in the range of 8 to 15
ha.} provided it is done in such a way that it does not pre-empt its potential for long term urban
development. Any development along these lines would need to be the subject of a spectal
investigation and possible restructure of properties, involving the agreement of all affected
landowners, It would necessitate preparation of an outline development plan which showed how
the land would ultimately accommodate long term urban development.

Development of this area can be physically and visnally contained, and allowing controlled
development in this valley it would relieve the pressure for this type of development from other
more exposed / vulnerable parts of the Shire.

The southern precinet offers similar opportunities, but not being constrained as a designated growth
corrdor, a higher density of rural living development could be a possibility. The pockets of
remnant vegetation in this area have been identified as being of high local to regional significance
which is likely to place some limitations on development in their vicimity. Again this area should
be the subject of a special investigation to determine its future development potential,

Strategic Dirvections

To recognise the environmental value of the remnant vegetation and the Spring Creek and the
importance of the Spring Creek valley as a recreation and landscape feature af the Torquay Jan
Juc township.

To initiate a special investigation of the Spring Creek valley corridor to determine the potential for
some form of hobby farming subdivision which will nof prejudice the Juture long term wrban
expansion of Torquay. Any subdivision would be based on an outling development plan (ODP)
showing the opportunity for superlots 1o be created in the range of 8 to 13ha Superlots would
need to have frontage to a proposed future collector road system and would need to be capable of
being resubdivided at conventional residential densities. Any investigafion and ODP will require
the co-operation of all affected landowners who would be expected to contribute (o the cost of its
preparation. Such a scheme may also require a possible restructure of existing titles in order 1o
achieve an efficient and effective subdivision design,

To initiate a special investigation of the Great Ocean Road / Bones Road precinct to defermine its
future potential for hobby farm/rural living subdivision and some Jorm of tourist development such
as that foreshadowed in the Torquay Jan Juc Strategy. Any subdivision or development would be
based on an ODP which has regard to the physical and visual attributes and constraints of the site.
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Any investigation and QDP f6 be prepared and adopted with the agreement of affected landowners
who would be expected to contribute to the cost of its preparation.

Recommendation

It is recommended that this area be zoned Rural with overlay controls as appropriate in relation to
vegetation protection and visuallandscape issues along the Great Ocean Road.. Pending further
investigation of the suitability of these areas for hobby farm / rural living development, a 60ha
minimum lot size is recornmended in keeping with the surrounding areas.

H Bells Beach
Context

This area of rolling hills comprises the Bellbrae and Anglesea land system. It is partially berdered
by the Great Ocean Rd traversing the gently dissected plateau remnants of the Gherang Gherang
iand system and is visually spectacular for its coastline and attractive landscape of open farm land
framed by dense bushland.

This landscape unit contains a mix of land uses, including a large arca of rural residential
deveiopment in Jarosite Rd, semi-pastoral land on the coastal hills adjacent Bells Beach, Point
Addis and Urguart Bluff, and Crown flora fauna reserves which inchide the Iron bark basin.
Devetopment is often concealed within substantial remnant bushland interlaced through the vamons
uses, however where views to the coast are possible, vegetation has been cleared to maximise the
view, resulting in the exposure of dwellings.

The larger freehold titles range generally in size from 30 to 150 hectares. Due to the small size of
rural lots and the underlying peor agrniculfural quality of the land, the few existing farming
properties are likely to be hobby farm or altemative farming holdings.

The existing zoning is Rural General Farming, partly with a Preservation Qrder Area overlay north
of Anglesea, and Rural Natural Features to the south. The Torquay Jan Juc Comprehensive Plan
acknowledges the special qualities of the Bells Beach arsa, including the Ironbark busbland and
Bells Beach coast and emphasises the need to treat this area with considerable sensitivity. It does
not support further rural residential or small lot rural subdivision.

Issues

The Bellbras and Bells Beach area is probabiy the most favoured environment in the Shire from the
point of view of rural lifestyle, and is under constant pressure for subdivision and tourist related
development. The land is generally of poor agricultural quality, however it has extremely high
landscape values. Pressure for rural living and tourist related development is highly likely to
conflict with the preservation of the biological and scenic attributes of the areas natural
environment.

This ares, and that of the Bells Beach environs in particular, is highly regarded in terms of its
tourist attraction, with the tourist and recreation activities associated with the Bells Beach surfing
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contest attracting over 25,000 people during Faster. The scenic value of the Bells environs is
largely due to the coming together of the pastoral landscape and scascaps, and the refative absence
of man-made structures. The high level of visual exposure of this landscape and the lack of cover
or screening, affords little capacity to visually absorb further development without substantial
change to the landscape.

The freehold land lying west of Point Addis Road is less publicly trafficked and, being bounded by
extensive native hushland, is less visually exposed to the Great Ocean Road. It ncvertheless is
situated in a significant and fragile natural environment comprising the Bumeralla Flora Reserve
and Ironbark Basin. Due to the incompatibility between increased development densities and
preservation of indigenous flora and fauna, subdivision will not be snpported in this area.

At Urguhart Bluff the hills are visually dominant from the Ocean Road and the vegetation is low
growing heath which does not provide a good opportunity to screen inappropriate development.
Development of land in this area is strictly controlled by site specific provisions in the Local
Section of the Scheme and one property is subject of a conservation covenant, in recognition of the
high environmental and scenic values of this fiagile coastal heathland.

Strategic Directions

To protect and enhance the high landscope values of the Bells Beach hinterland by strongly
discouraging subdivision and limiting further housing beyond existing entitlements. Tourist
oriented accommodation will similarly not be encowraged.

Reconmmendation

It is recommended that this area be zoned Envimnmeﬁtal Rural Zone. Within this area subdivision
will not be supported. |

Where appropriate the Significant Landscape Overiay should be used 1o replace the existing Area of
Landscape Interest or Landscape Velue Overlay, after further analysis of the relevant landscape
features of each area.

1 Onwvay Coastal Hinterland
Context

The Otway forest and coastline comprises deeply dissected hills of the Lome and Aire land
systems, with rolling hills along the ridgchine (Mount Sabine land system). Save for the cleared
areas of privately owned land the area is heavily vegetated by open forest. A large portion of the
area forms part of the Angahook - Lorne State Park.

A number of the larger freehold sites that have been cleared are used for grazing. Amongst these
are a scattering of medium to small lots, generally vegetated, used as bush blocks. These range in
size from about 0.4ha to around 4Cha. Whilst many are fairly well screened and located off the
inland reads, a number such as at Big Hill and Cathedral rock are visvally prominent from the Great
Ocean Road.
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‘The area is cwrently zoned Rural Natural Features Zone with a Preservation Order Area overlay,
Forest Zone; and in the case of the land inland frorm Lorne, unzoned.

The Lome Strategy Plan, February 1991 included a policy of discouraging the proliferation of small
hotdings and fragmented development in the hinterland of Lorne, generally due to the potential to
create a high fire risk by establishing small pockets of populated arcas that are surrounded by
forests, and which are isolated in terms of distance and accessibility from fire fighting resources. It
also nofed that it 15 apparent that the land capability of the outlying areas is generally poor for low
density residential development.

Issues

The Otway coastline and ranges has high scenic and environmental values, forming the backbone to
the Shires tourist industry. As such the protection of this natural landscape is paramount.

The Mt Sabine area is fairly remote from the Lome township, 1s surrounded by State Forest / State
Park and experiences heavy rainfall. Intensification of development, in the form of subdivision and
{ or tourist accommodation, is not recommended for these reasons. Low scale site related tourist
establishments may be appropriate but would need to be designed to blend with the natural -
environment.

Large holdings along the coastling, including sites at the St George River, She-Oak River, North
Lome and Eastern View comprise a major section of the Great Ocean Road view comridor, hence
are highly visible from the Great Ocean Road. Again these land holdings are surrounded by State
Forest / State Park. Intensification of development. in the form of subdivision and / or tourist
acconmmeodation / establishments, is not supported due to the steep slopes, limited access and high
visual exposure of these properties.

Existing tenement rights in the Cathedral Rock and Big Hill estates will continue to be recognised.
Mevertheless, development of these sites must be of a scale and design that minimises their visual
Impact.

The hinterland immediately inland of the Lome township, is similarly swrrounded by State Forest /
State Park. A degree of subdivision and development has already occurred in sections of this area.
Notwithstanding the recommendation of the Lome Strategy Plan in respect of development in the
Lome hinterland, it is considered that the proximity of the area to the Lorne township provides
some limited opportunity for residential development in the form of bush blocks or tourist
accommeodation, subject to the individual land capability of each site, the standard of aceess and the
visual impact of any such development on the surrounding State Park and tourist roads. Zoning of
these sites would be subject to compliance with Ministerial Statement No. 6. To provide sufficient
scope for fire protection, while maintaining screening of development, a minitnun lot size of 4 to 8
hectares is recommended. Site related tourist establishments and accomrmodation may be
appropriate at higher densities.
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Strategic Directions

The Otway ranges and coastline is g significant envirommental and towvist asset and its natural
beauty and tourism potential are to be maintained for ail to appreciate. In this regard:

 the values of the Siate Forest and Lorne-Angahook State Park will be protected. Opporiunities
will be provided for recreation and education associated with the enjoyment and understanding
aof, and which is compatible with the protection of the natural environment,

» some limited opportunities for rural bush retreats may be available inland from the FLorne and
Aireys Inlet townships, offering natural environment and quality of life experiences provided by
the Lorne-Orway environs. Any development will need to be sited and designed to minimise any
adverse impacts on the public lands and maintain the arttractiveness and unigqueness of the
region.

* encouragement will be given to reforesiation of freehold land, with opporturities for hardwood
timber production, in the Mt Sabine area. Development will generally be discouraged, save for
Itmited low key tourist orienfed uses that relats to the environment,

Recommendation

It is recommended that the freshold properties in this area be zoned Environmental Rural. Within
this area subdivision will not be encouraged.
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5. TENEMENT HOLDINGS AND THE DEMAND FOR RURAY. LAND

This section will examine the importance of tenements, and also trends in rural rateable holdings
from 1984 to 1994, It also explores the demand for rural land.

51 Separate Tenements

A tenement 15 a land holding which is in the one ownership. It may comprise one or more lots and /
or ¢rown allotrnents.

The use of rural tenements as a basis for controlling the proliferation of dwellings in rural areas has
been an accepted planning tool of planning authorities for many years. The separate tenement
provision was developed in response to the existence of rural holdings comprising numercus old
¢rown titles which were frequently too small or inappropriate for individual farming purposes.

Separate tenement provisions were designed to munimise the loss of agricultural land by
discouraging the breaking up of farms comprising multiple crown allotments and discouraging the
individual sale of each lot for nual living or hobby farming purposes. The control is achieved by
restricting the number of houses which can be built on a tenement (land holding) as it existed at a
particular date. This date is normally the date of exhibition of a planning scheme or amendment
proposing the introduction of a tenement provision.

While primarily designed to discowage fragmentation, the separate tenement provision also
recognises the legitimate expectations of rural land owners of being able to construct at least one
dwelling on thetr rural holding, Hence the provisions are designed to allow the construction of at
least one house on a rural holding comprising a separate temement on the nominated date,
notwithstanding whether the holding is less than the minimwm lot size prescribed in the provisions
for the as of right use of the land for a dwelling,

A separate tenement provision existed in the former Geelong Regicnal Planning Scheme, and
continues to apply in the former Barrabool area of the Surf Coast Shire under the Surf Coast
Planning Scheme. The provision restricts the use of rural land for a dwelling to one dwelling per
60 hectares or to one tenement less than 60 hectares provided it existed as a separate tenement as at
December 1975. This provision has been generally effective in limiting the number of dwellings
which have been built in the mral area and has encouraged the retention of rural holdings as single
ownership tencments and their continued use for traditioval farming production.

That part of the Shire comprising the former part of the Winchelsea Shire does not have a tenement
provision, although this was considered in the preparation of a strategy plan and planning scheme
for the former Shire in the early 1990°s. An analysis of tenements for the former Shire was
undertaken at the time and the results presented as part of a Rural Planning Review (September
1994) prepared by Trevor Budge and Associates and the Department of Conservation and Natural
Resources - Office of the Environment. Statistically, the study revealed that without a tenement
control epportunity existed for a substantial number of additional houses to be built in the rural area
of the Shire than could occur with a tenement control. This was more particularly the case in the
northem part of the Shire, where based on a 60 hectare tenement provision, potential would exist
for more than an additional 330 houses if a tenernent provision was not in place.
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A similar situation exists in the former Barrabool part of the Shire. The existing tenement
provisions will have had some influence in deflecting farm land values and retaining holdings for
agricultural use. This part of the Shire is affected by substantial pressure for hobby farming and
rural living use due to its close proximity to Geelong and its attractive landscape. Removal of
tenement provisions would threaten to succumb this area to this development pressure and could
substantially remove the fand from traditional rural production.

5.2  Rural Rateable Holdings

The total number of rural rateable holdings in the Shire at 30/6/95 was 2008 (see Table 11 in
Section 3). The number of rural holdings for the Barrabcol and Winchelsea Shires for 1984 and
1994 are set out overieaf in Tables 16 and 17. (The parameters which are used in preparing the
agricultural census have also been discussed Seetion 3).

Even taking into account the differences between the SCS and Bamrabool and Winchelsea Shire
boundaries the following trends and aspects are evident from the statistics:

* In 1994 there were 294 holdings betwaen 1-10ha in the SCS but only four of them (1.4%) were
recorded in the agricultural census.

In 1994 there were 1714 holdings greater than 11ha in the SCS but only 419 (or 24%4) recorded
in the census.

» The number of holdings recorded by the census fell by 154 (27%).

* In 1984 63% of the holdings with agricultural activity were 81ha or larger, this rose to 70% in
1994,

» In 1984 17% of holdinps with agricultural activity were smaller than 40ha. This number fell to
1% m 1994, This is probably because the value of production fell belew the $5000 ABS
parameter.

» The munber of holdings in agricultural activity in the Shire fell from 1.2% to 1.13% of holdings
in the State. The number of holdings in the State fell from 46,508 to 37,330 or 20% in 10 vears.
The number of state holdings >121ha fell from 23,991 to 21,143 or by 12%.
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33 Analysis of the Nature of Demand for Rural Land

This report was prépared % provide information on actual land sales over the last five years and to
assess the nature of the demand for land. This demand was evaluated by interviewing scven real

estate agents who work throughout the Shire and who have wide experience in the sale of rural
lanud.

Table 16: Number of Establishrents with Agricuitural Activity Classified According to
Area of Holding (Selected Areas) at 31 March 1984

Area of holding Barrabool Winchelsea  Bamrabool & Winchelsea Total Victoria
tha) (no.) (no.) Total %a (no.)
G-1Q 10 2 i2 2 2,864
11-20 12 8 20 4 2,777
21-40 43 23 66 11 4,273
41-60 32 26 58 10 3918
61-80 23 34 57 10 3,612
81-120 32 57 89 15 5,073
[21 and over 104 169 275 48 23,991
TOTAL 258 319 577 160 46,508

Note: Barrabool and Winchelsea as a % of Victoria = 1.24%

Table 17: Number of Establishments with Agricultural Activity Classified According to
Area of Holding (Selected Areas) at 31 March 1994

Area of Halding Barrabool Winchelsea  Barmrabool and Winchelsea Total Victonia
{ha) {no.) (no.) Total % (no.)
0-10 4 " 4 1 2,353
11-20 6 3 9 2 1,837
21-40 21 13 36 8 2,772
41-00 21 Z21 42 10 2,687
61-30 18 22 40 9 2,608
81-120 27 39 06 16 3,930
121 + ' 79 147 226 54 21,143
TOTAL 176 247 423 100 37,330

Note: Barrabool and Winchelses as % of Victoria = 1.13%

Source: ABS Agricultural Census
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Sales

» The sales analysed for the period 1/1/90 - 1/9/95, werc provided by the Office of the Valuer
General. They were divided into sales of land between 0.5 and 2ha in areq, of which there were
97 sales, and land sales >2 ha in area of which there were 306 sales. The sales were identified
by cach Parish.

» Tor land area between 0.5 and Zha in area, Connewarre, Lake Lake Wollard, and Duneed, were
the Parishes recording the most sales. For land >2ha in area, Puneed, Lake Lake Wollard,
Bambra, Tutegong, Fan Jue and Puebla recorded the most sales.

« Mo sales ;wem recorded in Wornmbete, Wensleydale, Murdeduke, Kamgun and Gnarwame for
land 0.5-2ha in area, whereas for Iand >Z2ha fewest sales occurred in the Parishes of Angahook,
Lorne, Murdeduke and Wensleydale.

s The median sized land area sold was 35.56ha.

+ The lghest median prices for Parishes with more than ten sales were in Puebia ($217,000),
Barrabool ($205,650) and Jan Jue ($186,000). The lowest median prices paid were in the
Parishes of Lake Lake Wollard ($40,000) and Kamgun ($52,5 ROy,

* For land >2ha in arca and on which there were no buildings, the highest priced land per ha were
in the Parishes of Jan Juc ($32,156/ha), Comnewarre ($30,769/ha), Puebla ($1 1,643/ha) and
Barrabocl (810,883/ha). The cheapest land was in Mimee ($1,544/ha), Murdeduke {$2,207/ha}
and Modewarre ($4,361/ha). :

+ For land sales >2ha in area 133 or 44% were for areas >20ha in size, 13 or 37% were 4-20ha in
size and 19% were 2-4ha in size.
Market Conditions

* For land sales 0.5 to Zha, 1995 sales are projected to be 8 in number or 40% of 1994 sales (20)
and 32% of 1992 sales (25) (the peak sale year).

+ For land sales >2ha in size 1995 sales are projected to be 28 in number, or 49% of 1994 sales
{57, or 38% of 1992 sales (73).

= Agents believe that the depressed number of land sales in 1995 are partly because of increased
interest rates over those in 1994, and partly because of the uncertainty in the period leading up to
the next Federal election.

» There has been a scarcity of small blocks of land and prices for such land have remained buoyant
despile prices for land being depressed generally.
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Buyers

s The buyers for rural land contain four main lifestyle related segments which could be described

as “commuters”, “retirees”, “locals” and “holiday buyers”. The commuters are easily the most
dominant bayer group.

¢ Many land buyers who are doing so for the first time are not familiar with Jand areas, and could
not distinguish between 10 and 20ha areas. Most of them are seeking a rural environment on
which they can create their “vision splendid”. They are willing to pay a premium to do this even
though fully developed blocks can be purchased more cheaply than it costs to buy land and
build.

» Many buyers of small allotments become disenchanted with their situation after a few vears,
either because of the high cost of maintaining the land as a large garden, or because of high
commuuting costs or both. These small allotment owners frequently either refizrn to the suburbs
or buy a large bleck of land or which to conduct agricultural pursuits.

Current Demand

+ Demand for small {0.5 - 4 ha) and medium sized blocks (4 - 30ha) is strong in areas within 30-35
minutes drive of Geeleng particularly in the areas north of Torquay and south of Mt Duneed,
near Freshwater Creek and Bellbrae, and areas in easy access of the Princes Highway.

« Buyers do not want to buy land which is surrounded by other land of similar lot sizes. They
seek diversity in lot sizes and wish to maintain being part of a rural environment.

fssues

The value of land throughout the Shire is higher than for most other agricultural arcas of similar
productivity. Where the land is held in smaller lots and has pleasant aesthetic qualities then land
values bear little or no relationship to agricuitural production. As values rise so do rates and the
pressure to subdivide. If {free market forces determined allotment sizes many small subdivisions
would occur and the rural nature of the land would be lost, destroying the reason for people wanting
in itve there in the first instance.

Conclusions

For the long term benefit of all those living in the Shire, it is desirable that the subdivision of land
be restricted so that the Shire retains its essential rical character.

The demand for small rural alletments can be met by expanding existing rural residential areas. In
this way 1t would allow for development without adversely impacting on the raral landscape.
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0. RURAL ISSUES

This section identifies the perceptions of the community and discusses the major problems that it
faces,

6.1 Community Perceptions

This section summarises the findings of three workshops held dwring October 1995 with
representatives of various rural organisations in the Shire. The main participants in these
workshops were members of the following organisations:

- Department of Agriculture, Energy and Minerais

- Department of Conservation and Natural Resources

- Consultative Commiitice of the Surf Coast Shire

- Victonan Farmers Federation

- Barwon Valley Trees Group

- East Otway Land Protection Group

- Landcare groups - Torquay, Thompsons Creek, Barrabool Hills

- Barwon River Care Group

- Southemn Farming Systems Gronp

Workshops were conducted for the following areas:

e The northermn basaltic plains and the Barrabool Hills areas

» The south west area of the Shire around Deans Marsh

s The south east area of the Shire -

These areas were selected because they comprise different land systems, problems and pressures.
Strategic Analysis

The participants in each workshop were asked to identify what they considered to be the strengths,
weaknesses, opportunities and threats which affect agricultural activity in the Shire. The findings
of these workshops are summarised below -

6.1.1 Common Issues for all three areas

Strengths

* The Shire has a rich diversity of soils, landscapes, enterprises and people. Tt has relatively
reliable rainfall, especially in the South West,

* It is relatively close to Geelong and Melboume which both have excellent services and markets.
There are also many services available throughout the Shire.

* There are many skilled people from diverse backgrounds who are keen to see better land
management.

» Land values are relatively high throughout and demand for land is quite strong,

Nejrstrategy\nural\@7-10rpt. dac al



Surf Coast Shire
Rural Land e Stratcgy

Weaknesses

+ The high value of land means that rates are high which in turn puts pressure on landowners to
subdivide into smaller lots. These smaller lois are usually not viable farms in their own right.

s Many farming systems have been unprofitable in recent years and as a result landowners have
often not had sufficient capital to manage their land in the manner that they would prefer.

¢ The management of land - both small and large {ots - is an issue. There is inadequate control of
noxious weeds, pests and weed plants generally.

» Significant areas of good agricultural land have been lost to efficient agricultural production,
when subdivision oceurs.

Opportunities

¢ All landowners were keen to see a well designed long term plan for the zoning of land and better
land management. They would like the plan to maintain the landscapes of the region and have
the following features -
- allow for subdivision in selected, suitable and restricied areas
- eneourage better land management
- police poor land management - especially in relation to noxious weeds

* All landowners emphasised that the process of implementing the plan is critical to its success,

with particular emphasis on the following aspects -

- unsuitable subdivisions should not be permitted to progress in the interim period before the
plan is approved and comes into operation

- the planners should consult widely with the community before identifying which areas may
be further subdivided. The planning process should deal fairly and consistently with all
applicants. Concern was expressed at the ability of developers with “smart lawyers™ to do
better than others.

e The strength of the tounsm industry and the way it is heavily promoted should enable land
owners to develop comnplimentary industries.

e The district has the capacity to develop new enterprises and encourage fledgling ones. The
suitability of different enterprises varied from area to area.

+ Several existing townships could be enhanced t0 make them more desirable places and hence
they could atiract peopie to them. The townships of Winchelsea, Moriac and Deans Marsh were
especially mentioned.
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Threats and Constraints

* 1 noxious weeds are not controlled, especially serrated tussock, then agricultural production will
fall and severe restrictions will have to be introduced on stock and vehicle movement to stop
fuzrther spread.

» It 1s undesirable to have small blocks interspersed with larger holdings as the owners of small
blocks offen do not have the equipment necessary for good management.

* Dispersed small lot subdivision also tends to increase land values and hence rates. This can
discourage agriculture, '

6.1.2 Issues for each area

The Northern Volcanic plains area,

This area has more large holdings than the other areas and it contains many viable farm businesses.

The group were keen to see this broadacre aspect maintained but were concerned that increasing

land values and rates will put pressure on the area to be further subdivided. A differential rating

system would assist by enabling a lower rate for agricultural operations.

This group was particularly concerned about serrated tussock.

The South Western area - South of Winchelsea and near Deans Marsh.

This area has many smalier blocks and only a few landholders are dependant for their Hving on
agriculture alone.

This group were very strongly crifical of the ad hoc subdivisions that have occurred in recent years.
They see good opportunities for enhancing the vegetable and forestry industries in the area.

They were also particularly keen fo preserve and enhance the attractive undulating timbered nature
of most of the area,

The South East area

This area, like the south west area, has few farmers entirely dependant on agriculture for a living.
The lack of good rainfall and poor quality of the Thompsons Creek were factors which restrict the
intensification of the agriculture in this area, In addition, wind erosion of soils in summer was a

problem, especially because of its adverse affect on tourism.

The group would like to explore the possibility of using sewage for irrigation in the district.
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Noxious weeds, especiaily serrated tussock, are a problem.

6.2 Proublem Areas

Analysis of the 155ues raised in the workshops show there were three major problems identified:
salting, serrated tussock and low agricultural profitability. Preblems of salting and serrated
tussock have already been discussed in Section 2.

In relation to low agricultural profitability, many farmers saw this as a major problem. The Federal
Mimster for Agriculiure Mr John Anderson recognised this when he addressed the Rural Finance
Summit (held in Canberra from 3-5 July 1996) -

“... the fundamental role for this summit is fo determine what can be done to achieve
better results for the two thirds of producers whose long term prospects are poor by
any measure.”’

Poor farm profitability is caused by many factors, however poor commodity prices and small farm
size preducing low economies of scale, are two important ones. Given the small average farm size
in the Shire and particularly in the Central and Scuthern arcas, it is inevitable that many farms in
the Shire will not be viable in their own right.

Mapy landowners choose to own small areas and maintain viability by non-farm work, They
choose the area for its proximity to urban areas and the very attractive coastline.

The traditional grazing enterprises have been particularly unprofitable in recent years. There has
been an increase in non-traditional activities such as the outdoor raising of pigs and cut flowers.
The areas planted fo blue gums has also increased,

These changes are inevitable in a world where market conditions are constantly changing. It is
desirable for the Shire to accommodate these changes provided they do not impact adversely on the
raral landseape and good land management practices are used.
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7. RECOMMENDED STRATEGY

This chapter recommends objectives and policies which should form the basis of the Shire’s
strategy for the use of rurel land. The recommendations are based on the particular agricuitural
resources, industries and land management issues described in this study. The characteristics of a
dynamic sirategy are initially deseribed. ‘

7.1 The Characteristics of a Dynamic Strategy

An ideal strategy will contain three major areas:
* amanagement strategy

¢ ameans of monitoring and evaluation and

» an action pian.

An illustration of the strategic process is set out below. This is taken from “Regional
Environmental Strategies” published by the Australian Local Government Association, March

1997.

The strategic process
VISION
REVISED
VISION ISSUES
EVALUATION OBJECTIVES
MONITORIN ARGETS
ACTION

This report is primarily a management strategy with recommendations on monitoring and
evaluation. It is desirable that a clear action pian is developed as a result of this study so that the
momentum for change and improvement is developed and maintained.
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72 Objeciives

The agricultural and environmental/rural resources of the Surf Coast Shire are fundamental to the
continuing prosperity of the Shire, The central strategy of the 2020 Vision includes recognition that
the natural environment and qualify of lifc are the chief attributes and assets of the Shire. In this
regard it acknowledges the need to establish a viable economic base which does not put at risk or
compromise the natural environment.

A viable agricultural base is seen to be paramount to achieving this aim, but it needs to be one
based on environmentally sustainable land management. The following objectives are directed
towards protecting agricultural land whilst encouraging appropriate use of land.

Ensure agriculture and associated rural industries can continue to provide a significant economic
base for the municipality by -
* promeoting agriculiural activities which are productive and economicaily viable
* encouraging investment into agricultural activities which have the potential to be
sustainable in the longer term
promoting rural industries which value add at the product source
enhancing infrastructure and resources which support primary indusiry
» providing a planning framework which protects the long term viability of agricultural land
and minimises speculative increases in rural values

Protect the natural and physical resources on which agricultural activities rely by -

*  encouraging agricultural activities which are ecologicaliy sustainable

» taking into account land capability and land suitability when assessing land use, subchwsmn
and development proposals

* encouraging the use of best farm management practices

Ensure that good agricultural land remains available for soil based activities by -
« discouraging the development of land for rural uses which are not reliant on the soil
+ protecting good agricultural land from small ot subdivision and encroachment by urban

1ses

* providing clear definitions and distinctions in boundaries between rural and rural living
residential zones

= refusing inappropriate subdivisions or land uses which take rural land out of agricultural
production

»  discouraging non productive uses and additional houses unrelated te the rural use of the land

Retain agricultural iand in productive units by -

s ensuring that current and future agricultural practices do not prejudice the ability of future
generations to productively farm the Jand

» strongly discouraging fragmentation of rural land holdings through subdivision for rural
residential or rural living purposes

« discouraging the creation of small lots which are unsuitable for farming

s providing opportumties to consolidate or increase the size of land holdings to create more
viable farming systems

s encouraging famm management practices which maintain or increase the productive capacity
of the land
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Implement policies to minimise the spread of noxious weeds and pest animals

Conserve and permanenily maintain the existing rural character of the area by encouraging
suitable broadacrc agricultural pursuits and development which is in harmony with the rural
[andscape.

Ensure development in rural zones is compatible with surrounding land uses.

Implement innovative approaches to dealing with rural land use problems.

73  Strategies for Encouraging and Protecting Asricultural Activities
7.3.1 Intreduciion

The traditional role of local government has been as a provider of services, and to regulate the use
and development of land. With expansion of the Landcare movement and the decline in funds
available to the Department of Natural Resources and Environment, the comrnunity is increasingly
looking to local government to play an expanding role in land management issues.

The Shire’s evolving role in land management can be broadly described as falling into two areas:

* apro-active role in encouraging good land management practice; and

* a statutory role by which land use and development is controlled.

In order for the Shire to take a pro-active role it is valuable to identify the characteristics of
excellent land management. Following is a set of principles on which excellent land management
¢an be based and practices should be encouraged.

7.3.2 Best land management principles and practices |

Principles

Broadly speaking the principles of excellent land management can be summarised as below:

* Ensure that good quality land is retained for agricultural production.
To this end all land classed 1, 2 or 3 should be considered worth retaining.

* Protect environmentally significant or sensitive land areas.
These policies will be included in the Environmental Study.

* Encourage landowners and government agencies to rehabilitate problem land.
Examples include land which is salted, showing signs of erosion or infested with serrated
tussock.
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Practices - Land Plans

In the long term it 1s desirable that there is a land plan for the whole of the Shire with particular
emphasis on the water courses and problem areas. It is also desirable that each landowmer develop
a land plan for their particular property which is empathetic to the master plan. To this end the
Shire should:

* Require all landowners making applicants for town planning permits to submit a land plan
{sometimes referred to as a whele farm plan), to show how their plans integrate with good land
management practice

The land plan could be prepared under the same guidelines as those used to emable tax
deductions under 8.75D° of the Income Tax Assessment Act. It is important that a mechanism is
established to ensure that land plan works are implemented within a reasonable time of any use
or development being approved.

s Develop alliances with government agencies and businesses to help protect and develop the
natural resources of the Shire

Federal and State government assistance i3 availabie under the Natural Resource Management
(Financial Assistance) Act 1992 for “.. any activity relating to the management of the use,
development or conservation of one or more of the following natural resources - (i) salt; (ii)
water; (11} vegetation or any other activity relating to the management.....of any natural
resource.”

The objectives of the Act are amongst other things to provide funding
®..to facilitate the development and implementation of integrated approaches to natural

resources management in Australia...”

It is desirable that any initiaiives and developments in natural resource managernent are consistent
with excellent agricultural land management.

It is also desirable for the Shire to show leadership in promoting best land management practice and
In encouraging a prosperons agricultiral sector. The following initiatives will help in this process.
Proposed Initiatives to Evcourage Best Practice

s Provide certainty over future subdivision policy and consistency in the way in which the policy
is administered.

» Set up an agribusiness advisory commiitee (AAC) with diverse expertise that consults widely
with the community with an aim of developing agricultural industries in the Shire.

® 8.75D of the Tax Act permits taxpayers to claim capital expenses mcurred to combat land degradation, as an oniright
deduction, provided they mest certain criteria,
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The AAC could especially focus on the marketing of agricultural produce, dentifying
appropriate infrastructurs necded to develop agricultural industries, and promoting new viable
agricultural activities.

* Set up a land management advisory committee (LAC) with responsibilities for providing
advice on town planning applications for use and development and to encourage land planning,
especially in salted areas and areas infested with serrated tussock. Because problems are many
and diverse it would be desirable for the commitiee to develop plans and strategies for one
problem at a time to ensure that practical results are achieved A serrated tussock committee has
already been established by the Shire and this could be the first of ongoing committees. It is
irnportant that the committee identifies ways in which it can work with the DNRE in joint
policies thai best utilise the DNRE powers under the Catchment and Land Protection Act, and
the Shirc planning controls. The methods so developed can then be extended to all areas of land
management.

The LAC could also identify ways in which to encourage landholders to plant trees such as blue
gum plantations in areas south of the Mt Duneed and Cape Otway Roads. This policy would be
especially useful in recharge areas such as Thompsons Creek.

* Develop a more detailed data base of agricultural resources. Best land management practice
relies on detailed mapping. Many areas of the Shire are only mapped at 1:100,000. The salted
areas have been mapped at 1:25,000 by the DNRE, and the serrated tussack committee is in the
process of developing a map identifying the serrated tussock infested areas. [t is desirable to
draw zll of these mapping processes together to help the Shire in its administration.

» Provide sponsorship and support to landcare groups which develop their individeal areas in
sympathy with an overall land plan based on a catchment plan

* Sponsor seminars on the management of small land holdings and provide a list to landowners of
switably qualified contractors and advisers that can assist landholders in improving their
management.

+ Conduct open days on model farms which are examples of best land management practice.
s Consider providing rate relief for a limited time to farmers who are actively developing farm
plans and controlling noxious weeds. The method of the relief could be recommended by the

land management advisory cornmittee,

» Consider providing rate relief or a direct subsidy scheme for a limited time, to developers willing
to invest in agribusiness infrastucture. The AAC could identify worthy projects.

Weirstrategyiniral'e7-10mt doc 69



Surf Coast Shire
Rural Lard Tse Sirateay

7.3.3 Statutory Land Use, Subdivision and Development Controls
Minimum Lot Sizes

The land systems of the Shire are many and complex, and in a perfect world it would be desirable
to have no minimum lot sizes and replace these with broad policies and detailed plans for each land
system. Each proposal for development could then be viewed on its merits and on how it integrates
with the broad policy. To implement such a system would require considerable expertise and
expense, beyond what ratepayers would want to pay. It would also be open to political influence
and would no doubt develop to become a contentious issuc and be difficult to manage,

Ratepayers have clearly indicated that they desire certainty in relation to the subdivision of land, It
is therefore desirable that minimum lot sizes be identified for each land system. it has already been
argued that the Shire should not become invoived in what Is an economic size of land for the
purpose of agricultural production and economic return. What is desirable is that the lots are
technically viable. That is, they are sufficiently large to maintain the integrity of the landscape and
large enough to enable the landowners to own such equiprent and skills as is necessary to maintain
the land nsing best practice as described earlier.

The rural zone in the Victoria Planning Provisions {VEPPs) bases the subdivision and development
of mural land on minimum lot sizes. Unless the responsible authority (local council) specifies a
minimum Iot size in a schedule to the rural zone, the minimum defaults to 40 hectares. Hence,
despate the madequacies of prescnbing minimum lot sizes, the existing political environment
requires that this be done. Minimum lot sizes should be established and based on the land
capability of the land systems previously described, with modifications taking into consideration
factors such as existing tenement patterns, landscape values and environmental significance.

In the case of the latter two factors, larger mimimum lot sizes will generally be recommended to
assist in the maintenance of the particular landscape ot ecological values.

Land which is rated as being of poorer agricultural guality will attract a larger technically viable lot
size not only due to the need for a larger land parcel to exiract a reasonable return, but also because
the land is likely to be more fragile and susceptible to poor land managernent such as in the form of
overstocking, leading to erosion and degradation problems. Frequently, these areas will also be
ecologically important as they are likely 1o be uncleared or only partially cleared of the original
native vegetation. In these circumstances, a larger minimum lot size will generally be necessary to
maintain the integrity of the ecological and landscape values of the sites,

Section 4 of this report analysed the landscape values of the Shires rural areas and recommended
minimum: lot sizes having regard fo the technical viable lot sizes based on the land classification
outlined in Section 2, existing land tenement and development patierns, protection of landscape and
ecological values, and the existing and preferred rural tand use. The recommended minimum lot
sizes are set gut in Table 18 and illustrated on Map 12.
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RURAL LAND USE STRATEGY
MAP 12 RECOMMENDED MINTMUM LOT SIZES
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Table 18: Recommended Minimum Lot Sizes
Avea " TBriefDeseription | Minimumlotsizeha
Winchelsea plains | The area principally comprising volcanic plains in 80
the north east of the Shire, in Jower rainfall areas.
Barrabool Hills The area of the Barrabool Hills comprising high 40
quality agricultural soils.
The Thompsons The area mainly comprising the Gherang soils at 60
Creek catchment the margin of the Otway forest area, and areas
area along the catchment of the Thompsons Creck.
The Deans Marsh The arca along the northern siopes of the Otway 40
district ranges largely with high quality soils and with
higher rainfall.

It needs to be emphasised at this point, that the capacity to meet a minimum lot size in the planning
scheme should not be taken as the sole criteria under which future applications to subdivide are
assessed. Minimum lot sizes are recommended for the Rural Zone, however, these are intended to
facilitate the future productive use of the land, and applications to subdivided should demonstrate
that the proposal will also meet the objectives recommended in section 7.2. To enabie the Shire to
properly assess proposals to subdivide, it is therefore recommended that any application be
accompanied by a land plan as described in section 7.3.2.

Dwellings

To ensure that rural land is not fragmented, and that agricultural land in the region is valued and
maintamed for future agricultural preduction, there is a need to change the expectation that there is
a right to erect a house on every crown allotments irrespective of the pattern of land holdings. The
challenge is to achieve a cultural change which acknowledges that the primary purpose for
justifying a house on a rural lot is to complement and improve the agricultural use of land while
preserving the existing rural character of the area.

The Rural Zone in the VPPs allows land to be used for the purpose of a dwelling provided it is at
least the minimum size specified m the schedule (or 40 hectares if no area is specified). If this
condition is not met, applications may be made for a permit. In considering whether to grant a
permit, the responsible authority must consider, as appropriate (and among other things):

e the State and Local Planning Policy Framework, including the Municipal Strategic Statement
and local planning policies, and

o whether the dwelling is reasonably required for the operation of the rural activity conducted on
the land.

The latter provision allows for a wide interpretation of what is “reasonably” required for a rural
activity, and indeed what 15 considered to be a bonefide rural activity. Without clear guidelines it
will be very difficult for the council to make effective and consistent decisions, particulacly if an
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applicant uscs personal hardship or family reasons to reinforce the planning grounds. Given that
the: purpose of the provisior: is to limit the proliferation of dwellings in a rural zone, it will algo
create a real dilemma if Counci! wishes to approve a dwelling on an existing single small lot, but
refuse a dwelling on a sirnilar sized lot which is part of 2 multiple land holding, In the first instance
there 1s an historical expectation that a person can build a dwelling on a lot if it exists as a single
tenement holding before the introduction of planning scheme controls. In the second case, if
permits were to be issued for dwellings on all existing undersized allotments throughout the Shire,
this would result in substantial fragmentation and ioss of existing rirral land.

One means of overcoming this dilemma is by the use of separatc tenement provisions. These
provisions normally allow only one house per land holding (tenement) which Is less than the
minimum size for the zone. The provisions existed in the former Shire of Barrabool and since
council amalgamations, has applied as a policy with respect to the former Shire of Winchelsea. By
maintaining this policy, owners can build on existing single heldings without prejudicing the
decision guideline requiring, in all other cases, that a application for a house on an mndersized
allotment must be justified on the basis of being required for the operation of the rural activity.
This is considered to be fair and equitable, and reflects the realistic past expectations of rural
property owners withount totally compromising the purpose of the rural zone.

In such a case an application for a hovse would generally be dealt with in one of two ways:

e cither a dwelling wonld be justified on the basis of being required for the operation of a “bona
fide’ rural activity conducted on the land; or

* 1t would be permitted on the basis that the land comprises a separate tenement at 2 nominated
date in the plarning scheme (which is usually the date of exhibition).

These arguments are also put for the Environmental Rural Zone in the VPPs, where the same
principles apply, but whete the objective is to maintain land in larger holdings to protect the
landscape character or environmental values of the area.

If this issue is not appropriately addressed it ¢an be anticipated that the respective provisions in
each zone will be used to permit a dwelling on any existing crown allotment. The implications for
the Surf Coast Shire would be a proliferation of houses throughout the rural area, including the
Rural (Genera] Farming and Rurat Natural Features Zones in the Barrabool area of the Shire where
demand for small rural holdings is greatest.

Accordingly, it is recommended that tenement controls are put in place for the whole Shire, and that
these controls apply as soon as is legally possible. The comtrols could be implemented as an
overlay control. It is also recommended that where an applicant is required to justify that a
dwelling is required for the operation of a rural activity on the land, applications be accompanied by
a plan prepared along similar lines to that proposed in section 7.3.2.

Subdivision Excisions

The existing planning scheme allows applications to be made for the excision of a small lot from a
large rural holding which is intended to provide a dwelling for 2 person working on the farm (who
may be a family member or an employee) and 1o assist with maintaining the efficiency of the rural
enterprise, These provisions normally intended that there be only one excision from a property.
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Over the years the provision has been exploited, with many excised lots being sold to buyers totally
unrefated to the farm operation rather than being retained and occupied by an employee or member
of the owner’s family. There have also been examples of land owners attempting to take advantage
of this provision on two, three and more occasions, cither because they still require a second house
associated with the agricultural land {and the previous one has been sold), or simply as a means of
creating rural residential allotments. Research by the City of Greater Geelong into its excision
applications revealed that the number of lots which have been sold to persons unreclated to the
parent farm is between 42% and 53%. While comparative figures have not been researched for the
Surf Coast Shire, former Geelong Regional Comunission staff have advised that the number of
excisions in the former Barrabool Shire exceeded these figures.

The Rural Zone in the VPPs allows applications to be made to excise an existing dwelling, or
excise a lot for a dwelling. In this case however, there is a condition fhat an agreement wnder
Section 173 of the Act must be entered into, to ensure that the land is not further subdivided ie only
one excision will be permitted notwithstanding the size of the parent title. Despite this requirement,
the provision is siill open to interpretation in that:

s it does not specify a maximum size for the excised lot and therefore would allow the creation of
a lot far greater in size than that necessary 1o contain a dwelling. (eg. 30ha from a 60ha lot),

» it does not specify a minimum size for the parent Iot. (eg. a lot could be excised from a land
holding as small as one hectare); and

» it does not prevent application for an excision from every lot or crown allotment forming part of
a tenement, (eg. four allotments could be excised from a rural property comprnsing four crown
titles of varions sizes, creating a total of eight new titles.)

In most circumstances rural small lot excisions are inappropriate as they encowrage adhoc rural
residential subdivision and rarely conmtribute to increasing the sustainability of rural operations.
Under such circumstances it is difficult to reconcile the retention of an excision provision, other
than to provide for the excision of a second dwelling which existed prior to the scheme.

If a case can be made that a dwelling is required to improve the operations of a bonefide rural
activity, it would be preferable for the Shire to support an application for a second dwelling
accompanied by ap agreement that a further application will not be made to excise the dwelling.
Again it would be recommended that an application to excise an allotment or construct a second
dwelling be based on a land plan which explains how the excision would enhance the rural
operation on the land.

Transfer of Development Rights

Transferable Development Rights (TDR) is a legal means by which a landowner with the potential
o develop land can sell these rights to another landowner. The transferrer of these rights foregoes
the opperiunity to develop a parcel of land for the payment of a fee by the owner of the transferee
land, who acquires these rights.

This mechanism 1s used in rural areas m the USA, and more recently in NZ. It could have
applicability in the Surf Coast Shire especially if rights were transfetred from the northem areas of

Veirsrategyourale?-1Qmpt.doc T4



Surf Caast Shire
Rural l.and {fs2 Strategy

the Shire, (which have retained their broadacre agricultural character and valua), to southern areas
which have been more fragmented. If the landewners in the northern areas developed their iand
under current regulations then significant areas of agriculturally value land could be lost).

The Shire should consider developing a transfer of development rights policy with the aim of trying
to maintain the broadacre value of agricultural land. This could be accomnparnied by the
implementation of a pilot scheme to establish whether it can achieve the objectives stated for it.

In designing the {rial the Shire should pay particular attention to:

* cnsuring that the land from which the rights are transferred (transferor land) is agriculturally
valuable or capable of being improved to operate at a higher level of production.

* ensuring that the land to which the rights are transferred (transferee land) is, among other
considerations, of lower agricultural value (say class 4-5 land), and is in an area where
fragmentation has already occwmred and in which further subdivision would have little
additional impact on the landscape, sg. Gherang or Gnarwarre arcas.

= ensuring that the transferee land has appropriate land management plans.

74  Other Policy Issues

The major agricultural problems already identified in the Shire are salting, serrated tussock and the
low profitability of agriculture. Other problems have been discussed earlier in this study. This
section will only discuss the major problems with a view to identifying possible policies.

Salting

The solutions 1o solve salinity problems are not always simple and are nearly always long term.
The DNRE has developed a strategy to moniter and manage the problems. This strategy is part of
the Corangamite Regional Catchment Strategy (June 1997) published by the Corangamite
Catchment Land Protection Board. _

Salting is also a problem in Bendigo Shire. Qver the last three years it has offered a rate rebate
scheme to land owners, whereby areas that are taken out of production and treated for salting are
subject to 100% rate rebate. The scheme has been supervised by the DNRE and has been applied to
both saliing and recharge areas. To date very few ratepayers are taking advantage of the scheme
and it 1s being revised, to try and develop a strategy that will encowrage more nge of the scheme.

It is important that management plans developed by DNRE are taken into account when the Shire is
issuing permits of any type. To this end it would be desirable to develop overlays from the DNRE
maps so that Shire officers are aware of the location of these problems. It is also desirable the Shite
mamtains close contact with the developments in the Bendigo Shire on salting policy.

Serrated Tussock

A serrated tussock strategy was developed in 1995 by Inland Agricultural Pty Ltd. Part of this
strategy requires State and Federal government funding, some of which has been forthcoming. The
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(Gojden Plains Shire which has significant areas of serrated tussock has identified it as a major
problem and hes instigated a campaign to develop community awareness of the problem and to
control it. All shires should be encouraged to implement steps to control and eliminate serrated
tussock.

Surf Coast Shire has recently received a $39,00¢ grant under the Local Government Weed
Initiatives Program to assist in the confrol of semrated tmssock, and a committee has been established
{o develop recommendations on how this might be done. It is understood the funds will be used to
identify serrated tussock infested areas, to develop detailed overlays which will alert potential land
buyers 1o the problems and costs assoclated with serrated tussock eradication, and to work with the
DINRE {0 control and eradicate the weed.

The Shire has little legislative authonty to deal with noxious weed problems such as serrated
tussock and this initiative will show the community that the it is prepated to show leadership in the
management of the problem

The Profitability of Agriculture

Although farmers expect the Shire to contribute to the process of producing a profitable agricultural
sector, in reality there is very little it can do. The profitability of agriculture is largely determined
by world commodity prices, the value of the Ausiralian dollar, the scale and efficiency of the farm
business and the marketing and business skills of the proprietors. The Shire has litile inflnence in
any of these areas.

Shire rates, which are a reflection of land values, have a small influence on profits, and the Shire
could view sympathetically, any policies where farmers are making adjustments to respond to these
macro-sconomic forces. Areas where changes are ongoing include changing enterprises, increasing
economies of scale and improved marketing.

The Shire should however, resist pressure to subdivide land for new emerging industries. The
history of agriculture is characterised by booms and busts in rural commodities and it would be
undesirable for land management to reflect these booms and busts. The use of a transfer of
development rights policy may be helpful as an alternative to providing opportunities for farmers to
raise capital.

It is not desirable for the Shire to be making judgements about the hkely prospects of different
enterprises. It is desirable however that encouragement be given to enswre excellent land
management practices are followed, and provided changes are accompanied by guarantees to
manage the land responsibly, then these can be viewed sympathetically.

Land problems

Salting and serrated tussock have already been targeted as the two most important land
management problems. There are also many other problems in the Shire such as rabbits, erosion,
ragwort and blackberries. It is desirable that the land management advisory commitice develop
policies for the aceelerated reduction of these problems. Until these policies are developed in detail
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it is desirable that where any permits are being granted or any involvement with the Shire requires
these problems to be identified, a management program be put in place.

Intensive agriculture

Intensive agriculture often uses different management techniques from broad acre agriculture.
There is a trend to more intensive agricuitural activities in the Shire which is inevitable and
desirable. As this trend develops the land management advisory committee may be called upon to
solve problems and develop appropriate codes of practice that are for the benefit of the community
in general. Tt is anticipated that this role will be an ongoing and important one for the land
management advisory commitiee.

Spraying

Certain intensive enterprises, especially vines, are particulatly sensitive to many types of spray
drift. The land management advisery committee could develop a policy on spraying codes of
practice. The DNRE and chemical companies would be of great benefit in assisting in this matter.

Sewage water

The agribusiness committee could explore the possibility of developing ways of utilising waste
water from the sewerage plant at Black Rock. There are several excellent scientific papers
available on how such water can be best utilised.

Natural Resources Management (Financial Assistance) Act 1982

Both the agribusiness advisery and land management advisory committees could examine this little
known act and explore ways in which the Shire and the local community could benefit fiom it.

The Murray Darling Basin Commission are also undertaking interesting work in this area. The
Commission has recently published an article entitled “Cost sharing for on-ground works” which
describes how two pilot projecis are being undertaken to solve environmental problems. The
methodology being used invelves an assessment of the fechnical nature of the problem, potential
solutions, costs and an analysis of how the work can fairly be funded. This is a complex
methodology developed to deal with complex issues.

It would be desirable for the Shire to undertake a major project possibly funded via the Natural
Resource Management Act and using the Murray Darling Basin methodology. A major project of
value to the community would be the fencing off of Barwvon River, the killing of noxious weeds and
exotic species on its bank and a revegetation program. This could also be accompanied by the
provision of a bike/walk track for public use. This project could apply to the whole length of the
river.
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A project such as this would have many problems in its implementation but would represent a
major initiative and positive step forward for environmental management in the Shire. The recently
published Corangamite Regional Catchment Strategy deals with these issues in a broad context but
does not provide adequate emphasis on a number of key projects.

7.5 Evaluation - Review

If this report is to be used effectively it is desirable that policies which are adopted are evaluated
and reviewed from time to time. Some policy initiatives such as the one relating to the transfer of
development rights would require ongeing evaluation and analysis. Such work could either be the
subject of a further study or students from the RMIT and Melbourne University’s planning courses
could be invited o conduct post-graduate studies designed at evaluating policies.

It is recommended that the whole strategy be reviewed every five vears to ensure that the stared
policy objectives are bemg achieved,
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Classification Code
(refer Source)

APPENDIX 1: Soil Maps of the Queenscliff and Colac Soil Region
Source:  Maher, J.M. and Martin 1.1, {(April 1987), Soils and Landforms of
SW Victoria, Part 1, Departrent of Agriculture and Rural Affairs.
Queenscliff
Map (reneral Description -
Unut
Symbol

2 Black and grey self-mulching cracking clays in swamps
and depressions

6 Hard pedal mottled-yellow duplex soils on gently
undulating plains (sedimentary)

7 Hard pedal mottled-yellow duplex soils on gently
undulating rises (sedimentary)

8 Hard pedal mottled-yellow duplex soils on undulating

rises (sedimentary)
20 Black self-mulching cracking clays on alluvial plains
46 Black self-mulching cracking clays in alluviél plains

65 Friable red duplex soils and red smooth-ped earths on
maderately inclined low cones (basalt)

79 Hard pedal mottled-black duplex soils in gently
undulating plains (basalt)
86 Black self-mulching cracking clays on undulating rises
143 Hard pedal mottled-yellow duplex soils on gently
undulating plains (basalt}
150 Hard pedal mottled-yellow duplex soils on gently
undulating rises (basalt)
159 Hard pedal mottled-yellow duplex soils on steep hills
{sedimentary)
210 Hard pedal mottled-yellow duplex soils on undulating

rises (sedimentary)

EaK, EcK - SWP - ALP

BaA, BaN - S - PLA

BaA, BalN - HSL. - RIS

BaA, BaN - HSL - RIS

EaK - PLA - ALP
EaK - PLA - ALP

AiNt, DaN - CON

AgK, AgKs-S-LAV

EaNf, EaKf - HSL - LAV

AaNl1, AaK]1, AbK1-S-
LAV

AaN, AaK, AbK- HSL -
LAV :

BeAhs - HSL - HIL

BakK - HSL -LOW
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APPENDIX 1 (cont.)

Map General Description Classification Code
Uit (refer Source)
Symbaol

212 Hard pedal mottled-yellow and mottled-brown duplex  BaA, BeA - HSL - LOW
soils on roliing low hills (sedimentary)

214 Sandy pedal mottled-vellow duplex soils on a gently BbA - PLA-PLT
undulating plateau (sedimentary)

215 Sandy pedal mottled-yellow duplex soils on steep low  BbA - HSL - LOW
hiils (sedimentary)

216 Sandy apedal mottled-yellow duplex soils on an BbAm - HSL - ESC
escarpment (sedimentary) :

217 Sandy apedal mottled-yellow duplex soils on an BbAm - HSL - ESC
escarpment (sedimentary)

219 Hard pedal mottled-yellow and biack duplex soils on BcKh, BiKs - HSL - HIL
rolling hills (sedimentary)

223 Black self-mulching cracking clays on moderately EaNf- CON
inclined low cones

226 Black self-mulching cracking clays on undulating EaK, FaKf- S -LAV
ridges

227 Hard pedal mottled-yellow duplex soils on undulating ~ AaN, AaK - HSL - LAV

rises {basalt)
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APPENDIX 1 {cont.)
Colac
Map General Description Classification Code
Unit {refer source)
Symbol
9 Hard pedal mottled-yellow duplex soils on undulating  BaA, BaN - HSL - LOW

44

49

7%

109

117

123

139

146

147

154

139

low hills (sedimentary)
Black seif-mulching cracking soils on alluvial plains
Black seif-mulching cracking clays on rolling lunettes

Hard pedal and friable red duplex soils on moderately
inclined low cones (basalt)

Hard pedal mottled - black duplex soils on gently
undulating plains (basalt)

Hard pedal maotfled-black duplex soils en undulating
Jow hills (basalt)

Black self-mulching cracking clays on alluvial plains

Hard pedal mottled-black duplex soils on gently
undulating plains {sedimentary)

Black smooth-ped earths on moderately inclined high

CONEs

Hard pedal mottled-yellow and mottled-brown duplex
soils on gently undulating rises {sedimentary)

Hard pedal mottled-yellow duplex soils on rolling hills
(sedimentary}

Grey self-mulching cracking clays on level plains

Hard pedal mottled-yeliow duplex soils on steep hills
(sedimentary)

EaK - PLA - ALP
EaK - LUN

AN, AiNt - CON

AgK, AgKs-5-LAV

AgK - HSL - LOW

EaN, EaK - PLA - ALP

BhE, BhKS - S - PLA

DecK - CON

BaN, BdN - HSL - RIS

BaA - HSL - HIL

EcK-PLA-PLA

BcAhs - HSL - HIL
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APPENDIX 2: Land Systems
Source:  Pitt, AJ. (1981), A Study of the Land in the Catchments of the

Otway Ranges and Adjacent Plains, Soil Conservation Authority.

Land systems are areas of land each with a characteristic pattern of the following environmental
variahles: climate, geology, topography, soils and vegetation. The iand systems for the Surf Coast
Shire are described in the following table and shown on the Map to Appendix 2..

Land systems described ~ Mapreference  Farming system  Classification of  Minimum
land quality lot size ha

Anglesca Aa G, F, CF 4-5 60
Bald Hills BH CF.F ' 5 60
Barrabool Br IC, IG, MF 2 40
Barwon River BR IC, IG 1-2 40
Bellbrae Be G, F,CF 4 A0
Birregurra Ba IC, IG 1-2 40
Deepdene De IG, F 2-3 40
Freshwater Creek FC G 23 60
Gherang Gherang GG G B, CF 4 60
Moggs Creek MC F,CF 5 -
Mooleric M G 3 80 or 100
Mount Sabine MS IG,IC,F 2 40
Paraparap Pp G,IG,CF. F 3 60
Pennyroval Pe 1G,CFE, F 2-3 4)
Thompsons Creek TC G, F 3 a0
Winchelsea Wa G, MF 2-3 80 or 100
by the Author;

Mt Moriac MM IG, MF 2-3 49
Mt Pollock MP G, MF 2-3 60
Murdeduke Lake bank MB IC, IG 1 40
(Other non agricultural areas:

Forrest Ft Forest

Lome Le F

Alre Ae F

Connewarre CA Conservation

Point Roadknight PR C

See Appendix 3 for key to farming systems.
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APPENDIX 3: Farming Systems of Victoria
Source: Phillips Agribusiness (1993),“Impacts of Urban Growth and
Related Development on Agriculture in the Westernport
Region™.
Category of Use Description Characteristics
Intensive Intensive, high output, soil-based Deep, permeable and fertile soils. High
Agriculiure cropping activities including rainfall andfor irrigation. Favourable
(TA) floriculture, vegetable growing, berry climatic conditions. Well located to
Truits, viticulture and other orchard markets. Farm sizes > § ha.
Crops
Mixed farming Semi-intensive agricultare, crop- Suitable seil structure and fertility for
{MF)} rotation bhased, inciuding a ley phase, cropping.

Broadacre cropping
(BC}

Intensive grazing
(G}

Grazing
(G

Conservation
farming

(CF)

Forestry
(F)

either pasture or crop. Livestock
assoctation through the ley phase.
Includes some forms of vegetable
production (potatoes, peas) and
intensive grazing.

Extensive cropping, moderate inputs,
seasonal, timely activities, principal
crops, cereals, legumes, oilseeds,
pasture ley phase. Grazing mainly
sheep, but including cattie.

High input, pasture-based activities,
located either in high rainfali or
irrigation districts. Principaliy
dairying, but inclndes some beef and
sheep enterprises.

Low to moderate input, grassland
based, mtermittent cropping but
principally to achieve pasture
improvement. Sheep and beef
produoction.

Low input, extensive grazing, no
cropping. Environmental sensitivity to
peor management practices.

Native eucalypt forest, some eucalypt
plantations, Pinus plantations.

High rainfall and/or irrigation.
Farm sizes > 100 ha.

Soils suited to cropping.
7-8 months growing season within
defmed summer dry.

. Farm sizes > 400 ha.

Well drained, moderate to high fertility
soils. High rainfall andfor irrigation.

_ Climatic features favour grass

production. Farm sizes > 60 ha.

Variable soil types, low to medium
fertility. 7-10 months growing season.
Farm sizes > 400 ha.

‘Unstable soil types due to structure,

climate or slope. Unfavourable climatic
conditions especially in association
with soils. High incidence of hazards,
pests, eTosion.

Specific use either because of steep
terrain, unstable soils or public
ownership
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APPENDIX 4: ABS Statistics Tables I~ VI
Table 1: 1983/84 - Arecas
Barrabool Winchelsea Total
(Population - 258) | (Population - 319) | (Population - 577)
ha Resp ha Resp ha Resp
Total area of holding 34952.1 258 | 76467.8 319 1114199 577
Salt affected land - area 100 12 492.1 45 592.1 57
Crops excluding pastures and grasses 3255.9 i34 | 87877 149 1 140436 283
Crops {including pastures and grasses) 0145.5 195 | 16986.0 253 | 261315 448
Pure Jucerne at 31 March - area 1313 18 6514 21 8227 39
Sown pasture excluding pure hucerne 197879 200 | 498743 272 | 694622 472
Sown pastures and grasses at 31 March | 19919.2 201 | 50565.7 273 | 04849 474
Pastures (cut for hay) fotal area 3886.6 159 | 68107 213 | 106973 372
Table I: 1993/94 - Areas
EBarrahool Winchelsea Fatal
(Population - 176) | (Population - 247) | (Population - 423)
ha Resp ha Resp ha Resp
Total area of holding 272404 176 | 62803.2 247 9200436 423
Salt affected land - area 90.8 12 3971 47 487.9 59
Crops (excluding pastures and grasses) 1478.3 49 5354 81 6832.3 130
Crops (including pastures and grasses) 35253 89 | 122193 182 | 157446 271
Pure lucerne at 31 March - area 2155 17 368.0 20 583.5 37
Sown pasture excluding pure lucerne 20429 154 | 41908.8 203 62337.8 357
Sown pastures and grasses at 31 March | 20644.5 156 | 42276.8 205 | 629213 361
Pastures {cut for hay) total area 21339 98 |. 4365.7 153 H490.6 231
Table ITF: 1983/84 Stock and Production
Barraboal Winchelsea Total
(Yopulation - 258) | (Population - 319) (Popuiation -
577)
No. Resp No Resp No Resp
Total sheep and lambs 134925 174 | 278498 205 1 413423 379
Total wool production (kg) S47717 162 | 1259651 200 | 1807368 362
Lambs marked 46463 141 | 103862 176 | 150325 317
Total daury cattle irc bulls 2102 50 3085 91 10187 141
Total cattle and calves 7443 144 25353 222 32796 366
Calves born (exc stillbarn) 2970 109 10522 173 13492 282
Live meat strain chickens grown on 216440 2 960000 31 1176449 5
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APPENDIX. 4 (cont.)
Table IV: 1993/94 Stock andLProduction
Barraboel Winchelsea Total
{Population - 176) | (Population - 247) | (Population -423)
No. Resp No Resp ™o Resp
Total sheep and lambs 118502 124 214964 144 333466 268
Tatal wool production (kg) 1000542 115 ] 5990476 139 | 19995896 254
Lambs marked 38594 100 66063 119 104957 219
Total dairy cattle inc bulls 1471 12 8494 48 ) 60 |
Tuatal cattle and calves 7283 77 18555 153 25838 230
Calves bomn (exc stillborn) 2187 56 5547 118 7734 172
Live meat strain chickens grown on 737850 2| 1235009 3 1996850 5
Table V: 1983/84 Crop Production
Barrabool Winchelsea Total
(Population - 258} (Popufation - 319) {Population - 577)
Ha T Res Ha T Res Ha T Res Yd
Pasture Seed (inc pure luceme} 1270.6 5774 22 12706 | 5774 22 0.45
Wheat for srain arza 605 | 17426 26 ] 14531 | 36119 29 2123.1 | 53545 55 2.52
Wheat totat area 517 26| 14581 29 21351 ) 535
Qats for grain 16195 ) 30192 65 | 2671.1 | 53945 22 4290.7 | B413.7 | 147 1.56
Qafs total area 2195.5 102 | 32345 111 5450 213
Barley for grain - total area [74% | 33884 al 14047 | 30024 35 32427 6391 a6 1.97
Barley total area 1830 &7 | 15587 38 33388.7 105
Total cereals for grain - area 4032.6 97 | 57159 05 97435 192 .
Linseed area 22 28 1 _ 492 554.2 12 514 5822 i3 1.13
Legumes for grain - total area 156 13 51 4 207 17
Field Peas for grain 144 181.5 12 25 52.8 3 1691 2343 15 1.39
Rapeseed / canola - area 31 24 3 233 288.5 7 2641 3125 10 1.18
Safflower 72 a2 1 72 52 1 114
Sunflower 171 1453 8 838 T41.7 17 1028 87 15 086
Potatoss - total area 3 25 I] 1549 3319 8 157.9 | 3344 9 21.1%8
Vegetables for human 114 3 27046 15 282 18
cgnsumption
Arntificial Fertilizers - pastures 6GR82.3 101 26018 188 | 320003 289
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APPENDIX 4 (cont.)

Table VI:  1993/94 Crop Production

Barrabool Winchelsea Total

{Population - 176) {Population - 247) {(Population -423)

Ha T Res Ha T Res Ha T BRes Yd
Pasture Seed (ine pure luceme) 10 1.5 ] 1705 | 1050.6 14 1713 | 10521 15 0.6
Wheat for grain area 342 176 3 290 8995 11 3742 | 1075.5 16 2.8
Wheat total area 242 176 3 290 899.5 11 3742 | 10753.3 16| 2.3%
COats for grain 120 £59.8 9 337 403 16 511 | 1264.8 251 243
Oats total area 229 22 391 18 620 49
Barley for arain - total area 550.8 | 30263 15 1500 2209 27 2050.8 | 52353 42 | 2.54
Barley total aresa 5508 | 3026.3 15 1509 2209 27 2050.8 | 52353 42 | 2.54
Total eereals for grain - area 678 | 17261 | 24 3016 53441 3o 3094 | 71270.2 63 1.97
Linseed arca 547 5382 16 547 | 5382 16 0.98
Lagumes for grain - tota) area 97.2 87 5 163 274 5 260.2 361 10 139
Field Peas for grain 84,2 67 4 163 274 3 247.2 341 9 1.38
Rapesced / canola - area 106 33 2 129 219 5 235 02 7 1.29
Safflower
Sunflower 55 116 6 55 116 6] 211
Potatoes - total area 139.5 1900 3 115.8 3037 6 2753 4937 9 179
Vegerables for human 162 | 1906.9 4 116.3 | 3(38.2 6 2783 | 49450 10 17.7
consumption
Artificial Fertilisers - pastures 7860.8 75 22128 152 | 29988.8 228

(Source: ABS, Agricultural Census)
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APPENDIX 5: Gross Value of Agricultural Production Victoria
COMMODITY ) AMOUNT (3) %
Milk Production 1,332,454,933 {25.6)
Cattle and Calves Slanghterings 678,886,317 (13.0)
Total Cereals for Grain 600,974,084 (11.5)
Wool Total 413,177,763 (7.9)
Total Orchard Fruit (inc. Nuts) 328,395,995 (6.3)
Total Vegetables 316,239,311 (6.1)
Tuotal Pastures and Grasses 266,564,032 (5.1)
Poultry Slanghterings 224 880,940 (4.3
Sheep and Lamb Slaughterings 203,311,899 (3.9)
Pigs Slaughterings 164,242 821 3.D
Grapes - Total Value 155,721,350 (3.0
Tatal Legumes for Grain 140,090,555 (2.7)
Total Other Crops Net 108,681,724 (2.1)
Eggs Produced 74.251.023 (1.4)
Nurseries (excl Turf) 69,953,020 (1.3)
Cut Flowers 62 640 840 (1.2)
Total Crops for Hay 24 481,128 {0.5)
Total Oilseeds 15,682 444 {0.3)
Total Small and Berry Fruit 12,492,366 (0.2}
Cultivated Turf 6,363,750 {0.1}
Tetal Honey/Beeswax 5,016,425 (0.1}
Total Fruit Net 2,780,347 (0.05)
Goat Slanghterings 200,725 (0.01)
TOTAL AGRICULTURE - GVY 5,207,483,792 (100)

Source: ABS, Regional Value of Agricultural Commodities Produced Victoria 1992-93

Gross Value of Agricultural Production
Victoria

Cereals Wool Other

129 3% e

Fruit &
Vegetables
23%

Milk
28%

Meat
24%
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APPENDIX 6: Information Requirements for Applications

An application for use, development or subdivision must be supported by a farm management
plan, comprising the following documentation, as appropriate to the particular application being
made:

1. Land Management Plan - This plan is to provide details of the natural resources of the farm
and how they are to be managed in the future. The plan is to be prepared along the guidelines
of a “whole farm plan” as described in “Whole Farm Planning, Principles and Options™ edited
by B.K. Garrett and published by the Department of Conservation and Natural Resources and
the Department of Agriculture, 1993. The plan should include, as appropriate:

* Asite analysis which identifies existing land features and improvements.
* A description of the existing soils, trees, pastures, water supply both natural and man made,
and any identified land problems and how they are to be managed.

2. Site Plan - This plan to show all buildings and works and other improvements intended to be
constructed as envisaged by the farin management plan.

3. Enterprise Plan - This plan is to provide details of the existing enierprises on the land and
any changes which are proposed. [t shoutd detail any capital expenditure proposed as to type,
timing and amount. Specific details on proposed land use, stock numbers and management
practices are to be provided for the next 3 years, The plan should include, as appropriate: -

farm size and productive capacity of the site to sustain the agricultural use of the land:
agticulture requirements of the existing or proposed industry;

existing and proposed agricultural infrastructure;

assessment of industry requirements, growth patterns and investment requirements,

. & & @

4. Financial Plan - This plan is to provide details of how the proposed changes are to be
financed, and how the landowner can afford to develop and maintain the property. The plan is
to provide a 3 year projected cashflow showing likely income and expenditure and how any
deficits are to be financed.
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