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Members of the Public Gallery should note that the Council records and publishes Council 

meetings via Webcast to enhance the accessibility of Council meetings to the broader 

Wellington community.  These recordings are also archived and may be published on 

Council's Website for viewing by the public or used for publicity or information purposes.  

At the appropriate times during the meeting, members of the gallery may address the 

Council at which time their image, comments or submissions will be recorded.   

 

Members of the public who are not in attendance at the Council meeting but who wish to 

communicate with the Council via the webcasting chat room should lodge their questions 

or comments early in the meeting to ensure that their submissions can be dealt with at the 

end of the meeting. 

 

Please could gallery visitors and Councillors ensure that mobile phones and other 

electronic devices are turned off or in silent mode for the duration of the meeting. 

 
 
 

 
  

Council Meeting Information 
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“We acknowledge the traditional custodians  
of this land the Gunaikurnai people, 

and pay respects to their elders past and present” 

 

 

 
 

 
 

 

“Almighty God, we ask your blessing upon the Wellington 
Shire Council, its Councillors, officers, staff and their families. 

We pray for your guidance in our decisions so that the 
true good of the Wellington Shire Council may result to 

the benefit of all residents and community groups.” 
Amen 

 
 
 
 
 

PRAYER 

STATEMENT OF ACKNOWLEDGEMENT 

A - PROCEDURAL 
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A4 CONFIRMATION OF MINUTES OF 
PREVIOUS COUNCIL MEETING/S 

 
   

A - PROCEDURAL 
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ITEM A4 ADOPTION OF MINUTES OF PREVIOUS MEETING/S 
ACTION OFFICER:  ACTING GENERAL MANAGER GOVERNANCE 

DATE:    2 DECEMBER 2014 

 

 
 
OBJECTIVE 
 
To adopt the minutes of the Ordinary Council Meeting of 18 November 2014 as tabled. 
 
 
CONFLICT OF INTEREST 
 
No staff and/or contractors involved in the compilation of this report have declared a Conflict of 
Interest. 
 
 
PUBLIC QUESTIONS AND COMMENTS FROM THE GALLERY 
 
 
 

RECOMMENDATION 
 
That Council adopt the minutes and resolutions of the Ordinary Council Meeting of 18 
November 2014 as tabled. 
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A5 BUSINESS ARISING FROM PREVIOUS 

MEETING/S 
 
 
 
 
  

A - PROCEDURAL 
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ITEM A5 BUSINESS ARISING FROM PREVIOUS MEETING/S 
ACTION OFFICER  CHIEF EXECUTIVE OFFICER 

DATE:    2 DECEMBER 2014 

 
 

ITEM FROM MEETING COMMENTS ACTION BY 

 
Item C4.2 Proposed transfer of land to 
Gippsland Water 
 

 
5 November 

2014 

 
2 December 2014 
 
Contact has been made 
with Gippsland Water to 
seek the additional 
information that Council 
require.  Awaiting a 
response from Gippsland 
Water.: 

 
Manager Built 
Environment/ 
Coordinator 
Commercial 

Facilities 
Management 
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ITEM C4.2 PROPOSED TRANSFER OF LAND TO GIPPSLAND WATER  
DIVISION: BUILT AND NATURAL ENVIRONMENT 
ACTION OFFICER: MANAGER BUILT ENVIRONMENT 
DATE: 5 NOVEMBER 2014 
 
IMPACTS 
Financial Communication Legislative Council 

Policy 
Council 
Plan 

Resources 
& Staff 

Community Environmental Consultation Risk 
Management 

          
 
 
OBJECTIVE 
 
For Council to consider a request from Central Gippsland Region Water Corporation (trading as 
Gippsland Water) to transfer a parcel of Council owned land to be used as an underground 
pumping station. 
 
 
BACKGROUND 
 
Gippsland Water have written to Council seeking an area of land for a new pumping station to be 
located in part of the Stead Street Reserve, Sale (see Attachment One for an aerial overview). 
They have indicated that the current pump is to be replaced and whilst the existing pumps location 
is within land controlled by Gippsland Water this location is not suitable for a new pumping station 
for logistical reasons.  
 
Accordingly Gippsland Water is seeking Council to transfer land in order to accommodate a new 
pumping station.  The area of land, with its increased footprint, will ensure the sewer system can 
cope with existing and future capacity requirements.  Gippsland Water have stated that the existing 
infrastructure has exceeded its lifespan and capacity rating and there is some risk of failure which 
may result in a spill of sewer into surrounding areas. 
 
Gippsland Water have drafted a proposed plan of subdivision to allow them to acquire land for the 
new pump station within the Stead Street Recreation Reserve (see Attachment Two).  This has 
been reviewed by relevant Wellington Shire Council Business Units who have no objection to the 
proposed land transfer. 
 
Gippsland Water have indicated that the transfer of land should be at no consideration as the 
project was instigated for the benefit of residents and the works will provide a benefit to Council in 
ensuring that sewerage facilities are available for future subdivisions. In light of this, Gippsland 
Water will meet all legal and design costs and disbursements (see Attachment Three).  
 
The report however recommends that the consideration for the transfer of land be at market 
valuation. 
 
OPTIONS 
 
Council has the following options available: 
 
1. Transfer the land at no consideration; or  
2. Require a financial consideration as a term of the transfer.  For the purposes of assessing the 

land value a valuation has been commissioned. 
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PROPOSAL 
 
That: 
 
1. Council resolve to transfer to Central Gippsland Region Water Corporation (Gippsland Water) 

Part of Certificate of Title Volume 4867 Folio 847, Lot 1 TP 205342 as described on draft  
PS704992E, at the assessed market valuation as consideration with Gippsland Water meeting 
all costs; and 
 

2. Council enact the provisions of Section 191 of the Local Government Act 1989 (the Act) to 
authorise the transfer of the agreed land parcel to Gippsland Water at the assessed market 
valuation as noting that the public notification process stipulated under Section 189 of the Local 
Government  Act is not applicable in this case. 

 
 
CONFLICT OF INTEREST 
 
No staff and/or contractors involved in the compilation of this report have declared a Conflict of 
Interest. 
 
 
FINANCIAL IMPACT 
 
An appropriate market valuation has been commissioned for council by Gippsland Water and the 
land has been valued at $13,000 (see excerpt in Attachment Four). 
 
Gippsland Water have stated they will meet all costs associated with the preparation of the plans of 
subdivision, all legal expenses and the lodgement of the plans at Land Victoria for issue of titles, 
and other direct costs.  
 
 
COMMUNICATION IMPACT 
 
No communication impacts have been identified. 
 
 
LEGISLATIVE IMPACT 
 
Council is exempt from the provisions of the Local Government Act 1989, Section 189, with respect 
to the transfer of lands effected with a "public body" as defined in the legislation.  As such, Council 
is exempt from the requirement to publically advertise the proposed land transfer and to receive 
submissions. 
 
Gippsland Water as the acquiring authority must comply with the provisions of the Land 
Compensation and Acquisition Act 1989 (Vic) which requires the Authority to serve an acquisition 
notice on the Council. 
 
Any planning permit requirements would need to be satisfied by Gippsland Water for the land to be 
used as a pump station. 
 
 
COUNCIL POLICY IMPACT 
 
The proposed transfer does not conflict with Council’s policy regarding Sale, Exchange and 
Acquisition of Land.  
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The policy outlines that transactions should be in the interests of the community and provide the 
best result (financial and non-financial).  
 
It has been assessed that there is no specific justification that the land should be transferred at 
less than market value and this is reflected in the reports recommendation. 
 
 
COUNCIL PLAN IMPACT 
 
The Council Plan 2013-17 Theme 4 Infrastructure states the following strategic objective and 
related strategies: 
 

Strategic Objective 
“Assets and infrastructure that meet current and future community needs.” 
 
Strategy 
“4.1 Undertake service delivery planning to provide community assets in response to 
identified needs”. 
 

This report supports the above Council Plan strategic objective and strategies. 
 
 
RESOURCES AND STAFF IMPACT 
 
Workload requirements resulting from this proposal will be met from existing resources. 
 
 
COMMUNITY IMPACT 
 
Substantial community benefit will result from ensuring that there is reduced potential for the failure 
of the sewer pump system.   
 
 
ENVIRONMENTAL IMPACT 
 
The transfer will support the benefits from the sewerage scheme by removing the potential for 
effluent seepage into the Gippsland Lakes. 
 
In relation to any amenity impacts such as noise or odour, Gippsland Water have advised that the 
proposed design is in line with Gippsland Water's standards. Gippsland Water does not believe the 
pump station will impact the surrounding houses or users of the reserve in terms of noise or odour. 
There may be some impact during construction and Gippsland Water will coordinate with the users 
of the reserve and the adjacent landowner to ensure minimal disruption to them. 
 
 
CONSULTATION IMPACT 
 
Council has requested that Gippsland Water consult and inform relevant stakeholders regarding 
the project, including users of the recreation reserve and adjoining land owner/occupiers. Following 
enquiries, Gippsland Water received no objections to consultation undertaken with the user groups 
of the Recreation Reserve. 
 
Gippsland Water have advised that there is only one surrounding resident who may be impacted 
and pursuant to s175 of the Water Act 1989 (Vic) Gippsland Water is required to serve a notice 
advising of the work and seek submissions. This will occur once the land tenure is known. In the 
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interim Gippsland Water will write to the landowner and occupier (if different) to advise of the 
possible works. 
 
It should be noted that the existing pump station control cabinet is located to the north of this 
property in the road reserve. These works will be removed as part of the decommissioning. 
 
 
RISK MANAGEMENT IMPACT 
 
No issues of risk management have been identified as applicable in approving the transfer of 
Council land. 
 
 
PUBLIC QUESTIONS AND COMMENTS FROM THE GALLERY 
 
______________________________________________________________________________ 
 

RECOMMENDATION 
 
That: 
1. Council resolve to transfer to Central Gippsland Region Water Corporation (Gippsland 

Water) Part of Certificate of Title Volume 4867 Folio 847, Lot 1 TP 205342 as described 
on draft  PS704992E, at the assessed market valuation as consideration with Gippsland 
Water meeting all costs; and 

 
2. Council enact the provisions of Section 191 of the Local Government Act 1989 (the Act) 

to authorise the transfer of the agreed land parcels to Gippsland Water at the assessed 
market valuation as consideration noting that the public notification process stipulated 
under Section 189 of the Act is not applicable in this case.  
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ATTACHMENT ONE 
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ATTACHMENT TWO 
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ATTACHMENT THREE 
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ATTACHMENT FOUR 
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A6 ACCEPTANCE OF LATE ITEMS 
 
 
 
 
 
 

A - PROCEDURAL 
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A7 NOTICE/S OF AMENDMENT  
OR RESCISSION 

 
 
 
 
 
 
 
 
 
 
  

A - PROCEDURAL 
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A8 NOTICE/S OF MOTION 
 
 
 
 
 
 
 
 
 
 
 
 

A - PROCEDURAL 
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A9 RECEIVING OF PETITIONS 
OR JOINT LETTERS  

 
 
 
 
 
 
 
  

A - PROCEDURAL 
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ITEM A9(1) OUTSTANDING PETITIONS 
ACTION OFFICER GOVERNANCE 

DATE: 2 DECEMBER 2014 

 
 
ITEM FROM  

MEETING 

COMMENTS ACTION BY 

Nil    
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ITEM A9(2) RECEIPT OF PETITION: UPGRADE AND MAINTAIN A SAFER 

ROAD SURFACE ON THE LONGFORD TO GOLDEN BEACH 
ROAD 

DIVISION:   BUILT & NATURAL ENVIRONMENT 
ACTION OFFICER:  MANAGER BUIT ENVIRONMENT 

DATE:  2 DECEMBER 2014 

 
 

Financial Communication Legislative Council 
Policy 

Council 
Plan 

Resources 
& Staff 

Community Environmental Consultation Risk 
Management 

          

 
 
OBJECTIVE 
 
To present Council with a petition in relation to the upgrade and maintaining a safer road surface 
on the Longford to Golden Beach Road. 
 
 
BACKGROUND 
 
A petition containing 208 signatures has been received by Council. 
 
A copy of the petition is attached for Council information. 
 
 
LEGISLATIVE IMPACT 
 
Section L6.59 of Wellington Shire Council Processes of Municipal Government (Meetings and 
Common Seal) Local Law No 1 provides for petitions and joint letters: 
 
“A petition or joint letter presented to the Council must lay on the table for a period determined by 
the Council but not exceeding the next two Council Meetings.  No motion, other than to receive the 
petition or joint letter may be accepted by the Chairperson, unless the Council unanimously agrees 
to deal with it earlier.” 
 
 
PUBLIC QUESTIONS AND COMMENTS FROM THE GALLERY 
 
 
 

RECOMMENDATION 
 
That Council receive the attached petition in relation to the upgrade and maintaining a safer 
road surface on the Longford to Golden Beach Road. 
 
 
 
 
 
 
 

Agenda - Ordinary Council Meeting of 2 December 2014 26



GOLDEN PARADISE BEACH RATEPAYERS & RESIDENTS ASSOCIATION Inc. 

Registered No: A0014979J 
WELL 

ABN: 23 434 081 321 

Customer Service 
VicRoads 
Lower Ground Floor North Building 
60 Denmark Street 
KEW Vic 3101 

Si-1117r 

20 NOV 7014 

RECEIVED N 

17th November 2014 

/1h/71.t 'A /kin,, 

Wear/ / 

Re: Customer Complaint Petition — Longford to Golden Beach Road 

On behalf of the road users we hereby submit signed petitions requesting investigation and 
improvement to the road surface on the Longford to Golden Beach Road. 

Figures provided by the Wellington Shire Council indicate that VicRoads data shows1500 vehicles 
per day (of all types) use this road. Use by trucks has increased in the past two years with heavy 
haulage going into the Gippsland Water recycling facility. Trucks also use this road to access 
Glencoe Lime, Revive (Gibson's fertiliser), Krusic's Gravel and Dutson Gravel businesses as well 
as the Wellington Shire Council gravel pit. I have been informed that a B Double truck can weigh 
up to 64 tonne and this type of heavy vehicle uses the road every day. Recently Krusic's opened a 
Ride Park for motorbike riders and this has also seen an increase of cars and trailers using the 
road. 

The road surface has had quick patch up jobs which barely last 24hrs on the most dangerous 
corners of the road. Markings currently on the road indicate that more patch up work is scheduled. 
We believe this is not good enough. The road surface and shoulders are constantly breaking up 
from the high volume of heavy haulage. 

There have been several collisions on this road and users report damage to their vehicles when 
being forced to drive through the large potholes. Caution signs have been erected at one corner 
only requesting speed be reduced to 80ks an hour then on the l e  of November this was changed 
to 60ks an hour. Even at low speeds damage can be sustained by small passenger vehicles when 
forced to drive through these damaged sections of the road. Inevitably it is at these dangerous 
corners that you will meet an oncoming vehicle and have to navigate through broken sections of 
the road. 

This is a school bus route and bus drivers have also indicated they consider the road dangerous. 
There is no alternative route for people living in Loch Sport, Dutson or Golden Beach to access 
their towns. 

We urge you to make a full investigation of this road and schedule works to upgrade the surface 
and install shoulders on the curves to improve driving conditions for all motorists and provide a 
safer road. 

Sincerely 

A.. 

Fran Zuijdwijk 
Chairperson 

cc Wellington Shire Council 
RACV 

Please address all correspondence to: 
Christine Hawker, Secretary Golden Beach 3851 Email: 

Telephone: 5146 3426 
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Petition to Vic Roads & Wellington Shire Council 
i Petition summary and 1 The Longford to Golden Beach Road has seen an increase in vehicular traffic including B background 
I 1 doubles and heavy trucks and subsequently the road surface has been deteriorating for some 

: time. Small patch up maintenance in problem areas lasts less than 24hrs in some of the most 
: dangerous corners of the road. Vehicles have been damaged when hitting large potholes and 
: collisions have occurred. This is a school and community bus route and we are concerned for 
the safety of the passengers and drivers on this road. 

; Action petitioned for We, the undersigned, are concerned citizens who urge your authorities to act now to upgrade and maintain a safer road i surface on the Longford to Golden Beach Road. I 
_ 

J 
PETITION ON DISPLAY FOR SIGNING AND COMMENT UNTIL,'" November at Golden Beach and Loch Sport businesses, school and sporting • 
venues. i c r  • 

I Printed Name Signature Address Comment 

; n o  L J h ç Q L Q r  

rke')N.1() () 
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Petition to Vic Roads & Wellington Shire Council 
Petition summary and The LOngford to Golden Beach Road has seen an increase in vehicular traffic including B 
background doubles and heavy trucks and subsequently the road Surface has been deteriorating for some 

time. Small patch up maintenance in problem areas lasts less than 24hrs in some of the most 
dangerous corners of the road. Vehicles have been damaged when hitting large potholes and 
collisions have occurred. This is a school and community bus route and we are concerned for 
the safety of the passengers and drivers on this road. 

Action petitioned for We, the undersigned, are concerned citizens who urge your authorities to act now to upgrade and maintain a safer road 
surface on the Longford to Golden Beach Road. 

PETITION ON DISPLAY FOR SIGNING AND COMMENT UNTIL 7th November at Golden Beach and Loch Sport businesses, school and sporting 
venues. 
Printed Name Signature Address Comment .Date 
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Petition to Vic Roads & Wellington Shire Council 
I Petition summary and The Longford to Golden Beach Road has seen an increase in vehicular traffic including B 

background doubles and heavy trucks and subsequently the road surface has been deteriorating for some 
time. Small patch up maintenance in problem areas lasts less than 24hrs in some of the most 
dangerous corners of the road. Vehicles have been damaged when hitting large potholes and 
collisions have occurred. This is a school and community bus route and we are concerned for 
the safety of the passengers and drivers on this road. 

Action petitioned for We, the undersigned; are concerned citizens who urge your authorities to act now to upgrade and maintain a safer road 
surface on the Longford to Golden Beach Road. 

PETITION ON DISPLAY FOR SIGNING AND COMMENT UNTIL 7th November at Golden Beach and Loch Sport businesses, school and sporting 
venues. 
Printed Name 

1±.± 

c. 

n / 

S 

\ 

7-Signature 

1)11 No% 

I Address I Comment 
I c t i , - F C / c .  a / 

g .F0 Ctt 

Date 
C;\ 

c> 
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Petition to Vic Roads & Wellington Shire Council 
Petition summary and The Longford to Golden Beach Road has seen an increase in vehicular traffic including B background doubles and heavy trucks and subsequently the road surface has been deteriorating for some I time. Small patch up maintenance in problem areas lasts less than 24hrs in some of the most 

dangerous corners of the road. Vehicles have been damaged when hitting large potholes and 
collisions have occurred. This is a school and community bus route and we are concerned for 
the safety of the passengers and drivers on this road. 

Action petitioned for We, the undersigned, are concerned citizens who urge your authorities to act now to upgrade and maintain a safer road 
surface on the Longford to Golden Beach Road. 

PETITION ON DISPLAY FOR SIGNING AND COMMENT UNTIL 7th November at Golden Beach and Loch Sport businesses, school and sporting 
venues. 
Printed Name 1 Signature Address Comment 1 Date 
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çct4C1 

4e 

1 

Agenda - Ordinary Council Meeting of 2 December 2014 31



Petition to Vic Roads & Wellington Shire Council 
Petition summary and I The Longford to  Golden Beach Road has seen an increase in vehicular traffic including B 
background doubles and heavy t rucks and subsequent ly the road surface has been deteriorating fo r  some 

time. Small patch up maintenance in problem areas lasts less than 24hrs in some o f  the most 
dangerous corners o f  the road. Vehicles have been damaged when hitt ing large potholes and 
col l is ions have occurred. This is a school  and communi ty  bus route and we  are concerned for 
the safety o f  the passengers and drivers on this road. 

Action petitioned for We, the undersigned, are concerned citizens who urge your authorities to act now to upgrade and maintain a safer road 
surface on the Longford to Golden Beach Road. 

PETITION ON DISPLAY FOR SIGNING AND COMMENT UNTIL 7th November at Golden Beach and Loch Sport businesses, school and sporting 
venues. 
Printed Name Signature Address Comment Date 
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Petition to Vic Roads & Wellington Shire Council 
Petition summary and The Longford to Golden Beach Road has seen an increase in vehicular traffic including B background doubles and heavy trucks and subsequently the road surface has been deteriorating for some 

time. Small patch up maintenance in problem areas lasts less than 24hrs in some of the most 
dangerous corners of the road. Vehicles have been damaged when hitting large potholes and 
collisions have occurred. This is a school and community bus route and we are concerned for 
the safety of the passengers and drivers on this road. 

Action Petitioned for, We, the undersigned, are concerned citizens who urge your authorities to act now to upgrade and maintain a safer road 
surface on the Longford to Golden Beach Road. 

PETITION ON DISPLAY FOR SIGNING AND COMMENT UNTIL 7th November at Golden Beach and Loch Sport businesses, school and sporting 
venues. 
Printed Name Signature Address Comment Date 
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Signature Address 

Petition to Vic Roads & Wellington Shire Council 
Petition summary and The Longford to Golden Beach Road has seen an increase in vehicular traffic including B background doubles and heavy trucks and subsequently the road surface has been deteriorating for some 

time. Small patch up maintenance in problem areas lasts less than.24hrs in some of the most 
dangerous corners of the road. Vehicles have been damaged when hitting large potholes and 
collisions have occurred. This is a school and community bus route and we are concerned for 
the safety of the passengers and drivers on this road. 
We, the undersigned, are concerned citizens who urge your authorities to act now to upgrade and maintain a safer road 

. 
surface on the Longford to Golden Beach Road. 

Action petitioned for 

PETITION ON DISPLAY FOR SIGNING AND COMMENT UNTIL 7th November at Golden Beach and Loch Sport businesses, school and sporting 
venues. 
Printed Name 
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Petition to Vic Roads & Wellington Shire Council 
Petition summary and 
background 

The Longford to Golden Beach Road has seen an increase in vehicular traffic including B 
doubles and heavy trucks and subsequently the road surface has been deteriorating for some 

I time. Small patch up maintenance in problem areas lasts less than 24hrs in some of the most 
dangerous corners of the road. Vehicles have been damaged when hitting large potholes and 
collisions have occurred. This is a school and community bus route and we are concerned for 
the safety of the passengers and drivers on this road. 

Action petitioned for We, the undersigned, are concerned citizens who urge your authorities to act now to upgrade and maintain a safer road 
I surface on the Longford to Golden Beach Road. 

PETITION ON DISPLAY FOR SIGNING AND COMMENT UNTIL 7th November at Golden Beach and Loch Sport businesses, school and sporting 
venues. 

i Printed Name Signature Address Comment Date 
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Petition to Vic Roads & Wellington Shire Council 
Petition summary and 
background 

The Longford to Golden Beach Road has seen an increase in vehicular traffic including B 
doubles and heavy trucks and subsequently the road surface has been deteriorating for some 
time. Small patch up maintenance in problem areas lasts less than 24hrs in some of the most 
dangerous corners of the road. Vehicles have been damaged when hitting large potholes and 
collisions have occurred. This is a school and community bus route and we are concerned for 
the safety of the passengers and drivers on this 'road. 

Action petitioned for We, the undersigned, are concerned citizens who urge your authorities to act now to upgrade and maintain a safer road 
surface on the Longford to Golden Beach Road. 

PETITION ON DISPLAY FOR SIGNING AND COMMENT UNTIL 7th November at Golden Beach and Loch Sport businesses, school and sporting 
venues. - 
Printed Name Signature i Address Comment Date 
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Petition to Vic Roads & Wellington Shire Council 
Petition summary and The Longford to Golden Beach Road has seen an increase in vehicular traffic including B background doubles and heavy trucks and subsequently the road surface has been deteriorating for some 

time. Small patch up maintenance in problem areas lasts less than 24hrs in some of the most 
dangerous corners of the road. Vehicles have been damaged when hitting large potholes and 
collisions have occurred. This is a school and community bus route and we are concerned for 
the safety of the passengers and drivers on this road. 

Action petitioned for We, the undersigned, are concerned citizens who urge your authorities to act now to upgrade and maintain a safer road 
surface on the Longford to Golden Beach Road. 

PETITION ON DISPLAY FOR SIGNING AND COMMENT UNTIL rh November at Golden Beach and Loch Sport businesses, school and sporting 
venues. 
Printed Name Signature Address 

0-kit:‘, 
iterw) 

kr-6'1441,P 

oliA104 cAssio 
7*, 

&zitescA. 

cr,e ,$(1 
LaGurr g 

f_ 

IComment Date 

' 
- 0 4 - 7 • € 1 - 0  

. 

/7- - 

fivt, ittyob 
•7-c„ ,195 

vie • e—P,A(..01_4-0 
U IN) %iSe .12-cars) c 4 ' v l A b e  

/10 

eRscc A-e-e4 (almost kectd an cofli 

(cu-161,-, Cie 
(...y9ke 

1 
$e 

14/.430-Keit 

l) 
1(01 

c---rruck 

- - - 

r 

Agenda - Ordinary Council Meeting of 2 December 2014 37



Petition to Vic Roads & Wellington Shire Council 
Petition summary and The Longford to Golden Beach Road has seen an increase in vehicular,traffic including B background doubles and heavy trucks and subsequently the road surface has been deteriorating for some 

time. Small patch up maintenance in problem areas lasts less than 24hrs in some of the most 
dangerous corners of the road. Vehicles have been damaged when hitting large potholes and 
collisions have occurred. This is a school and community bus route and we are concerned for 
the safety of the passengers and drivers on this road. 

Action petitioned for We, the undersigned, are concerned citizens who urge your authorities to act now to upgrade and maintain a safer road 
surface on the Longford to Golden Beach Road. 

PETITION ON DISPLAY FOR SIGNING AND COMMENT UNTIL 7th November at Golden Beach and Loch Sport businesses, school and sporting 
venues. 
Printed Name Signature 
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Petition to Vic Roads & Wellington Shire Council 
Petition summary and The Longford to Golden Beach Road has seen an increase in vehicular traffic including B background doubles and heavy trucks and subsequently the road surface has been deteriorating for some 

time. Small patch up maintenance in problem areas lasts less than 24hrs in some of the most 
dangerous corners of the road. Vehicles have been damaged when hitting large potholes and 
collisions have occurred. This is a school and community bus route and we are concerned for 
the safety of the passengers and drivers on this road. 

Action petitioned for We, the undersigned, are concerned citizens who urge your authorities to act now to upgrade and maintain a safer road 
surface on the Longford to Golden Beach Road. 

PETITION ON DISPLAY FOR SIGNING AND COMMENT UNTIL 7 November at Golden Beach and Loch Sport businesses, school and sporting 
venues. 
Printed Name Signature Address. Comment Date. 
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Petition to Vic Roads & Wellington Shire Council 
Petition summary and The Longford to Golden Beach Road has seen an increase in vehicular traffic including B background doubles and heavy trucks and subsequently the road surface has been deteriorating for some 

time. Small patch up maintenance in problem areas lasts less than 24hrs in some of the most 
dangerous corners of the road. Vehicles have been damaged.when hitting large potholes and 

. 
collisions have occurred. This is a school and community bus route and we are concerned for 
the safety of the passengers and drivers on this road. 

Action petitioned for We, the undersigned, are concerned citizens who urge your authorities to act now to upgrade and maintain a safer road 
surface on the Longford to Golden Beach Road. 

PETITION ON DISPLAY FOR SIGNING AND COMMENT UNTIL 7th November at Golden Beach and Loch Sport businesses, school and sporting 
venues. 
Printed Name S ! !Mut' Address Comment Date 
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Petition to Vic Roads & Wellington Shire Council 
Petition summary and The Longford to Golden Beach Road has seen an increase in vehicular traffic including B background doubles and heavy trucks and subsequently the road surface has been deteriorating for some 

time. Small patch up maintenance in problem areas lasts less than 24hrs in some of the most 
dangerous corners of the road. Vehicles have been damaged when hitting large potholes and 

, 
collisions have occurred. This is a school and community bus route and we are concerned for 
the safety of the passengers and drivers on this road. 

Action petitioned for We, the undersigned, are concerned citizens who urge your authorities to-act now to upgrade and maintain a safer road 
surface on the Longford to Golden Beach Road. 

. PETITION ON DISPLAY FOR SIGNING AND COMMENT UNTIL 7 November at Golden Beach and Loch Sport businesses, school and sporting 
venues. 

'Printed Name Signature Address Comment Date 
a g i2  O , n s n C o r T r t ,  (Ail 

stcle- - dac-no miss. kb ec: ' / 1 ' 

, , , ...,,, ,, , pi „_ -Jr-.:-s-- ,.„Llit1/1 
,..,„ pr, i --,....„‘„,„:„ • / , , .s i64: 7. 

,ct,a,,,,,,t- 
- 6 ; - A t t y N - 1 " Y \ ( 0 - . G  

- - - i 
-77- 

--,---Tr- 
(I 

----z-ScAm'‘-e-rja-• .E;—‘5le:..-1- 
.,, 

.-"-ti '- -.-.1,1,._ 

fig ' 
V-J2 iv"Pt. C./14-----, 

— 

Ph...j41 

: 

Agenda - Ordinary Council Meeting of 2 December 2014 41



Petition to Vic Roads & Wellington Shire Council 
Petition summary and 
background' 

. 

The Longford to Golden Beach Road has seen an increase in vehicular traffic including B 
doubles and heavy trucks and subsequently the road surface has been deteriorating for some 
time. Small patch up maintenance in problem areas lasts less than 24hrs in some of the most 
dangerous corners of the road. Vehicles have been damaged when hitting large potholes and 
collisions have occurred. -This is a school and community bus route and we are concerned for 
the safety of the passengers and drivers on this road. 

Action petitioned for We, the undersigned, are concerned citizens who urge your authorities to act now to upgrade and maintain a safer road 
surface on the Longford to Golden Beach Road. 

PETITION ON DISPLAY FOR SIGNING AND COMMENT UNTIL 7th November at Golden Beach and Loch Sport businesses, school and sporting 
venues. n 

• 
Printed Name Signatu i I, Addrest.,. Comment Date 
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Petition to Vic Roads & Wellington Shire Council 
Petition summary and The Longford to Golden Beach Road has seen an increase in vehicular traffic including B 
background doubles and heavy trucks and subsequently the road surface has been deteriorating for some 

time. Small patch up maintenance in-problem areas lasts less than 24hrs in some of the most 
dangerous corners of the road. Vehicles have been damaged when hitting large potholes and 
collisions have occurred. This is a school and community bus route and we are concerned for 
the safety of the passengers and drivers on this road. 

Action petitioned for We, the undersigned, are concerned citizens who urge your authorities to act now to upgrade and maintain a safer road 
surface on the Longford to Golden Beach Road. 

PETITION ON DISPLAY FOR SIGNING AND COMMENT UNTIL 7th November at Golden Beach and Loch Sport businesses, school and sporting 
venues. 
Printed Name Signature Address Comment Date 
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Petition to Vic Roads & Wellington Shire Council 
Petition summary and 
background 

The Longford to Golden Beach Road has seen an increase in vehicular traffic including B 
doubles and heavy trucks and subsequently the road surface has been deteriorating for some 
time. Small patch up maintenance in problem areas lasts less than 24hrs in some of the most 
dangerous corners of the road. Vehicles have been damaged when hitting large potholes and 
collisions have occurred. This is a school and community bus route and we are concerned for 
the safety of the passengers and drivers on this road. 

Action petitioned for We, the undersigned, are concerned citizens who urge your authorities to act now to upgrade and maintain a safer road surface on the Longford to Golden Beach Road. PETITION ON DISPLAY FOR SIGNING AND COMMENT UNTIL rh November at Golden Beach and Loch Sport businesses, school and sporting 
venues. 
Printed Name Signature lOrr Address Comment Date 
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Petition to Vic Roads & Wellington Shire Council 
Petition summary and 
background The Lengford to Golden Beach Road has seen an increase in vehicular traffic including B 

doubles and heavy trucks and subsequently the road surface has been deteriorating for some 
time. Small patch up maintenance In problem areas lasts less than 24hrs in some of the most 
dangerous corners of the road. Vehicles have been damaged when hitting large potholes and 
collisions have occurred. This is a school and community bus route and we are concerned for 
the safety of the passengers and drivers on this road. 

• 

. 
Action petitioned for We, the undersigned: are concerned citizens who urge your authorities to act. now to upgrade and maintain a safer road 

surface on the Longford to Golden Beach Road. 
PETITION ON DISPLAY FOR SIGNING AND COMMENT UNTIL 7th November at Golden Beach and Loch Sport businesses, school and sporting 
venues. 
Printed Name Signature Address 
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Petition to Vic Roads & Wellington Shire Council 
Petition summary and The Longford to Golden Beach Road has seen an increase in vehicular traffic including B background doubles and heavy trucks and subsequently the road surface has been deteriorating for some 

time. Small patch up maintenance in problem areas lasts less than 24hrs in some of the most 
dangerous corners of the road. Vehicles have been damaged when hitting large potholes and 
collisions have occurred. This is a school and community bus route and we are concerned for 
the safety of the passengers and drivers on this road. 

Action petitioned for We, the undersigned, are concerned citizens who urge your authorities to act now to upgrade and maintain a safer road . 
surface on the Longford to Golden Beach Road. 

PETITION ON DISPLAY FOR SIGNING AND COMMENT UNTIL 7th November at Golden Beach and Loch Sport businesses, school and sporting 
venues. 
Printed Name Signature 

, /1 -I Address Comment • Date 
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Petition to Vic Roads & Wellington Shire Council 
Petition summary and The Longford to Golden Beach Road has seen an increase in vehicular traffic including B background doubles and heavy trucks and subsequently the road surface has been deteriorating for some 

time. Small patch up maintenance in problem areas lasts less than 24hrs in some of the most 
dangerous corners of the road. Vehicles have been damaged when hitting large potholes and 
collisions have occurred. This is a school and community bus route and we are concerned for 
the safety of the passengers and drivers on this road. 

Action petitioned for We, the undersigned, are concerned citizens who urge your authorities to act now to upgrade and maintain a safer road 
surface on the Longford to Golden Beach Road. 

PETITION ON DISPLAY FOR SIGNING AND COMMENT UNTIL 7ffi November at Golden Beach and Loch Sport businesses, school and sporting 
venues. 
Printed Name Signature., Address ' Comment Date 
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Petition to Vic Roads & Wellington Shire Council 
petition summary And 
background 

. 

The. Liongford to Golden Beach Road has seen an increase in vehicular traffic including B 
doubles and heavy trucks and subsequently the road surface has been deteriorating for some 
time. Small patch up maintenance in problem areas lasts less than 24hrs in some of the most 
dangerous comers of the road. Vehicles have been damaged when hitting large potholes and 
collisions have occurred. This is a school arid community bus route and we are concerned for 
the safety of the passengers and drivers on this road. 

Action petitioned for ' We the undersigned, are concerned citizens who urge your authorities to act now to upgrade and maintain a safer triad 
surface on the Longford to Golden Beach Road. 

PETITION ON DISPLAY FOR SIGNING AND COMMENT UNTIL 7111 November at Golden Beach and Loch Sport businesses, school and sporting 
venues. 
Printed Name Signature Address Comment. Date 
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A10 INVITED ADDRESSES, 
PRESENTATIONS OR 

ACKNOWLEDGEMENTS 
 

 
 
 
 
 
 
 
 
 
 
 

A - PROCEDURAL 
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ITEM A11   GALLERY COMMENTS 

DIVISION:  CHIEF EXECUTIVE OFFICER 

ACTION OFFICER:  CHIEF EXECUTIVE OFFICER 

DATE:  2 DECEMBER 2014 
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A12 QUESTIONS ON NOTICE  
 

 
 
 
  

A - PROCEDURAL 
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ITEM A12(1) OUTSTANDING QUESTIONS ON NOTICE 
ACTION OFFICER CHIEF EXECUTIVE OFFICER 

DATE: 2 DECEMBER 2014 

 
 
 
ITEM 

 
FROM  
MEETING 
 

 
COMMENTS 

 
ACTION BY 

 
Nil 
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A13 MAYOR’S REPORT 
 

 
 
 
 
A Mayor’s Report is due to be presented on the 16 December 2014. 
 
 
 
 
 
 

A - PROCEDURAL 
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A14 YOUTH COUNCIL 
REPORT 

 
 
 
 
Youth Council will present a report to Council quarterly due January 2015. 
 
 
 
 

A - PROCEDURAL 
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DELEGATES 
 
 
 
 
 
 
 
 

B –REPORT 
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OFFICER 
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GENERAL MANAGER  
CORPORATE SERVICES 

 
 
 
 
 
 
 
 
  

C2 - REPORT 
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ITEM C2.1 COUNCIL MEETING DATES FOR 2015 
DIVISION:    CORPORATE SERVICES 

ACTION OFFICER:  ACTING GENERAL MANAGER CORPORATE SERVICES 

DATE:  2 DECEMBER 2014 

 
IMPACTS 

Financial Communication Legislative Council 
Policy 

Council 
Plan 

Resources 
& Staff 

Community Environmental Consultation Risk 
Management 

          

 
 
OBJECTIVE 
 
To plan and make public a schedule of proposed Council Meetings to be held during 2015 as 
attached. 
 
 
BACKGROUND 
 
Council Meetings are currently held on the first and third Tuesdays of the month (excepting 
January.  This has been the practice for some years now. 
 
At a Councillor Workshop on 21 October 2014 to discuss Council meeting frequency and times, 
most of the Councillors present expressed a preference for retaining the first and third Tuesday 
model.  Currently the first meeting of the month starts at 3pm, and the second at 6pm, but 
Councillors also agreed that both meetings start at 6pm to allow for more members of the 
community to attend. 
 
 
OPTIONS 
 
Council has the following options: 
 

1. Adopt the dates and times of proposed meetings for 2015 as attached; or 
2. Seek further information prior to receiving and endorsing the attached dates and times of 

proposed meetings for 2015. 
 
 
PROPOSAL 
 
That Council continues the current practice of holding two Council Meetings each month (excepting 
January) and formally adopt the dates and times of proposed meetings for 2015 as attached. 
 
 
CONFLICT OF INTEREST 
 
No Staff and/or Contractors involved in the compilation of this report have declared a Conflict of 
Interest 
 
 
COUNCIL PLAN IMPACT 
 
The Council Plan 2013–17 Theme 2 Organisational states the following strategic objective and 
related strategy: 
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 Strategic Objective 
 “An organisation that is responsive, flexible, honest, accountable and consistent.” 
 
 Strategy 2.3 
 “Ensure sound governance processes that result in responsive, ethical, transparent and 
 accountable decision making.” 
 
This report supports the above Council Plan strategic objective and strategy. 
 
 
COMMUNITY IMPACT 
 
Council’s meeting schedule has been designed to enable maximum opportunity for input and 
participation from members of the community. 
 
 
PUBLIC QUESTIONS AND COMMENTS FROM THE GALLERY 
 
 
 

RECOMMENDATION 
 
That Council continues the current practice of holding two Council meetings each month 
(excepting January) and formally adopt the dates and times of proposed meetings for 2015 
as attached. 
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COUNCIL MEETING DATES FOR 2015 

 
 

Council Meeting 
6pm  

1st Tues of Month 

Council Meeting 
6pm 

3rd Tues of Month 

3 February 2015 17 February 2015 

3 March 2015 17 March 2015 

7 April 2015 21 April 2015 

5 May 2015 19 May 2015 

2 June 2015 16 June 2015 

 7 July 2015 21 July 2015 

4 August 2015 18 August 2015 

1 September 2015 15 September 2015 

6 October 2015 20 October 2015 

4 November 2015 (Wed) 17 November 2015 

1 December 2015 15 December 2015 
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ITEM C2.2 ASSEMBLY OF COUNCILLORS 
DIVISION: CORPORATE SERVICES 
ACTION OFFICER: ACTING GENERAL MANAGER CORPORATE SERVICES 
DATE: 2 DECEMBER 2014 
 

IMPACTS 
Financial Communication Legislative Council 

Policy 
Council 

Plan 
Resources 

& Staff 
Community Environmental Consultation Risk 

Management 

          
 
 
OBJECTIVE 
 
To report on all assembly of Councillor records received during the period 11 November to 25 
November 2014. 
 
 
BACKGROUND 
 
Section 80A of the Local Government Act 1989 requires a written record to be kept of all 
assemblies of Councillors, stating the names of all Councillors and Council staff attending, the 
matters considered and any conflict of interest disclosures made by a Councillor.  These records 
must be reported, as soon as practicable, at an ordinary meeting of the Council and recorded in the 
minutes. 
 
Below is a summary of all assembly of Councillors records received during the period 11 November 
to 25 November 2014. 
 
Assembly of Councillors summary of reports received between 11 November to 25 November 
2014 
 
Date Matters considered Councillors and officers in attendance 

18 November 
2014 

1. Councillors’ Diary Meeting Councillors Crossley, Rossetti, Cleary, 
McCubbin, McIvor, Wenger, Davine 
David Morcom, Chief Executive Officer 
Sharon Willison, Mayoral & Councillor Support 
Officer  
Gail Hogben, Executive Assistant 
 

18 November 
2014 

1. Place Names Committee 
Minutes 

Councillors McCubbin, McIvor, Davine 
Dean Morahan, Manager Assets & Projects 
James Blyth, GIS Officer 
 

18 November 
2014 

1. Pre Council Meeting Agenda 
2. C86 Rosedale Structure Plan 

Implementation 
3. New Town Entry Signs 
4. Council and Community 

Planning 
5. Budget Review 
6. Australia Day Awards 

Councillors Crossley, Rossetti, Cleary, 
McCubbin, McIvor, Wenger, Davine, Duncan 
David Morcom, Chief Executive Officer 
Chris Hastie, General Manager Built and Natural 
Environment 
Glenys Butler, General Manager Liveability 
John Websdale, General Manager Development 
Lesley Fairhall, Acting General Manager 
Corporate Services  
Josh Clydesdale, Manager Land Use Planning 
(Item 2) 
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Assembly of Councillors summary of reports received between 11 November to 25 November 
2014 
 
Date Matters considered Councillors and officers in attendance 

Ben Proctor, Strategic Planner (Item 2) 
Barry Hearsey, Coordinator Strategic Planning 
(Item 2) 
Sabine Provily, Strategic Planner (Item 2) 
Katy Cummins, Coordinator Media & Public 
Relations (Item 6) 
Leanne Wishart, Acting Coordinator Social 
Planning & Policy (Item 4) 
Meg Capurso, Community Planning Officer (Item 
4) 
Karen McLennan, Acting Manager Community 
Wellbeing (Item 4) 
 

 
 
OPTIONS 
 
Council has the following options: 
 
1. Note and receive the attached assembly of Councillors records; or 
 
2. Not receive the attached assembly of Councillors records and seek further information for 

consideration of a future Council meeting. 
 
 
PROPOSAL 
 
That Council note and receive the attached assembly of Councillors records received during the 
period 11 November to 25 November 2014. 
 
 
CONFLICT OF INTEREST 
 
No staff and/or contractors involved in the compilation of this report have declared a Conflict of 
Interest. 
 
 
LEGISLATIVE IMPACT 
 
The reporting of written records of assemblies of Councillors to the Council in the prescribed format 
complies with Section 80A of the Local Government Act 1989.  
 
 
COUNCIL PLAN IMPACT 
 
The Council Plan 2013-17 Theme 2 Organisational states the following strategic objective and 
related strategy: 
 
 Strategic Objective 
 “An organisation that is responsive, flexible, honest, accountable and consistent.” 
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 Strategy 2.3 
 “Ensure sound governance processes that result in responsive, ethical, transparent and 

accountable decision making.” 
 
This report supports the above Council Plan strategic objective and strategy. 
 
 
PUBLIC QUESTIONS AND COMMENTS FROM THE GALLERY 
 
_________________________________________________________________________ 
 

RECOMMENDATION 
 
That Council note and receive the attached assembly of Councillors records received 
during the period 11 November to 25 November 2014. 
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ASSEMBLY OF COUNCILLORS 
 

1. DATE OF MEETING: 
 
18/11/2014 
 

2. ATTENDEES: 
 
 Councillors: 

Name In attendance 
(tick) 

Name In attendance 
(tick) 

 Yes No  Yes No 
Cr Crossley   Cr McCubbin   
Cr Rossetti   Cr McIvor   
Cr Cleary   Cr Wenger   
Cr Davine   Cr Hole   
Cr Duncan      

 
Officers In Attendance: 
Name In attendance 

(tick) 
Name In attendance 

(tick) 

 Yes No  Yes  No 
D Morcom, CEO   G Butler, GML   
C Hastie, GMB&NE   J Websdale , GMD   
      

 
Others in attendance: (list names and item in attendance for) 
 
Name Item No. Name Item No. 
Gail Hogben 1   
Sharon Willison 1   
    
    

 
 

3. Matters/Items considered at the meeting (list): 
 

1. Councillors’ Diary Meeting  
 
 
4. Conflict of Interest disclosures made by Councillors: 
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ASSEMBLY OF COUNCILLORS FOR PLACE NAMES COMMITTEE 
 

1. DATE OF MEETING: 
 
18/11/2014 
 

2. ATTENDEES: 
 
 Councillors: 

Name In attendance 
(tick) 

Name In attendance 
(tick) 

 Yes No  Yes No 
Cr McCubbin √     
Cr McIvor √     
Cr Davine √     
      

 
Officers In Attendance: 
Name In 

attendance 
(tick) 

Name In attendance 
(tick) 

 Yes No  Yes  No 
Dean Morahan, Manager Assets 
& Projects 

√     

Sandra Rech, Coordinator Asset 
Management 

 √    

James Blythe, GIS Officer √     
      

 
Others in attendance: (list names and item in attendance for) 
 
Name Item No.   
    

 
 

3. Matters/Items considered at the meeting (list): 
 

1. Place Names Committee Minutes 
 
 
 

 

4. Conflict of Interest disclosures made by Councillors: 
Nil 
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ASSEMBLY OF COUNCILLORS 
 

1. DATE OF MEETING: 18/11/2014 
 

2. ATTENDEES: 
 

 Councillors: 
Name In attendance 

(tick) 
Name In attendance 

(tick) 

 Yes No  Yes No 
Cr Crossley   Cr McCubbin   
Cr Rossetti   Cr McIvor   
Cr Cleary   Cr Wenger   
Cr Davine   Cr Hole   
Cr Duncan      

Cr McIvor left the meeting at 11.50am, and returned at 1.15pm. 
Cr Duncan joined the meeting at 2.05pm 
Cr McCubbin left the meeting at 2.05pm, and returned at 2.55pm 
 
Officers In Attendance: 
Name In attendance 

(tick) 
Name In attendance 

(tick) 

 Yes No  Yes  No 
D Morcom, CEO   G Butler, GML   
L Fairhall, Acting GMCS   J Websdale , GMD   
C Hastie, GMB&NE      

 
Others in attendance: (list names and item in attendance for) 
 
Name Item No. Name Item No. 
Sabine Provily, Strategic 
Planner 

2 Katy Cummins, 
Coordinator Media & 
Public Relations 

6 

Barry Hearsey, Coordinator 
Strategic Planning 

2 Leanne Wishart, Acting 
Coordinator Social 
Planning & Policy 

4 

Josh Clydesdale, Manager 
Land Use Planning 

2 Meg Capurso, Community 
Planning Officer 

4 

Ben Proctor, Strategic Planner 2 Karen McLennan, Acting 
Manager Community 
Wellbeing 

4 

, 
3. Matters/Items considered at the meeting (list): 

 
6. Pre Council Meeting Agenda 
7. C86 Rosedale Structure Plan Implementation 
8. New Town Entry Signs 
9. Council and Community Planning 
10. Budget Review 
11. Australia Day Awards 

 
4. Conflict of Interest disclosures made by Councillors: 
 NIL 
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GENERAL MANAGER 

DEVELOPMENT 
 

 
 
 
 
 
  

C3 - REPORT 
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ITEM C3.1 PLANNING DECISIONS 
DIVISION: DEVELOPMENT 
ACTION OFFICER: MANAGER LAND USE PLANNING 
DATE: 2 DECEMBER 2014 
 

IMPACTS 
Financial Communication Legislative Council 

Policy 
Council 

Plan 
Resources 

& Staff 
Community Environmental Consultation Risk 

Management 

          
 
 
OBJECTIVE 
 
To provide a report to Council on recent planning permit trends and planning decisions made under 
delegation by Statutory Planners during the month of October 2014 for information. 
 
 
BACKGROUND 
 
Statutory Planners have delegated authority under the Planning and Environment Act 1987 to make 
planning decisions in accordance with the Planning and Environment Act 1987 and the Wellington 
Planning Scheme including the issue of: planning permits, amended permits, extensions of time, 
refusal of planning permits and notices of decision to grant a planning permit. 
 
A copy of planning permit decisions made between 1 October and 31 October 2014 is included in 
Attachment 1.   
 
Attachment 2 provides an overview of recent planning permit trends including decisions made, 
efficiency of decision making and the estimated value of approved development (derived from 
monthly Planning Permit Activity Reporting data). 
 
 
OPTIONS 
 
Council may choose to note this report, alternatively, Council may choose to seek further 
information and refer this report to another meeting. 
 
 
PROPOSAL 
 
That Council note the report on recent planning permit trends and planning application 
determinations between 1 October and 31 October 2014. 
 
 
CONFLICT OF INTEREST 
 
No staff and/or contractors involved in the compilation of this report have declared a conflict of 
interest. 
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COMMUNICATION IMPACT 
 
The monthly report communicates information about planning trends and determinations including 
the issue of planning permits, amended permits, refusal of planning permits and notices of decision 
to grant a planning permit. 
 
 
LEGISLATIVE IMPACT 
 
All planning decisions have been processed and issued in accordance with the Planning and 
Environment Act 1987 and the Wellington Planning Scheme. 
 
COUNCIL POLICY IMPACT 
 
All planning decisions have been issued after due consideration of relevant Council policy, 
including Council’s Heritage Policy and the requirements of the State and Local Planning Policy 
Framework in the Wellington Planning Scheme. 
 
 
COUNCIL PLAN 
 
The Council Plan 2013–2017 Theme 5 Land Use Planning states the following strategic objective 
and related strategy: 
 
 Strategic Objective 

“Appropriate and forward looking land use planning that incorporates sustainable growth 
and development.” 

  
Strategy 5.2 
“Provide user friendly, accessible planning information and efficient planning processes.” 

 
This report supports the above Council Plan strategic objective and strategy. 
 
 
ENVIRONMENTAL IMPACT 
 
Planning decisions are made in accordance with the relevant environmental standards to ensure 
that environmental impacts are minimised. 
 
 
PUBLIC QUESTIONS AND COMMENTS FROM THE GALLERY 
 
______________________________________________________________________________ 
 

RECOMMENDATION 
 
That Council note the report on recent planning permit trends and Planning Application 
Determinations between 1 October and 31 October 2014. 
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ATTACHMENT 1 
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ATTACHMENT 2 
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ITEM C3.2 PORT ALBERT RURAL LIFESTYLE LOTS REVIEW - FINAL 

RECOMMENATIONS REPORT 
DIVISION: DEVELOPMENT 
ACTION OFFICER: MANAGER LAND USE PLANNING 
DATE: 2 DECEMBER 2014 
 

IMPACTS 
Financial Communication Legislative Council 

Policy 
Council 

Plan 
Resources 

& Staff 
Community Environmental Consultation Risk 

Management 

          
 
 
OBJECTIVE 
 
1. To adopt the Port Albert Rural Lifestyle Lots Review Final Recommendations Report (in 
 relation to precincts 2, 4 and parts of precincts 5 and 6). 

 
2. To prepare a planning scheme amendment and seek Ministerial Authorisation to: 
 

a) rezone Precinct 2 and part of Precinct 5 (being land on the northern side of Kilgowers 
Road) to the Rural Living Zone – Schedule 2; 

b) rezone Precinct 4 to Low Density Residential Zone (with the exception of 180 
 Yarram-Port Albert Road); 
c) rezone mapping anomalies at 68 & 86 Yarram-Port Albert Road; and 
d) rezone the existing caravan park within Precinct 6 to the Rural Activity Zone. 

 
 
BACKGROUND 
 
The Port Albert Rural Lifestyle Lots Review (the Review) began in March 2014 and has been 
developed through a process that has involved a significant amount of background and research 
work, detailed analysis and community involvement.  
 
‘Spiire’ town planning consultants, who were appointed to undertake the Review, has now provided 
Council with a Final Recommendations Report (Attachment 1) for Council’s consideration.  
 
A key component of the Review was to investigate and address (community) concerns regarding 
the perceived mismatch of zoning to rural properties and other anomalies brought about by more 
recent changes to the Wellington Planning Scheme and the associated uncertainty surrounding 
ongoing land use and development rights. 
 
The Review provides a sequenced analysis of the following key strategic considerations: 
 

 The role and significance of the study area (refer to Figure 1) in both a regional and local 
context.  

 The significant physical opportunities and constraints of the study area (refer to Figure 2).  
 Housing need, including the existing supply and likely future demand for rural residential 

development within the locality.  
 The issues and concerns raised by local residents and landowners.  
 The pertinent planning context of the study area at the state, regional and local levels - 

including planning policy and controls. 
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The above analysis is based on a thorough review of:  
 

 The Wellington Planning Scheme and relevant recent amendments. 
 A series of relevant strategic studies.  
 The outcomes of targeted community and stakeholder consultation.  

 
 
 

 
 
 
  Figure 1: Study Area 
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 Figure 2: Constraints Map 
Review Methodology 
 
The study area has been divided into a total of nine (9) individual precincts as shown in Figure 3 
(below) in accordance with state government guidance, which advocates an approach focused on 
larger strategic areas rather than on an individual ‘lot-by-lot’ basis. 
 
The extent of the precincts has been determined on an assessment of both the planning controls 
that apply to the land and an on-site assessment including: land use, vegetation cover, 
environmental issues and access constraints. All of the precincts are currently within the Farming 
Zone.  
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Figure 3: Study Precinct Areas 
 
 
Final Review Recommendations 
 
Overall, the Final Review finds that there is some scope to provide rural living opportunities within 
the study area. 
 
The findings of the Review are based on the following key considerations:  
 

 The significant supply of standard town lots within the area for sale or development.  
 A low level of anticipated population growth for the study area.  
 Low projected demand for rural living lots based on demographics and growth projections.  
 The extent of existing significant vegetation coverage within the area, including identified 

Ecological Vegetation Classes.  
 The extent of fire risk due to the significant density of vegetation on both public and private 

land.  
 The extent of potential flooding and inundation risk within the area, drainage constraints as 

well as the potential for increased tidal inundation.  
 The ability to appropriately and sustainably service additional rural residential land.  
 The location of the area to the immediate south of land within the State Resource Overlay 

in recognition of its valuable coal.  
 The close proximity of the area to land utilised for significant levels of agricultural 

production, including dairy farms and timber harvesting.  
 The location at the edge of Ramsar Convention listed and significant coastal wetland areas. 
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In the context of State and Local Planning Policy and having regard to the relevant Planning 
Practice Notes1, the Review provides the following recommendations in respect of each of the nine 
individual precinct areas: 
 
Precinct 1: Investigate rezoning Precinct 1 to Rural Conservation Zone – Schedule 1. 
 
Precinct 2: Rezone Precinct 2 to Rural Living Zone – Schedule 2 to facilitate rural residential 
development. 
 
Precinct 3: Investigate rezoning Precinct 3 to Rural Conservation Zone – Schedule 1 in 
recognition of the environmental constraints and potential impacts that development could have on 
the characteristics and function of the wetlands and disturbance of Coastal Acid Sulphate Soils. 
 
Precinct 4: Rezone Precinct 4 to Low Density Residential Zone to better reflect existing land use 
patterns (excluding land at 180 Yarram-Port Albert Road which will be subject to an alternative 
rezoning process based on previous detailed discussions with Council). 
 
Precinct 5: Rezone land at 68 and 86 Yarram-Port Albert Road to correct mapping anomalies, 
investigate the rezoning of land at Lot 2 LP95313 from the General Residential Zone to Farming 
Zone and rezone land along Kilgowers Road to Rural Living Zone – Schedule 2 in recognition of 
the existing development levels and their location on the edge of Langsborough. 
 
Precinct 6: Retain Precinct 6 in the Farming Zone. Investigate extending the Environmental 
Significance Overlay Schedule 2 to land at 19 Old Port Road.  Investigate applying the Rural 
Activity Zone on a ‘site-specific’ basis to the existing caravan park. 
 
Precinct 7: Retain land in Precinct 7 within the Farming Zone to reflect existing constraints. 
 
Precinct 8: Retain Precinct 8 within the Farming Zone in view of the existing environmental 
constraints - including inundation and the potential for agricultural activity to occur. 
 
Precinct 9: Retain Precinct 9 in the Farming Zone given the need to protect the land because of its 
identification in the Regional Growth Plan for coal resources and the constraints placed on 
development due to the land’s inundation levels. 
 
Subject to meeting the provisions of the Wellington Planning Scheme and obtaining planning 
approval, the recommended rezonings could provide the potential for 17 new dwellings. 
 
In view of the existing Strategic Planning Work Program and competing priorities, the further 
investigative work required to support the potential rezoning within Precincts 1, 3, 5 and 6 is highly 
likely to be a longer-term action for Council.  In addition, given that the focus for the Review was to 
identify opportunities for rural living growth, implementation actions will focus on rezoning Precincts 
2 and part of Precinct 5 to the Rural Living Zone – Schedule 2 and precinct 4 to the Low Density 
Residential Zone. 
 
In addition to adopting the Final Review included in Attachment 1, it is also recommended that 
Council initiate a planning scheme amendment to advance the rezoning of Precincts 2,4 and 5 
(part of) to allow for appropriate rural living growth; rezone mapping anomalies at 68 and 86 
Yarram-Port Albert Road and rezone the caravan park in Precinct 6 to the Rural Activity Zone. 
 
The statutory planning scheme amendment process required to facilitate the recommended 
rezonings in the Final Review would provide an opportunity for further community consultation.  
 

                                                
1
 Planning Practice Note 37: Rural Residential Development (DTPLI, 2013) 

   Planning Practice Note 42: Applying the Rural Zones (DTPLI, 2013) 
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OPTIONS 
 
Council has the following options: 
 
Adopt the Port Albert Rural Lifestyle Lots Review Final Recommendations (in relation to precincts 
2, 4 and parts of precincts 5 and 6). 

1. and prepare a planning scheme amendment and seek Ministerial Authorisation to: 
 

a) rezone Precinct 2 and part of Precinct 5 (being land on the northern side of Kilgowers 
 Road) to the Rural Living Zone – Schedule 2; 
b) rezone Precinct 4 to Low Density Residential Zone (with the exception of 180 Yarram-
 Port Albert Road); 
c) rezone mapping anomalies at 68 and 86 Yarram-Port Albert Road; and 
d) rezone the existing caravan park within Precinct 6 to the Rural Activity Zone; 

 
2. Not adopt and note the contents of the Port Albert Rural Lifestyle Lots Review Final 

Recommendations Report; or 
  

3. Seek further information at a future Council meeting prior to considering the Review and its 
implementation through a planning scheme amendment. 

 
 
PROPOSAL 
 
Adopt the Port Albert Rural Lifestyle Lots Review Final Recommendations Report (in relation to 
Precincts 2, 4 and parts of Precincts 5 and 6) at Attachment 1 and prepare a planning scheme 
amendment and seek Ministerial Authorisation to: 
 

1. rezone Precinct 2 and part of Precinct 5 (being land on the northern side of Kilgowers 
 Road) to the Rural Living Zone – Schedule 2; 
2. rezone Precinct 4 to Low Density Residential Zone (with the exception of 180 Yarram-
 Port Albert Road); 
3. rezone mapping anomalies at 68 and 86 Yarram-Port Albert Road; and 
4. rezone the existing caravan park within Precinct 6 to the Rural Activity Zone. 

 
 
CONFLICT OF INTEREST 
 
No staff and/or contractors involved in the compilation of this report have declared a Conflict of 
Interest. 
 
 
FINANCIAL IMPACT 
 
The resources associated with the consequent planning scheme amendment to implement the 
recommendations of the Review have been accounted for in the budget for the 2014/15 financial 
year. 
 
 
COMMUNICATION IMPACT 
 
Council officers have notified all submitters to the Review of the date at which Council will consider 
adopting the final recommendations.   
 
Should Council resolve to adopt the Review, officers and Spiire will prepare and circulate a final 
newsletter to inform the community of the outcomes. 
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LEGISLATIVE IMPACT 
 
The Review has been prepared having regard to the Planning and Environment Act 1987, the 
provisions of the Wellington Planning Scheme and relevant state and local planning policy. 
The implementation of the Review through a planning scheme amendment will be undertaken in 
accordance with the requirements of the Planning and Environment Act 1987.   
 
COUNCIL PLAN IMPACT 
 
The Council Plan 2013–2017 - Theme 5: Land Use Planning contains the following strategic 
objective and related strategy: 

 Strategic Objective 
“Appropriate and forward looking land use planning that incorporates sustainable growth 
and development.” 

Strategy 5.1 
“Ensure Land Use Policies and Plans utilise an integrated approach to guide appropriate 
land use and development.” 

The Review supports the above Council Plan strategic objective and strategy. 
 
 
PLANNING POLICY IMPACT 
 
The Review has been prepared having regard to the State and Local Planning Policy Frameworks 
(SPPF and LPPF) within the Wellington Planning Scheme; the Gippsland Regional Growth Plan 
(2014) and the relevant State Government Planning Practice Notes. 
 
 
RESOURCES AND STAFF IMPACT 
 
If adopted, the recommendations of the Review will be implemented into the Wellington Planning 
Scheme through the planning scheme amendment process that will be facilitated by Council 
officers.  This work is part of the 14/15 Strategic Planning work program. 
 
 
COMMUNITY IMPACT 
 
Adoption and implementation of the Review will provide Port Albert with a supply of land for rural 
lifestyle living opportunities and potentially facilitate additional growth and the ‘value-adding’ 
associated economic benefits.  Whilst some submitters to the Review requested that additional 
land be rezoned within the study area it is important to note that the Review must be strategically 
robust to obtain the support of a Planning Panel/Minister for Planning and take into consideration 
various constraints within the study area such as inundation, vegetation, access and environmental 
issues. 
 
 
ENVIRONMENTAL IMPACT 
 
The Review has been developed having regard to the environmental implications associated with 
land within the study area.  
 
It is noted that following exhibition, the West Gippsland Catchment Management Authority raised 
concerns relating to Precinct 7 and for this reason the precinct is not recommended for rezoning on 
the basis that it would be unlikely to be supported by a Planning Panel or the Minister for Planning. 
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CONSULTATION IMPACT 
 
The development of the Review has been supported and informed by a comprehensive 
consultation process. 
 
The project brief for the Review, including the agreed extent of the study area, was drafted in 
consultation with members of the Port Albert Progress Association in order to ensure that 
prospective tenderers for the project had a clear understanding of the community issues.  
 
Members of the Port Albert Progress Association also attended the Inception Meeting with the 
successful consultants (Spiire) at the commencement of the project to further convey and clarify 
issues of concern very early in the Review process. 
 
The following consultation mechanisms have also been employed to seek input from the Port 
Albert community:   
 

 Community consultation day held on 23 April 2014 (including an afternoon ‘drop-in’ session 
and an evening community workshop). 

 Three newsletters provided to over 400 properties within the study area. 
 One-on-one meetings held with the Port Albert Progress Association. 
 Related articles published in the local newspaper (Yarram Standard). 
 Councillor site visit conducted on 6 October 2014. 

 
In the event that the Final Review is adopted, a fourth and final newsletter will be prepared to 
inform the community of the outcomes of the Review. 
 
The formal public exhibition of the Draft Recommendations Report was held between 16 July and 
13 August 2014 with copies of the document available for viewing and comment on Council’s 
website and hard copies placed at the Sale and Yarram Service Centres. Copies of the Draft 
Recommendations Report were also made available within Port Albert itself. 
 
As part of the exhibition process, the Draft Recommendations Report was provided to the following 
authorities for comment: 
 

 The Department of Transport, Planning and Local Infrastructure 
 South Gippsland Water 
 Country Fire Authority 
 West Gippsland Catchment Management Authority 
 Wellington Shire Council Statutory Planning Team 
 Wellington Shire Council Infrastructure Team 
 Wellington Shire Council Environmental Planner 

 
A total of twenty-eight submissions were received during the formal exhibition period. Of these, six 
were submitted by Statutory Authorities and twenty-two were from members of the community. 
Overall, there were twenty submissions objecting to various recommendations within the report, 
two in support and six providing comments. 
 
Some of the key issues raised by objectors include: 
 

• Greater emphasis is needed on existing use of land.  
• Consider the land not viable for agriculture due to size and conditions. Precinct 7 in 

particular.  
• Lots should be assessed on individual basis rather than in Precincts. 
• Land Subject to Inundation Overlay doesn’t prohibit development and should not be used 

as a reason for retaining the Farming Zone.  
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• Site specifics justify a different zone.  
• Lack of infrastructure does not justify retention in the Farming Zone.  
• Coastal Acid Sulphate Soils can be managed and development should be allowed in 

Precinct 3.  
• Precincts are poorly considered and boundaries should change. 
• Vegetation is of least concern and doesn’t require Rural Conservation Zone (Precinct 1), 

land should be Rural Living Zone.  
• Demands stifled by planning controls, figures are outdated.  
• Desktop analysis is not adequate.  
• Query growth projections.  
• Consistency in applying Rural Living Zone is questioned.  
• Precinct 8 should be considered for future Rural Living Zone.  
• More land in Precinct 5 should be rezoned to Rural Living Zone. 
• Further subdivision is not sought, just the ability to build a dwelling on the land.  
• Constraints aren’t as significant as suggested (Precinct 1) and Rural Conservation Zone 

would restrict businesses.  
• Demand requires more than Rural Living Zone in Precinct 2 and 5. 

 
Copies of the full submissions have been made available to Councillors electronically and are 
available to view in hard copy at Council’s Customer Service Centres in Sale and Yarram.  Copies 
of the key issues and responses can be found in Attachment 2 to this report. 
 
The statutory planning scheme amendment process required to facilitate the recommended 
rezonings in the Final Review would provide an opportunity for further community consultation.  
 
 
RISK MANAGEMENT IMPACT 
 
It is not anticipated that there are any significant risk management impacts associated with the 
adoption of the Review and its implementation through a planning scheme amendment. 
 
 
PUBLIC QUESTIONS AND COMMENTS FROM THE GALLERY 
 
______________________________________________________________________________ 
 

RECOMMENDATION 
 
That: 
 
Council adopts the Port Albert Rural Lifestyle Lots Review Final Recommendations (in 
relation to Precincts 2, 4 and parts of Precincts 5 and 6) at Attachment 1 and prepares a 
planning scheme amendment and seeks Ministerial Authorisation to: 
 
1. rezone Precinct 2 and part of Precinct 5 (being land on the northern side of Kilgowers 
 Road) to the Rural Living Zone – Schedule 2; 
 
2. rezone Precinct 4 to Low Density Residential Zone (with the exception of 180 Yarram-
 Port Albert Road); 
 
3. rezone mapping anomalies at 68 and 86 Yarram-Port Albert Road; and 
 
4. rezone the existing caravan park within Precinct 6 to the Rural Activity Zone. 
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1 Executive Summary 

1.1 Introduction 

Spiire has been engaged by Wellington Shire Council to review rural 
living opportunities for the coastal township of Port Albert. Specifically, 
this study seeks to: 

 Determine the current supply of, and likely future demand for 
rural lifestyle lots in the Study Area. 

 Identify any physical opportunities and constraints on the 
provision of additional rural living lots. 

 Identify any specific sites for potential rezoning and associated 
planning scheme changes. 

 

A central component of this study is to investigate and address 
community concern regarding the perceived mismatch of zoning to rural 
properties and other anomalies brought about by recent changes to the 
Wellington Planning Scheme, and the associated uncertainty surrounding 
ongoing land use and development rights.  

 

The study is to be prepared in accordance with the guiding principles for 
rural residential development and applying the rural zones as set out in 
Planning Practice Notes 37 and 42, respectively. 
 

1.2 Overview 

This study provides a sequenced analysis of the following key strategic 
considerations: 

 The role and significance of the Study Area in both a regional 
and local context. 

 The significant physical opportunities and constraints of the 
Study Area. 

 Housing need, including the existing supply and likely future 
demand for rural residential development within the locality. 

 The issues and concerns raised by local residents and 
landowners. 

 The pertinent planning context of the Study Area at both a State 
and local level, including policy and controls.  

 

The above analysis is based on a thorough review of: 

 The Wellington Planning Scheme (WPS). 
 Relevant recent amendments to the WPS. 
 A series of relevant strategic studies. 
 The outcomes of targeted community and stakeholder 

consultation. 
 

A list of the relevant policies, studies and consultation outcomes are 
provided in the Issues and Options Paper (May 2014) previously 
released. 
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1.3 Findings and Recommendations 

Overall, this report finds that there is some scope to provide further rural 
living opportunities within and around Port Albert, whilst accounting for 
constraints in the area. This finding is based on the following key 
considerations: 

 The significant supply of standard town lots within the area for 
sale or development.  

 A low level of anticipated population growth for the Study Area.  
 Low projected demand for rural living lots based on 

demographics and growth projections.  
 The extent of existing significant vegetation coverage within the 

area, including identified Ecological Vegetation Classes (EVCs).  
 The extent of fire risk due to the significant density of vegetation 

on both public and private land.  
 The extent of potential flooding and inundation risk within the 

area, drainage constraints as well as the potential for increased 
tidal inundation.  

 The ability to appropriately and sustainably service additional 
rural residential land.  

 The location of the area to the immediate south of land within the 
State Resource Overlay in recognition of its valuable coal.  

 The close proximity of the area to land utilised for significant 
levels of agricultural production including dairy farms and timber 
harvesting.  

 The location at the edge of Ramsar Convention listed and 
significant coastal wetland areas.  

 

 

 

There are a number of specific sites which could reasonably be rezoned 
to accommodate additional rural living opportunities. These sites and 
their recommended rezonings are summarised in the Precinct analysis. 

 

This study also finds that, as identified by the local community, there are 
a number of zoning anomalies in the area that ought to be rectified to 
ensure proper land use planning. The land affected and the associated 
recommendations are summarised in the Precinct Analysis. 

 

The report analyses the Port Albert Hinterland Study Area in a series of 
nine precincts.  Figure 1 below identifies the nine precincts.  

 
Figure 1 Study Area Precincts 

The recommendations from this analysis are summarised below:  
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Precinct 1: 

 Investigate rezoning  Precinct 1 to the Rural Conservation Zone 
Schedule 1 in recognition of the biodiversity levels. This would 
assist in protecting the land’s and the adjoining marine and 
coastal park’s environmental values from further degradation and 
would provide for land uses and development consistent with the 
environmental and landscape values.  

 

Precinct 2: 

 Given the area is already significantly developed for rural 
residential development and there is little opportunity for more 
traditional agricultural activity to occur on the site it would be 
appropriate for Precinct 2 to be rezoned to the Rural Living Zone 
Schedule 2. This change would essentially recognises the 
existing residential development levels of the Precinct and the 
residential zoning and development of land to the immediate 
east. Subdivision within the Precinct could yield an additional 10 
lots. It is likely the provision of this area of the Hinterland for rural 
residential development will meet the projected demand for 
growth.  

 

Precinct 3:  

 Investigate rezoning Precinct 3 to the Rural Conservation Zone 
Schedule 1 in recognition of the environmental constraints 
affecting the Precinct. This would prevent inappropriate 
development which could impact on the characteristics and 
function of the wetlands and would disturb the Coastal Acid 
Sulphate Soils.  

 

 

Precinct 4: 

 Precinct 4 is essentially a rural residential area and should be 
considered for application of the Low Density Residential Zone in 
recognition of its existing development level.  

 180 Yarram-Port Albert Road is proposed by Council to be 
rezoned to the General Residential Zone.  

 

Precinct 5: 

 Given the anomalies that exist in the area it is recommended that 
the following changes are made to rectify these issues:  

 Rezone the front portion of 68 Yarram-Port Albert Road to the 
Farming Zone to recognise it is part of a larger farm land holding. 
The owner of the site specifically requested this land not be 
rezoned to rural living.  

 Rezone the back portion of 86 Yarram-Port Albert Road to the 
General Residential Zone to ensure the whole site is within one 
zone.  

 Investigate rezoning the portion of Lot 2, LP95313 from the 
General Residential Zone to the Farming Zone, to prevent further 
development of this area and to ensure it is in one zone. 

 Rezone land along the northern side of Kilgower Road to the Rural 
Living Zone Schedule 2 in recognition of the existing development 
levels and their location on the edge of Langsborough.   

 

Precinct 6: 

 Given the significant levels of vegetation in this Precinct it is 
recommended Precinct 6 remain within the Farming Zone. 
Existing use rights and the recent changes to the Farming Zone 
will ensure any further development of the caravan park is 
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permissible and it is therefore appropriate to leave this land use 
within the current zone.  

 In response to community concerns regarding support for the 
caravan park, Council should investigate providing additional 
policy support at Clause 21.12 – Coastal Areas Strategic 
Framework and investigate applying the Rural Activity Zone on a 
site specific basis.  

 Investigate extending the Environmental Significant Overlay in 
this area to reflect the presence of vegetation within an 
endangered EVC. 

 

Precinct 7: 

 Retain the Precinct within the Farming Zone including land 
fronting Gibson Street and on the western side of Tarraville-Port 
Albert Road due to its constraints including inundation, 
vegetation cover and lack of road access. Precinct 7’s 
characteristics and lack of vegetation on some lots make it more 
appropriate for low levels of agricultural production to occur.   

 

Precinct 8: 

 Retain Precinct 8 in the Farming Zone in recognition of the 
significant environmental constraints including existing inundation 
levels and the potential for agricultural activity to occur. 

 
Precinct 9: 

 Given the need to protect this land due to its identification in the 
Regional Growth Plan for coal resources and the constraints 
placed on development due to the land’s inundation levels, it 
would be inappropriate to rezone the land in Precinct 9 from the 
Farming Zone.  
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2 The Study Area 

2.1 Strategic Role 

Port Albert is a coastal settlement situated approximately 85 kilometres south of Sale, and some 15 kilometres south of Yarram (refer Figure 2: Context Plan).  

  

Figure 2 Context Plan 
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An historic fishing town, Port Albert functions as both a residential hamlet and seasonal tourism destination, noted for its special heritage significance as one 
of Victoria’s oldest seaports.  

 

Port Albert is located on the Gippsland coast and is accessed via a series of local roads which connect to the South Gippsland Highway. Notably, Port Albert 
has no direct access from either the South Gippsland or Princes Highways, the latter being located at least an hour’s travel to the north.  Given Port Albert’s 
limited range of goods and services, residents tend to travel to the nearby town of Yarram to access services, and many residents also travel to Yarram for 
employment.  The need for a wider variety and higher order goods and services necessitates travel to a city such as Sale.  Nearby Alberton provides a limited 
range of goods and services, including a primary school.  

 

Whilst Port Albert is one of the two larger coastal settlements within Wellington Shire, the other being Loch Sport, in terms of the settlement hierarchy for 
Wellington Shire, it is not one of the main towns or settlements.  

 

The Port Albert area comprises the Port Albert and Langsborough town areas, as well as the surrounding rural land. The population of this area is 
characterised largely by retirees with a small component of families (particularly within Langsborough). The population demographics of the Study Area show 
it to be less advantaged with lower incomes than the rest of the State, which is reflective of the slightly older population and lack of employment in the wider 
area. The permanent population of around 600 people is augmented by seasonal influxes of residents due to the tourism and coastal attractions of the area. 
This influx of people can more than double the population of the area and is particularly evident in Summer and at Easter. Further detail on the demographic 
makeup of the area is provided in Section 3.1 of this report.  

 

The town of Port Albert has few commercial and community facilities available for residents, including a fish and chip shop/restaurant, general store, café, 
museum and general store. The Port Albert Hotel was burnt down in early 2014 and may be rebuilt in the future. A number of small scale agricultural 
businesses are present (flower growing) as well as several accommodation facilities. The limited array of economic activities within the area means residents 
generally need to seek employment elsewhere or maximise income from their land.  

 

2.2 Site Analysis  

The extent of land pertaining to this study is specifically identified in Figure 3. The Study Area was determined by Council in consultation with the Port Albert 
Progress Association, its boundaries were then confirmed during community consultation in April 2014.  
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Figure 3 Study Area 
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The following is an analysis of the Study Area’s salient features. 

 

2.2.1 Land Uses, Zoning and Settlement Patterns 

 Two distinct settlements of Langsborough and Port 
Albert/Palmerston which are largely zoned General 
Residential (GRZ). 

 Surrounding Hinterland is generally zoned Farming (FZ) 
with areas of Public Use (PUZ) and Public Park and 
Recreation (PPRZ) zones. Figure 4 identifies the zones 
applying to the Study Area. 

 Areas of old small lot and inappropriate subdivisions 
within the Farming Zone which are often much smaller 
than the minimum subdivision size.  

 Blurred lines around the edges of the township areas 
have caused potential land use conflict between farming 
activities and residential amenity expectations. 

 There are currently significant areas of undeveloped, 
underutilised land within the towns of Port Albert and 
Langsborough for residential development. A significant 
proportion of properties are currently for sale within the 
towns.  

 The Farming Zone land is a mix of heavily vegetated 
coastal woodland and cleared low lying farmland. In 
general only limited agricultural production occurs in the 
area.  

Figure 4 Zoning Plan 
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2.2.2 Agricultural Values 

 Areas of productive agricultural land (dairying, beef) 
to the north of the Study Area.  

 Presence of hobby farming, flower growing and 
other smaller scale/boutique agricultural uses.  

 Generally the land systems present in the 
Hinterland are not considered to be conducive to 
high levels of agricultural production. The area 
predominantly comprises the Barrier Complex 
Geomorphic land system, with land to the north 
within the High level terraces and fans land system. 
Figure 5 identifies the land systems and their 
location. These land systems are derived by 
integrating environmental features including 
geology, landform, climate, soils and native 
vegetation using an ecological approach and can 
provide a basis for sustainable land use.  

 The quality of agricultural soils in the broader area 
is a mix of Class 3 (Moderate Quality) and 3A soils. 
Class 3 soils are generally of limited versatility but 
is very good dairying and grazing land, sometimes 
suitable for orchards and extensive area cropping 
but not suitable for intensive uses. Class 3A soils 
are suitable for more intensive uses than Clause 3 
provided care is taken with the soil condition1.  
 

Figure 5 Geomorphic Land Systems 

(Blue: high level terraces and fans; Magenta: Barrier Complexes Gippsland).  

                                                      
1 Descriptions from Wellington Rural Zones Review Vol 1 2009.  
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2.2.3 Environmental Values 

 Ramsar Convention wetlands (Nooramunga Marine 
and Coastal Park) are located along Port Albert’s 
coastal boundaries. 

 There are areas of environmental sensitivity, 
including Heathy Woodlands EVC (least concern), 
Wetlands EVC (least concern) and Riparian Scrubs 
EVC (endangered). Figures 6 and 7 show the 
location and conservation status of the EVCs 
(Ecological Vegetation Class).  

 

 

 

 

 

 

 

 

 

 

 

 
Figure 6 Conservation Status 

EVC Conservation Status Map (red: endangered; green: least concern) 
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Figure 7 EVC Groups 

EVC Groups 2005 (teal: riparian scrubs; orange: heathy woodlands; blue: 
wetlands) 
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 Significant areas are covered by the Environmental Significance Overlay Schedule 1 – Coastal and Gippsland Lakes Environs and Schedule 2 – 
Wetlands.  

 Areas of Coastal Acid Sulphate Soils exist in the south eastern areas of Farming Zone land on the edge of the Port Albert township area.  
 High levels of vegetation cover, including remnant native vegetation throughout the Study Area. Vegetation removal controls relate to both trees and 

understorey vegetation, the need to retain this vegetation can significantly constrain development potential. The extent of tree cover is a good 
indication of land which may require approvals to remove native vegetation cover and could prevent dwelling development, tree cover is mapped in 
Figure 8 to identify the significant extent of vegetation in the Study Area.  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Figure 8 Tree Cover 
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2.2.4 Flooding and Inundation 

 The eastern and southern parts of the Study Area 
are affected by either the Land Subject to 
Inundation Overlay or the Floodway Overlay 
(LSIO/FO) due to the levels of mainly tidal 
inundation. The use of the overlays also reflects the 
constraints to drainage in the area due to the high 
levels of land saturation present. The current extent 
of flood and inundation overlays is shown in Figure 
9.  

 Amendment C33 identified additional flooding 
constraints to land within the Port Albert town itself. 
No overlays apply as the Minister for Planning 
excluded the town area from Amendment C33.    

 Flooding in the area can be attributed in part to the 
location on the edge of significant wetland and 
coastal areas.  

 

 

 

 

Figure 9 Flood Overlays 
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2.2.5 Bushfire Prone Areas 

 The land within the Study Area is not currently affected by 
the Bushfire Management Overlay (BMO). However under 
the building regulations the area is within a Bushfire Prone 
Area.  This requires development to meet certain 
construction standards for bushfire protection known as BAL 
(Bushfire Attack Level) 12.5.  

 Detailed mapping of areas which require higher levels of 
bushfire protection have not yet been released by the State 
Government. As such, the higher level of control, the 
Bushfire Management Overlay, is not yet in place in the Port 
Albert area.  

 Recent fire history for the area and the density and status of 
existing vegetation cover in the area leads to a high level of 
fire risk which may impact on the levels of development 
permissible in the area. The CFA in particular indicated 
additional rural residential development would need to be 
cognisant of fire protection guidelines which may require 
certain land sizes and vegetation setbacks.  

 

2.2.6 Physical Servicing and Infrastructure 

 Port Albert has a small network of roads with two main 
roads in and out of the Study Area (one to Yarram and one 
to Tarraville). Much of the cadastre road network is unmade 
or not in existence, making access in and around the Study 
Area challenging. A number of lots in the Study Area have 
no formal road access.  

 Further development is generally constrained due to the 
limited drainage infrastructure in the towns and Hinterland 
and the capacity constraints in the network. Council’s 

preference is for drainage to be provided formally in the road 
network.  

 Only the residential areas of Port Albert are provided with 
reticulated sewerage. Langsborough and the Hinterland are 
reliant on septic systems or onsite waste water treatment 
systems. Lack of reticulated sewer increases the likelihood 
of additional rural residential development contaminating the 
sensitive environment.  

 Power is provided to the Study Area generally (electricity).  
 

2.2.7 Social Services and Infrastructure 

 Limited social services and infrastructure.  
 No education or health facilities, residents must travel to 

Alberton and Yarram to access these services. 
 Public transport is not available. A private bus service to 

nearby towns is proposed.  
 Retail is limited to small operations in Port Albert town area. 

These include a restaurant/take away store, general store, 
museum and café. This retail offering has been further 
impacted by the loss of the historic Port Albert Hotel to fire in 
January 2014.  
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2.2.8 Constraints Summary 

Overall, the Port Albert Hinterland has a number of constraints 
which together and separately prohibit or impact development and 
land use. The key constraints are summarised as follows: 

 Fragile coastal environment due to its location on the edge of an 
important coastal marine park with a fragile environment and the 
presence of dense and important vegetation communities.   

 Significant levels of vegetation/tree cover which would require 
planning approval to remove in order to develop many of the 
sites.  

 Significant proportion of the area is impacted by flooding or 
inundation under existing climatic conditions.  

 Potential for bushfires due to the high level of vegetation in the 
Study Area in particular around the vast areas of public land.  

 Varying degrees in the productive capacity of the farming zoned 
land.  

 Limited physical infrastructure including small road network, lack 
of formalised and extensive drainage, and a limited extent of 
reticulated sewerage networks.  

 Few retail or community services available within the townships 
and Hinterland.  

 Small lot, old and undeveloped subdivision patterns which are 
not conducive to rural residential scale development due to their 
sub hectare size which poses environmental constraints in 
meeting bushfire protection requirements and treating 
wastewater. These township sized lots are also not conducive to 
farming activities due to the potential for multiple ownership and 
the implications this may have on land management.  

Figure 10 provides an overall look at the constraints facing the 
Hinterland.  
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Figure 10 Constraints Plan 

Agenda - Ordinary Council Meeting of 2 December 2014 106



 
Final RECOMMENDATIONS REPORT 
PORT ALBERT RURAL RESIDENTIAL LIFESTYLE LOTS REVIEW 

PL11 010 Final Recommendations Report post submissions 071114.docx Page 20 
 

3 Housing Supply and Demand 

3.1 Demographic Analysis 

An analysis of current demographics has been undertaken to provide 
a picture of the Study Area. ABS Census data2 from 2011 has been 
used for the state locations of Port Albert and Robertsons Beach, as 
these are the most appropriate matches to the Study Area. The Port 
Albert data refers generally to land within the urban zones (mainly 
General Residential Zone) whilst the Robertsons Beach data refers to 
an area which includes the Port Albert Hinterland, including 
Langsborough and land to the east.  

 

Currently these combined areas have a total population of 607 
people, with 247 people residing in the town of Port Albert. The 
median age is 55 years, indicating a slightly older population, this is 
again reflected in the age profiles which indicate significantly higher 
proportions of people aged over 65 than the State average (refer 
Table 1). The family configurations indicate almost 60% of families 
are couples without children, generally a reflection of an older 
community. However it is noted the Robertsons Beach area has 
almost double the proportion of children than Port Albert being almost 
1 in 5 persons. This accords with commentary that Langsborough is 
home to more young families than the balance of the Study Area.  

                                                      
2 Quick stats and table builder ABS Census 2011 

Table 1 Age Profile 

 
 

There were 514 dwellings in the combined area in 2011, with 46% of 
these located in the town of Port Albert. As expected for a rural 
coastal settlement, the majority of dwellings are detached and 
comprise multiple bedrooms as shown in Table 2.  Given the 
seasonal nature of the coastal community a significant proportion of 
dwellings were unoccupied on Census night which occurs in August.  

 

Table 3 provides details on household tenure for the Study Area and 
indicates a higher number of rental properties within the town area 
compared with the Hinterland (30% and 12.4% respectively). 
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Table 2 Dwelling Characteristics 

 

                                                      
3 SEIFA Index of advantage and disadvantage scores – Wellington 961, Port Albert 881 

(rank 61 in Vic.), Robertsons Beach 908 (rank 117 in Vic.) 

Table 3 Household Tenure 

 
 

Socio economic scoring3 indicates Port Albert and its Hinterland 
community are considered to be less advantaged than other parts of 
Victoria. The area has a median weekly household income which is 
below that of the State average and mortgage stress4 also appears to 
be present in the Study Area, particularly for those renting in Port 
Albert itself, which has a figure double the State average, as shown in 
Table 4. 

 

4 Mortgage Stress is indicated when housing costs equate to more than 30% of income.  
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Table 4 Housing Stress 

 
 

3.2 Supply of Housing/Residential Lots 

The town area of Port Albert (generally General Residential Zone 
land) currently has a relatively high number of properties for sale. 

 
Building Approvals Data  

Building approvals data shows 145 building permits have been issued 
for the Port Albert area over the last 10 years. These include 
approvals for dwellings, dwelling alterations/extensions, cabins, units, 
carports, sheds, garages, decks, barbeque shelters, a fire station, 
warehouse, restaurant and demolition works.  

In relation to land within the Farming Zone there have been a total of 
22 building permits issued in the last 10 years, and these varied from 
new sheds (10), dwelling alterations (3), new dwellings (4), cabins (2) 

                                                      
5 Accessed April 17th, 2014 

and demolition of sheds (3). The low number of dwelling approvals 
within the Farming Zone may indicate either the difficulty of 
developing the land for dwellings or a lack of demand.  

 

Current Properties for Sale 

Anecdotal evidence has suggested people are seeking rural 
residential allotments rather than township lots in Port Albert. At the 
time of writing realestate.com.au5 has approximately 120 lots for sale 
within the Study Area, the majority of these properties are within the 
town area itself. There are currently nine properties for sale within the 
Farming Zone ranging in size from 4,000m2 (1 acre) to 40 hectares 
(100 acres). 

 

Lot Density 

There are currently 243 lots zoned Farming within the Study Area. 
These lots have an average size of approximately 2.15 hectares (5.3 
acres). Figure 11 provides an indication of lot size diversity in the 
Study Area. Lots less than 2,000m2 (approximately half an acre) 
account for 44% of the lots, while lots between 2,000m2 and 4,000m2 
(half an acre and an acre) account for nearly 12% of lots. Only 12 lots 
(5%) within the area are over 8 hectares (20 acres). The fact that 
many of the existing lots are already quite small resonates with 
comments by community representatives that they do not see a need 
for further subdivision. Table 5 identifies the Lot density breakdown.  
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Table 5 Lot Density Breakdown 

 
 

Dwellings in the Farming Zone 

Within the Farming Zone areas there are approximately 38 dwellings. 
This equates to 15% of the 243 lots which are zoned Farming in the 
Study Area. The Hinterland area has essentially one in every six lots 
developed with a dwelling, suggesting the area is not used purely for 
traditional farming.  
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Figure 11 Lot Size Distribution 
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3.3 Demand for Housing/Residential Lots 

Anecdotal Demand 

Discussions with the community and local real estate agents have 
indicated that there is a level of demand for rural residential land in the 
Port Albert Hinterland.  

 

Discussions with the local real estate agents in Yarram (Elders and 
Landmark Harcourts) have indicated the following demand levels and 
influences: 

 There is low demand for township blocks partly as the size of 
these lots does not cater to residents wishing to come to the 
area for fishing as they need storage areas for boats and 
trailers.  

 Rural lots can be too difficult to develop.  
 Demand for rural lots is generally for lots sized between 1-10 

acres (0.4ha to 4ha).  
 Planning requirements (zones and overlays) can impact on the 

ability to build on smaller lots and this perception can deter 
buyers - this includes the issues around the ‘prohibitive’ impact 
of the controls. 

 There is demand for both sewered and unsewered lots. 
 Vegetated characteristic is sought after, as well as cleared and 

well drained land. 
 

We note that anecdotal demand may be impacted by the implications of 
the existing controls in the area.  

 

 

Growth Projections 

Victoria in Future 2012 (VIF 2012) projects rates of growth per annum 
for Regional Victoria at 1.3% for the next 10 to 15 years. When applied 
to the population of the Study Area this is approximately 0.7 persons 
per annum.  

 

VIF 2012 projects private dwelling occupancy rates for Wellington Shire 
in 2016 as 17,500 dwellings or 82% of total dwellings. This occupancy 
rate is considerably higher than that experienced in the Study Area at 
the 2011 census. It is anticipated occupancy rates of approximately 
50% will remain in the Study Area.  

 

In conclusion, based on data and anecdotal evidence, current projected 
demand could be reasonably assessed at a rate of 2 additional persons 
per annum. 

 

The growth projections for Wellington are supported by the Gippsland 
Regional Growth Plan which identifies an increase of approximately 
3,000 people every 10 years to 2021 and 2031.  
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4 Community Values and Concerns 

This report has been developed following consultation with the local 
Port Albert community, and in particular the Port Albert Progress 
Association (PAPA). The PAPA has been a key community voice for 
Port Albert for over a century and often represents the community in 
discussions with Council and in presenting to planning strategies and 
panels.  

 

The PAPA assisted Council with development of the brief for the project 
based on their desire to see additional development and growth in the 
area, potentially through the rezoning of land to allow for rural 
residential development in the Port Albert Hinterland. The PAPA helped 
Council determine the extent of the project Study Area.  

 

Community views have been canvassed during the project in the 
following ways:  

 Discussions with PAPA members including at the project 
inception meeting.  

 Online community survey through Council’s Have a Say 
website which canvassed views on the key issues pertaining to 
the area as well as anecdotal views on supply and demand in 
the Study Area.  

 Community drop in afternoon at the Port Albert hall attended by 
approximately 30 residents (late April 2014).  

 Community workshop at the Port Albert Hall to workshop the 
key issues from the survey and key principles going forward on 
the project, attended by approximately 25 residents (late April 
2014).  

 

4.1 Summary of Key Issues Raised 

The key issues affecting the Port Albert Hinterland, as gleaned from the 
community surveys and consultation, can be summarised as follows:  

 Impact of previous planning decisions including Planning 
Scheme Amendments.  

 Inability to build a dwelling on Farming Zone land due to 
requirements for an agricultural activity to support the need for 
a dwelling. The requirements of the Farming Zone on dwellings 
were seen by 91% of survey respondents as the key issue, with 
more than a third also indicating planning permit refusals as an 
issue. 

 Existing land sizes are too small to productively farm, making 
the application of the Farming Zone appear misguided and 
inappropriate to the land. Perception that the land is not 
suitable for farming due to low lying nature, with the exception 
of discrete pockets along the northern edge.  

 Constraints on development due to the application of overlays, 
high levels of existing native vegetation, fire risk, ability to treat 
wastewater (septic tanks and run off issues due to soil type) 
and the capacity to manage stormwater (flooding and drainage 
were issues for the majority of survey respondents). 

 Supply of rural residential lots is very low due to the 
unlikelihood of planning permits for dwellings being issued.  

 A substantial number of town lots are currently for sale with few 
buyers. 

 Anecdotal demand exists for rural residential lots between 0.4 – 
8 hectares (1 and 20 acres).  

 Existing subdivision sizes and patterns are not suited to 
traditional large scale farming. Fragmentation of productive 
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farmland should be avoided, however a significant proportion of 
the Study Area is already fragmented. 

 Low population levels, limited job opportunities, lack of a 
commercial hub and low levels of investment are impacting on 
Port Albert generally. Greater promotion of the town for tourism 
and investment is needed.  

 Existence of land which has limited or no ability to be 
developed for a range of reasons, including access and 
environmental features.  

 Lack of appropriate development and associated housing 
affordability levels due to a confidence loss within coastal areas 
generally and Port Albert in particular. 

 Holiday service role highlights infrastructure limitations and the 
impact of poor land management and absentee owners.  

 Lack of certainty and consistency in land use outcomes and 
rules, including the impact of climate change/sea level rise.  

 Lack of investment in and use of community assets including 
crown land. 

 Demographics have an impact on service offerings in town.  
 Perception of infrastructure constraints – i.e. poor road 

maintenance, sea wall and drainage infrastructure, limited 
foreshore access.  

 Community belief that people should be able to build when and 
where they want within the area.  

 Difficulty of balancing removal of vegetation with the protection 
of the existing landscape character and recognition that not all 
the vegetation is significant/remnant. 

 A perception that restrictions and regulations have reduced the 
amount of development/investment that has occurred in and 

around Port Albert. These restrictions are in addition to the 
hurdles that the environment poses. 
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5 Strategic Planning Policy Context 

Recommendations and outcomes arising from this project must be 
grounded in the strategic planning policy context for both rural 
residential development and for Port Albert. Planning for rural 
residential development and local areas must abide by the directions 
set by the State Government.  

 

5.1 State Planning Policy Framework (SPPF) 

In determining how land should be used and developed, Council must 
have regard to the State Planning Policy Framework (SPPF).  The 
Framework contains specific policies in relation to urban development, 
rural development, the environment, heritage and built form, housing, 
transport, infrastructure and economic development to ensure the 
orderly and consistent planning of Victoria.   

 

Clause 11.05-3 Rural Productivity seeks, ‘To manage land use change 
and development in rural areas to promote agriculture and rural 
production’, by preventing inappropriately dispersed urban activities 
and limiting new housing development in rural areas.  

 

Coastal settlement strategies at Clause 11.05-5 include support for a 
network of diverse coastal settlements which provides for a broad 
range of housing types, economic opportunities and services; avoiding 
ribbon development within rural landscapes; and directing urban 
development and infrastructure within defined settlement boundaries.  
 

Clause 11.02-1 relates to the supply of urban land and includes the 
following strategies:  

 Ensure that sufficient land is available to meet forecast demand.  

 Plan to accommodate projective population growth over at least 
a 15 year period and provide clear direction on locations where 
growth should occur…on a municipal basis… 

 

Clause 11.08 – Gippsland Regional Growth provides high level 
guidance for land use and development in the region based on the 
Gippsland Regional Growth Plan (2014). This guidance includes 
promotion of a healthy environment by valuing Gippsland’s 
environmental and heritage assets; strengthening economic resilience 
through diversification; developing sustainable communities through a 
settlement framework of major urban centres; and deliver timely 
infrastructure. The Clause identifies land to the south of Yarram as 
containing high value terrestrial habitat.  

 

Clause 16.02-1 provides guidance on rural residential development and 
includes a number of strategies to manage development in rural areas 
and to identify land suitable for rural living and rural residential 
development. These strategies include: 

 Demonstrating the need for rural residential development; 
 Ensuring planning for it avoids or significantly reduces adverse 

impacts;  
 Ensuring rural residential development does not encroach on high 

quality productive agricultural land or impact on waterways or other 
natural resources; and  

 Is only zoned where it is located close to existing towns…and can be 
supplied with electricity and water and good quality road access. 
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5.2 Planning Practice Notes   

The State Government prepares practice notes which relate to a range 
of planning processes and topics, including preparation of planning 
scheme content and assessment under schemes. Of particular 
relevance to this project are Practice Note 37 – Rural Residential 
Development and Practice Note 42 – Applying the Rural Zones.  These 
are discussed below.  

 

Rural Residential Development  

Practice Note 37 provides guidance for rural residential land use and 
development. (A complete copy of the practice note is contained in 
Appendix 1 of this report). 

 

The Practice Note defines “rural residential development” as: 

 ...land in a rural setting, used and developed for  dwellings that are 
not primarily associated with agriculture. Some agriculture may take 
place on the land however it will be ancillary to the use for a dwelling. It 
is likely to be carried on for ‘lifestyle’ reasons and is unlikely to provide 
a significant source of household income. Rural residential land is 
typically also used for non-agricultural home occupations or for large 
gardens. These lots are larger than typical residential lots, but are 
usually too small for agricultural use. 

 

Because of its primarily residential function, the Practice Note 
recognises that rural residential development requires access to most 
of the normal services and infrastructure provided in urban settlements, 
and typically generates urban residential amenity expectations.  This 
has implications for agricultural activities and for the provision of 
services and infrastructure. 

 

The SPPF and Practice Note 37 recognise that reasonable 
opportunities should be found for rural residential development as part 
of providing for housing diversity and choice. However, the Practice 
Note stipulates that rural living requires special consideration due to its 
‘environmental, social and economic impacts that can be significantly 
higher than those of standard residential development’. 

 

In this regard, the Practice Note requires any new rural living proposal 
to address the following key issues: 

 Land use conflicts between agricultural activities and the 
amenity expectations of rural residential dwellers should be 
minimised.  

 Significant impacts to primary production or to the 
environmental or cultural values of a rural area should be 
avoided.  

 Finite and valuable natural resources present on the land 
should not be lost. 

 The local environment and landscape should have the capacity 
to absorb more intensive use and development without 
significant or irreversible harm to its values or to the new use 
and development.  

 Demand for costly or inefficient community services or 
infrastructure should not be generated. 

 

These considerations give rise to the following broad questions which 
should be answered in sequence: 

 Strategy: Does rural residential development align with the 
overall strategic planning of the municipality? 
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 Housing need: How much rural residential development is 
required to provide appropriate housing diversity and choice to 
meet housing needs? 

 Location: Where should new rural residential development 
take place?  

 

Applying the Rural Zones 

Planning Practice Note 42 recognises the role of, and need for, sound 
strategic planning in rural areas given the changing nature of farming, 
and growing number of people seeking a rural lifestyle. 

The practice note identifies that farming is becoming more diverse, 
industrialised, intensifying, aggregating and undergoing social change. 
At the same time, more people are seeking to live in rural areas for a 

range of social, environmental and economic reasons.  

 

As a result, in some rural areas: 

 There is more competition for rural land, which is affecting rural 
land prices and the capacity of farmers to expand their 
businesses and maintain productivity. 

 There is renewed interest in part-time small-scale farming. 
 More people are living in rural areas for lifestyle reasons not 

related to farming, increasing the potential for land use conflicts 
because people pursuing a rural lifestyle often have amenity 
expectations that conflict with modern farming practices. 

 Local rural economies are diversifying as rural land is used for 
more diverse purposes (such as tourism or recreation). 

 

The Practice Note stipulates that: 

Victoria’s changing rural landscape requires planning authorities to 
think strategically about their farming areas and rural settlement 
patterns, so that sustainable farming is promoted and potential 
conflicts between farming and other land uses are avoided. 

 

The Practice Note outlines the key features of each rural zone and 
provides direction as to their proper use and application. These 
elements are discussed in detail in Section 6 of this report.  

 

The Practice Note confirms strategic work should be used to guide the 
use and development of rural areas and should be grounded in 
consideration of the following:  

 Planning Scheme context.  
 Housing needs and likely trends.  
 Physical attributes of the land and its capacity to support 

productive agriculture (soil type, climate, vegetation cover, 
water access, slope and drainage).  

 Agricultural trends in the area. 
 Natural resources and environmental features in the area and 

their importance.  
 Environmental hazards that could affect how the land is used 

and developed (erosion, salinity, flooding and wildfire risk).  
 Existing lot size and land use patterns.  
 Infrastructure available.  
 Settlement patterns.  
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5.3 Local Planning Policy Framework (LPPF) 

The Local Planning Policy Framework within the Wellington Planning 
Scheme provides guidance for land use and development at a more 
localised level and includes policy for and commentary on coastal 
areas, including Port Albert.  

 

Clause 21.04 Settlement, identifies Port Albert as one of the larger coastal 
settlements and a place of special heritage significance. Coastal areas in 
Wellington are particularly sensitive from an environmental perspective 
with inundation, climate change and significant biodiversity areas all 
playing a part in the future of this coast.  

 

Objectives for coastal settlements in Wellington include recognition that 
some settlements can accommodate growth and change whilst others 
cannot; requirements for necessary infrastructure to protect the 
environment; provision of rural lifestyle opportunities in appropriate 
locations; and protection of agricultural land from inappropriate urban 
encroachment (Clause 21.04-2).  

 

Land use and development within Port Albert is specifically guided by 
Clause 21.12-10 of the Wellington Planning Scheme which seeks, ‘To 
protect and enhance the character and environment of Port Albert’. 

 

Strategies to support this objective include: 

 Encourage those activities which cater for the needs of the 
town’s growing permanent and tourist populations. 

 Encourage tourism development which responds to the town’s 
environmental constraints and special character. 

 Ensure that urban development occurs in stages that can be 
appropriately serviced. 

 Ensure that development is sympathetic to the 
heritage/character qualities of the town. 

 Encourage major tourism uses or developments which are not 
dependent on a coastal location to develop within the main 
existing townships of Loch Sport and Port Albert. 

 

Clause 22.02 – Rural Policy has recently been introduced to the 
Wellington Planning Scheme and provides clear guidance on land use 
and development within the Farming Zone, Rural Conservation Zone 
and Rural Activity Zone.  

 

In particular the Clause highlights the key issues facing rural areas of 
the Shire including the wider economic impact of the fragmentation and 
loss of productive agricultural land and the problems caused by small 
lot subdivisions and houses in rural areas such as conflicting 
expectations, poor land management and demands for urban services.  

 

Clause 22.02 includes the following objectives of relevance to this 
project:  

 To protect agriculture and agricultural land from inappropriate 
encroachment by urban and non-production based rural land 
use and settlement. 

 To discourage the creation of small lots on farming properties. 
 To encourage the consolidation of farm lots for more efficient 

agricultural production. 
 To discourage dwellings on small lots that do not support and 

comprise rural production activities and operations. 
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 To ensure that inappropriate small rural lot development does 
not occur in areas of environmental significance and sensitivity. 

 To discourage subdivision which re-aligns boundaries, 
particularly in irrigated areas, for the purpose of creating small 
lots for housing purposes. 

 To ensure that the infrastructure for getting water to agricultural 
land is not compromised. 

 To discourage the use and development of agricultural land 
that would be incompatible with its sustainable use for ongoing 
agricultural production. 

 

Decision guidelines are provided for housing as follows:  

The use and development of dwellings should be strongly 
discouraged unless it can be demonstrated that the dwelling is 
necessary for carrying out an economically viable and sustainable 
rural activity on the land, and where the sustainability of the 
agricultural resource is not threatened by the use of the land for 
housing. 

 

5.4 Strategic Planning Documents 

There are a number of strategic planning documents which impact on 
this project and have, in some cases, led to planning scheme 
amendments, thereby altering the controls affecting the Port Albert 
area. Those of particular relevance to this project are detailed below.  

 

5.4.1 Gippsland Regional Growth Plan 2013 

The Gippsland Regional Growth Plan (RGP) provides broad direction 
for land use and development across the region with a long term view 
of the region to 2041 and beyond.  

 

The RGP provides direction for accommodating growth and change 
including residential, employment, industrial, commercial, agriculture 
and other rural activities and also identifies which areas of land can 
accommodate growth and which are to be preserved. It is guided by 
principles which include to develop sustainable communities through a 
settlement framework comprising major urban centres that ensures 
residents have convenient access to jobs, services, infrastructure, and 
community facilities.  

 

The RGP outlines that it is critical to protect and maintain Gippsland’s 
strategic and productive agricultural land as it is essential for the 
continued growth of the food manufacturing sector in Victoria.  

 

In relation to Port Albert the RGP identifies the key assets of the Port 
where commercial fishing is to be encouraged and the coal reserve to 
the north which is to be maintained. Port Albert is also identified as an 
historic place. The RGP seeks to reduce the impact of development on 
the high value area of Corner Inlet.  

 

5.4.2 Gippsland Rural Areas Project (GRAP, 2007) 

The GRAP provides a basis for a review of rural land uses and a model 
framework for the review and application of rural zones for Gippsland 
Councils. The GRAP recommends: 

 Agricultural strategic importance be defined. 
 Physical Land Units be identified. 
 Rural Planning Policy Units be identified. 
 A planning scheme amendment be prepared. 
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The GRAP provides assessment criteria for rural land reviews which 
includes: 

 Settlement: housing trends, demographics, lot size and land 
use patterns, infrastructure.   

 Agriculture: trends, land capability, agricultural quality, water 
availability, small lot/lifestyle farming.  

 Regional Economy: agriculture, tourism, 
processing/manufacturing, plantations, sand extraction/mineral 
sands, coal, other value adding industries.  

 Environment: native vegetation, fauna, water catchments, 
national/state parks, landscape values, sites of cultural 
significance, sites of European heritage significance, wildfire 
risk.  

 Coastal Issues: landscapes, coastal pressures, infrastructure 
development.  

 Mapping. 
 Interface Issues.  

 

5.4.3 Rural Zones Review (2009) 

Council’s Rural Zones Review (2009) included descriptions of Planning 
Units and the rural areas, and sought to increase the recognition and 
protection of the agricultural base of the Shire by providing greater 
clarity and direction for use and development.  

 

Planning Unit 8 – Coastal applies to this Study Area. This unit applies 
to land within the narrow primary dune system and associated lakes 
and lagoons at the western edge of the unit. It is a sensitive and fragile 
coastal sand dune environment and integral to the Ninety Mile Beach. 
The unit includes grassy vegetation on the foredunes which trends 

inland to a low shrubland vegetation and then to a closed tea tree 
dominated scrub.  

 

The Rural Zones Review itself included preparation of an 
Environmental Investigation Report – Wonnangatta and Port Albert 
2012, which looked at land either side of the Old Port Foreshore Road 
in Port Albert. Whilst the report noted a high degree of disturbance in 
the vegetation on the northern side of the road it also identified: 

Properties south of Old Port Foreshore Road occur within an area of 
EVC 10 Estuarine Wetland with some smaller portions of Heathy 
Woodland. This area borders the marine and coastal park and have 
little sign of disturbance. 

 

The Rural Zones Review report provided criteria for implementing each 
of the four rural zones within the Shire which added to the GRAP 
principles (developed to guide the implementation of rural zones in 
Gippsland) and State Government Planning Practice Notes. 
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6 The Rural Zones 

The current suite of rural zones was introduced to the Victoria Planning 
Provisions in 2003 and 2004 via Amendments V22, 23 and 24. 
Collectively, the zones: 

 Recognise the state, regional and local importance of farming 
as an industry and provide greater protection for productive 
agricultural land. 

 Provide a wide choice of zones with clear purposes and 
controls to match. 

 Discourage ad hoc and incompatible use and development. 
 Recognise the changing nature of farming and reduce the 

potential for conflict between farming and other land uses. 
 Recognise that rural areas are places where people live and 

work. 
 Recognise and protect rural areas that are environmentally 

sensitive. 
 

The zones relevant to this study are: 

 Farming Zone (FZ) – a zone that is strongly focussed on 
protecting and promoting farming and agriculture.  

 Rural Activity Zone (RAZ) – a mixed use rural zone that 
caters for farming and other compatible land uses.  

 Rural Conservation Zone (RCZ) – a conservation zone that 
caters for rural areas with special environmental characteristics.  

 Rural Living Zone (RLZ) – a zone that caters for residential 
use in a local setting. 

 

 

The rural zones replaced the following, now defunct zones:  

 Rural Zone (RUZ)  
 Environmental Rural Zone (ERZ)  

 

The Rural Zone, which applied to most of the land in the Port Albert 
Hinterland prior to 2007, included the following purposes:  

 To provide for the sustainable use of land for Extensive animal 
husbandry (including dairying and grazing) and Crop raising 
(including Horticulture and Timber production).  

 To encourage:  
 An integrated approach to land management. 
 Protection and creation of an effective rural infrastructure 

and land resource.  
 Improvement of existing agricultural techniques.  
 Protection and enhancement of the biodiversity of the area.  
 Value adding to agricultural products at source.  
 Promotion of economic development compatible with rural 

activities.  
 Development of new sustainable rural enterprises.  

 To ensure that subdivision promotes effective land 
management practices and infrastructure provision. 

 

The Rural Zone prohibited only a small number of uses (brothel, 
cinema and shop) whilst allowing all other uses subject to planning 
approval, including accommodation and retail premises. 

 

The suite of rural zones was again reformed in September 2013 for the 
following reasons as identified in the State Government’s Improved 
Rural Zones Fact Sheet:  
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 Support agriculture by making most agricultural uses ‘as of 
right’ in most zones instead of needing a planning permit. 

 Respect the rights of farmers by removing permit requirements 
for farming related development such as netting and crop 
support structures. 

 Provide flexibility for farmers by allowing for the sale of farm 
produce without the need for a planning permit and removing 
restrictions on the sale of processed produce. For example, an 
olive farmer can sell bottled olive oil to complement the sale of 
fresh olives. 

 Facilitate business by removing the prohibitions on 
complementary business uses in some zones, such as 
landscape gardening supplies. 

 Facilitate tourism uses by reducing or removing permit 
limitations relating to tourism uses. For example, a residential 
hotel would no longer be required to be in conjunction with an 
agricultural use. This will enable permits to be considered on 
their merits. 

 Make some prohibited uses discretionary by, for example, 
allowing a proposal for a Primary or Secondary school to be 
considered. This reflects the Government’s election 
commitment to allow schools to be permitted in urban fringe 
and rural areas. 

 Cut red tape for dwelling additions and farm outbuildings by 
increasing the permit exemption threshold for altering or 
extending an existing dwelling.  

 Provide flexibility for future subdivision by encouraging councils 
to vary the inflexible 40 hectare minimum lot size in the 
Farming Zone to match local circumstances and by removing 
the limitation in all rural zones on future applications to 
subdivide a lot after an initial subdivision has been approved. 

 Attract and retain population in rural Victoria by reducing the 
current default minimum lot size in the Rural Living Zone from 
eight hectares to two hectares. 

 

Practice Note 42: Applying the Rural Zones provides an overview of 
each of the new rural zones as well as strategic guidance as to their 
proper use and application. (A complete copy of the practice note is 
contained at Appendix 1 of this report).  

 

The following is a synopsis of the key features of each zone as relevant 
to this project. 

 

6.1 Farming Zone 

The Farming Zone is strongly focused on protecting and promoting 
farming and agriculture.  It focuses on avoiding land uses that could 
limit future farming or constrain agricultural activities. The zone is 
essentially the only available zone for Victoria’s rural areas where the 
other zones do not or cannot reasonably be applied. As such the zone 
applies to a diverse range of rural areas and situations.  

 

The purpose of the zone is: 

 To implement the State Planning Policy Framework and the Local 
Planning Policy Framework, including the Municipal Strategic 
Statement and local planning policies. 

 To provide for the use of land for agriculture. 

 To encourage the retention of productive agricultural land. 

 To ensure that non-agricultural uses, including dwellings, do not 
adversely affect the use of land for agriculture. 
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 To encourage the retention of employment and population to 
support rural communities. 

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

 

Key features of the zone include: 

 Confirmation farming is the dominant land use and all other 
land uses are subordinate to farming. 

 Farming uses are encouraged to establish and expand with as 
little restriction as possible, subject to proper safeguards for the 
environment. 

 Non-farm dwellings and land uses not related to farming may 
be considered but should not limit the operation and expansion 
of agricultural uses. 

 It does not provide an “as of right” entitlement for a dwelling 
and dwellings must meet certain requirements. Planning 
permission is required for dwellings on lots smaller than the 
identified minimum size (generally 40 hectares / 100 acres).  

 Uses not requiring a planning permit include: agriculture, cattle 
feedlots, dwelling, primary produce sales, rural industry and 
timber production. All these uses are subject to specific 
conditions. Uses which are subject to a planning permit include: 
broiler farm, caravan park, dwelling, group accommodation, 
industry, intensive animal husbandry, place of assembly, 
residential hotel and warehouse. Prohibited uses include 
accommodation, education centre, office and retail.  

 Farm-related tourism and retailing uses may be considered. 
 Decision guidelines need to be considered or met including: 

general land use compatibility issues, agricultural impacts, 

dwelling issues, environmental issues, and design and siting 
issues.  Uses that could lead to the loss or fragmentation of 
productive agricultural land, or which could be adversely 
affected by farming activities, are prohibited. 

 Land subdivision that could take farmland out of production or 
limit future farming productivity is discouraged. 

 The minimum lot size for subdivision may be tailored to suit the 
farming practices and productivity of the land. 

 Productive agricultural land generally has one or more of the 
following characteristics: suitable soil type; suitable climatic 
conditions; suitable agricultural infrastructure, in particular 
irrigation and drainage systems; and a present pattern of 
subdivision favourable for sustainable agricultural production. 

 

The Farming Zone should be applied to rural areas where:  

 Farmers require certainty about undertaking normal farming 
practices and need the flexibility to change farming practices in 
the future. 

 Farming is the principal activity in the area and the protection of 
productive farmland is of primary strategic importance. 

 The farmland is of state, regional or local significance in terms 
of agricultural production or employment. 

 The farmland has physical attributes that are scarce or 
essential to sustaining particular agricultural activities. 

 Pressures to use and develop land for non-farming purposes 
pose a significant threat to the supply and productivity of 
farmland in the area. 

 The scale, nature and intensity of farming uses in the area 
have the potential to significantly impact upon sensitive land 
uses, such as housing. 
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 The efficient and effective use of agricultural infrastructure will 
be maximised. 

 

The minimum subdivision size in the Farming Zone is 40 hectares.  

 

6.1.1 Changes to the Farming Zone  

The Farming Zone had originally been developed in 2004 to replace the 
Rural Zone and place more emphasis on the protection of agriculture in 
Victoria. The State Government in September 2013 altered the Farming 
Zone in response to concerns that the original control was too 
restrictive.  

 

The recently updated Farming Zone is different to that in place prior to 
September 2013 for the following reasons: 

 It promotes the retention of employment and population to 
support existing rural communities. 

 It reduces the restrictions for alterations and extensions to 
dwellings and farm buildings.  

 It removes the dwelling decision guideline: Whether the 
dwelling is reasonably required for the operation of the 
agricultural activity conducted on the land. 

 

The changes to the zone allow a number of uses to now occur (subject 
to planning approval) than in the previous version of the Farming Zone, 
which replaced the more lenient Rural Zone.  This includes tourism type 
uses such as “camping and caravan parks”.  

 

Despite the recent changes to the zone, it is important to recognise 
Clause 22.02 – Rural Policy of the Wellington Planning Scheme applies 
to land within the Farming Zone. This Clause recognises the 
importance of agriculture to the Shire’s economy and that the 
fragmentation and loss of productive agricultural land from production 
will diminish the value of the Shire’s agricultural sector.  

 

The Clause also identifies the issues which can arise from houses in 
rural areas and includes in its objectives to protect agricultural land 
from inappropriate encroachment by urban and non-production based 
rural land use and settlement and to discourage dwellings on small lots 
that do not support and comprise rural production activities and 
operations.  

 

6.2 Rural Activity Zone 

The Rural Activity Zone is a mixed use rural zone that caters for 
farming and other compatible land uses. The purpose of the zone is: 

 To implement the State Planning Policy Framework and the Local 
Planning Policy Framework, including the Municipal Strategic 
Statement and local planning policies. 

 To provide for the use of land for agriculture. 

 To provide for other uses and development, in appropriate 
locations, which are compatible with agriculture and the 
environmental and landscape characteristics of the area. 

 To ensure that use and development does not adversely affect 
surrounding land uses. 

 To provide for the use and development of land for the specific 
purposes identified in a schedule to this zone. 
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 To protect and enhance natural resources and the biodiversity of 
the area. 

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

 

The main features of the Rural Activity Zone are: 

 To support the continuation and growth of farming but provide 
the opportunity for non-farming uses to be considered in 
appropriate locations. 

 Support a wide range of tourism, commercial and retail uses. 
 Farming uses are encouraged to establish and expand, subject 

to proper safeguards for the environment and amenity 
considerations. 

 A planning permit is always required to use land for a dwelling. 
However the zone should not be mistaken for a quasi rural 
residential zone.  

 

The Rural Activity Zone is designed to be applied to precincts and rural 
areas where: 

 Farming is an important activity in the area but the planning 
objectives identified for the land support the establishment of 
other land uses. 

 A mixed-use function would support farming activities in the 
area, assist in preventing the unplanned loss of productive 
agricultural land elsewhere, or allow for the logical and efficient 
provision of infrastructure. 

 The use of land in the area for non-farming purposes would not 
compromise the long term productivity for surrounding 
farmland.  

 Appropriate buffers can be provided between different land 
uses so that land use conflicts are avoided.  

 The Planning Authority has developed a clear policy about how 
discretion in the zone will be exercised.  

 

In Wellington Shire the minimum subdivision size for the RAZ is 
generally 40 hectares.  

 

An example of the use of the Rural Activity Zone is within the 
municipalities of Campaspe and Moira where it has been applied to 
protect the rural character of the Murray River Corridor.  Agricultural 
activates within this Corridor are recognised and protected, however 
there is also a promotion of rural  based tourism land uses and 
activities.  The use of the zone is supported by an accompanying local 
planning policy which provides direction on how discretion should be 
used in the corridor.   

 

6.3 Rural Conservation Zone 

The Rural Conservation Zone caters for rural areas with special 
environmental characteristics and serves to protect and conserve rural 
land for these characteristics. The conservation values of the land must 
be identified in the schedule to the zone and could be historic, 
archaeological, landscape, ecological, cultural or scientific values. In 
this zone: all uses are subordinate to the environmental values of the 
land; farming is allowed provided that it is consistent with the 
environmental values of the area; and the minimum lot size for 
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subdivision is tailored to suit the environmental features and values of 
the land. The purpose of the zone is: 

 To implement the State Planning Policy Framework and the Local 
Planning Policy Framework, including the Municipal Strategic 
Statement and local planning policies. 

 To protect and conserve the natural environment and natural 
processes for their historic, scientific, landscape, habitat or cultural 
values. 

 To provide facilities which assist in public education and 
interpretation of the natural environment with minimal degradation 
of the natural environment or natural processes. 

 To provide for appropriate resource based uses. 
 

The Rural Conservation Zone is designed to be applied to rural areas 
where: 

 The protection of the environmental features of the land is of 
primary strategic importance including, for example, native 
vegetation, flora and fauna, significant habitats, or they could 
relate to the visual qualities of the land. 

 The environmental features of the land are scarce and strict 
controls are required to prevent the further loss or decline of 
those features. 

 Land use and development could directly or indirectly threaten 
the environmental values of the land and strict controls are 
required to manage this. 

 

In Wellington Shire the minimum subdivision size for the RCZ is 
generally 40 hectares with areas affected by the ESO1 – Coastal and 
Gippsland Lakes Environs being 100 hectares.  

 

6.4 Rural Living Zone 

The Rural Living Zone caters for residential use in a rural setting and 
generally includes lots large enough to accommodate a dwelling and a 
farming use with the farming use not necessarily required as a 
significant household income source. The purpose of the zone is: 

 To implement the State Planning Policy Framework and the Local 
Planning Policy Framework, including the Municipal Strategic 
Statement and local planning policies. 

 To provide for residential use in a rural environment. 

 To provide for agricultural land uses which do not adversely affect 
the amenity of surrounding land uses. 

 To protect and enhance the natural resources, biodiversity and 
landscape and heritage values of the area. 

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

 

The Rural Living Zone is designed to be applied to areas where: 

 The rural land has a mainly residential function. 
 Farming may take place on the land but this is subordinate to 

the residential use. 
 Residents require certainty about the residential amenity of the 

area and are protected from potentially incompatible land uses. 
 Farming is of a nature or scale that will not conflict with 

housing. 
 A wider range of tourism, commercial and retail uses may be 

considered.  
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In Wellington Shire the minimum subdivision size of the zone varies 
from the standard 2 hectares through the use of schedules identifying 
minimums between 0.4 hectares and 4 hectares. The Schedules 
currently used in Wellington include 0.4 hectares as the minimum area 
for which no permit is required to use land for a dwelling.  

 

6.5 Original Application of the New Rural Zones to Port Albert 

In considering potential zoning changes in Port Albert to allow for 
additional rural lifestyle opportunities, it is important to be cognisant of 
the recent history of rural zone changes in the locality and the 
associated consequences these amendments had. 

 

The application of the new rural zones to Port Albert originally took 
place in 2007. The State Government initiated Amendment C43 to the 
Wellington Planning Scheme which saw the translation of land in the 
RUZ and ERZ directly to the FZ and RCZ respectively.  

 

The amendment was considered important to provide a stronger focus 
on the protection of productive agricultural land and environmentally 
significant areas from urban development and associated land use 
conflicts.  

 

A number of Port Albert residents, however, contested Amendment 
C43. Residents took specific issue with the FZ, arguing it was applied 
incorrectly to areas that are clearly unsuitable for farming either due to 
land size, vegetation cover, soil quality, or a combination thereof. 
Furthermore, residents asserted that they could no longer build a house 
on their property, leaving them with land that they can neither farm nor 
live on. 

It is important to note that Amendment C43 took place prior to Council 
having undertaken a strategic review of rural land to guide the 
application of the new zones. This strategic analysis was later taken up 
as part of Amendment C55 in 2009 which sought to introduce the Rural 
Zones Review to the planning scheme.  

 

Whilst C55 introduced new planning policy to the scheme to increase 
the recognition and protection of rural land, it did not result in further 
changes to zoning in or around Port Albert. 

 

Amendment C55 was also contested by residents of Port Albert. The 
Panel considering C55 noted that many of the issues raised by 
residents in fact related to the application of the FZ via Amendment 
C43.  

 

Significantly, the Panel agreed that there were indeed some properties 
within Port Albert which were clearly unable to be farmed as per the 
purpose and objectives of the FZ. As such, it recommended that:  

Council proceed with review of rural residential lot 
opportunities in Port Albert and surrounding areas in the 
2013/2014 strategic planning work program and resolves to 
rezone land in this area for its most appropriate use, whether 
that be for rural/residential living, farming or conservation 
values.  

 

The Port Albert Rural Lifestyle Lots Study is a direct response to this 
recommendation. The balance of this report is dedicated to an 
assessment of rural living opportunities and associated zoning 
changes.  
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7 Assessment of Rural Living Opportunities 

The purpose of this study is to investigate the potential opportunities to 
provide additional rural lifestyle living lots within the Port Albert 
Hinterland. This is to be done in the context of the strategic role of the 
area, the demographic projections for the area, agricultural productivity 
considerations and physical constraints to the Study Area.  

 

The previous sections of this report have outlined a low demand for 
growth in Port Albert and the Study Area. Given the low growth 
projections and the significant number of dwellings for sale in the Study 
Area, including in the town of Port Albert, rezoning to provide 
significantly more land for rural residential development cannot be 
justified.  It is acknowledged the community desire is for additional rural 
residential development; however this must be tempered against the 
identified needs for growth in the area.  

 

The Port Albert area is to the immediate south of both highly productive 
agricultural land, and State recognised coal reserves. Whilst the Port 
Albert Hinterland is not used for traditional types of agriculture as those 
to the immediate north, parts are utilised for agriculture at a smaller or 
more intensive scale. As such, the Study Area has a role in the overall 
agricultural productivity of the region, including a role in preventing 
incompatible land uses from impacting on traditional farming land to the 
north. It is important that theses farmlands are protected and retained 
for farming uses into the future. This can best be achieved by retaining 
the Farming Zone in the Hinterland where possible.  

 

The Farming Zone is no longer as restrictive as it was prior to changes 
in September 2013, and it now recognises the need to retain  

 

populations in rural Victoria. These changes make the application of the 
Farming Zone more relevant for areas such as the Study Area. 
Wellington Shire’s recent inclusion of a new Rural Policy at Clause 
22.02 of the Planning Scheme provides additional guidance on use and 
development in the rural areas which balances the need to protect the 
role of farming in the Shire with the State Government changes to the 
Farming Zone controls.  

 

Rural residential development is guided by the Practice Notes outlined 
earlier in this report.  These Notes clearly state rural residential 
development should not be located in areas where there are significant 
environmental constraints.  

 

7.1 Guiding Principles and Preferred Strategic Directions 

Given the range of issues raised by the local community, the following 
set of key principles and preferred strategic directions were established, 
and ‘ground proofed’ as part of the community consultation process, to 
guide future land use and development recommendations forming part 
of this study.  

 Retain Port Albert’s role as a small coastal town with significant 
heritage built form in Wellington Shire.  

 Retain high quality agricultural land within the Hinterland. 
 Responsibly recognise the environmental features and 

constraints for the area including levels of inundation (mainly 
tidal or drainage related), potential fire risk, coastal wetlands 
and vegetation cover. 

 Recognise the existing assets available before creating new 
opportunities for dwellings and population growth – in relation 
to existing dwelling supply and vacant lots.  
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 Protect existing levels of vegetation cover and landscape 
characteristics.  

 Recognise the town’s fishing village and seasonal role and the 
varying demands on infrastructure throughout the year.  

 Recognise community desires for growth within the context of 
existing demographic trends.  

 Recognise of the requirements and guidelines with Practice 
Note 37 and Practice Note 42 regarding the appropriateness of 
rural residential land and the application of the rural zones.  

 Consider the GRAP assessment criteria (2007): settlement, 
agriculture, regional economy, environment, coastal issues, 
mapping and interface issues*. 

*The GRAP was discussed in further detail in Section 5.4.2 of this report. 

 

During consultation sessions, the possibility of applying the Rural Living 
Zone to land with access to the existing road network was raised. As 
indicated previously, Port Albert has a limited existing road network 
meaning many of the lots are not physically accessible via roads. Whilst 
access is a key criteria in determining appropriate locations for rural 
residential development it is not the only criteria. The designation of land 
for rural living purposes should also consider the environmental 
characteristics of the land, the surrounding agricultural context and the 
strategic justification for such a designation. Given the constraints 
affecting the Study Area from an environmental perspective, and the 
need to preserve agricultural land in the surrounding environs, the use of 
such a singular focussed measure would be inappropriate. As such this 
has not been included in the guiding principles for consideration of rural 
living.  

 

 

7.2 Rural Residential Development and Port Albert 

Port Albert as a coastal town plays a specific role in the hierarchy of 
settlements within Wellington Shire.  This role is as a small town 
providing for coastal lifestyle. There is currently no formal rural 
residential development within the Port Albert area, however the 
existing subdivision pattern of small farming zone lots has led to 
informal rural residential development occurring, particularly near the 
edges of the two residential areas of Port Albert and Langsborough. 

 

Port Albert’s role is also guided by the area’s context in terms of 
agriculture and resources in the surrounding environs. Its proximity to 
significant coal reserves, sensitive marine parks and highly productive 
agricultural land requires sensitive land use and development 
outcomes.  

 

The provision of additional rural residential development should also be 
viewed in the context of projected growth and demand. Port Albert is 
not anticipated to experience a significant amount of growth in the 
foreseeable future.  The Regional Growth Plan for Gippsland directs 
population growth to the larger towns, such as Sale, where services 
and facilities are provided and can be readily accessed. As such, it is 
unlikely substantial amounts of additional rural residential land will be 
required in the long term.  

 

7.3 Implications of Policy Context 

The policy context outlined in previous sections of this report has 
significant implications for this project, and has heavily influenced the 
Guiding Principles above. In particular this policy context requires:  

 Protection of productive agricultural land within the region 
through the retention of existing farming zone land where 
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appropriate and the avoidance of further fragmentation and 
loss from subdivision and inappropriate housing development.  

 Application of the rural zones in line with the purposes of each 
zone and in recognition of the characteristics and use of the 
land and in the context of strategy.  

 Recognition of the importance of agriculture to Gippsland.  
 Respect for the constraints that land places on development 

and the need to prevent additional risk to life and the 
environment.  

 Activation of the economy through appropriate use of zoning 
and overlay controls.  

 Provision of land for a range of purposes including farming and 
residential/rural residential development in line with anticipated 
demand across the municipality.  

 

7.4 Precinct Analysis 

The Port Albert Study Area comprises a high degree of variability in its 
landscape character, land use and planning controls. As such it is 
considered more effective to analyse the area in specific precincts than 
as one whole.  

 

The Study Area has been divided into a total of nine (9) precincts as 
shown in Figure 12 below, whilst Figure 13 shows the precincts on an 
aerial base of the Study Area. Each precinct is described and analysed 
in the following sections. Figures 14 to 17 show the planning controls 
relating to the precincts including zones, overlays, road access and tree 
cover.  

 

The division of the Study Area into these nine precincts to determine 
zoning recommendations is consistent with the Rural Zones Practice 
Note which focuses on areas rather than individual lots and land 
parcels.  

 

The Precincts have been determined based on assessment of both the 
planning controls that apply to the land and onsite assessment of the 
land including land use, vegetation cover and access constraints. All 
the precincts are currently zoned Farming.  

 

The Precincts have been analysed in consideration of the principles 
outlined above. As required by the State Government, the Practice 
Notes have provided a key contribution to the analysis.  

 

When considering the application of the rural zones and in particular 
the Rural Living Zone it is important to remain aware of the purposes of 
each of the rural zones and the directions for their application in the 
context of planning for rural areas. In particular it is important to note 
the Rural Living Zone is the most appropriate zone for residential uses 
in a rural setting and that it should be applied to areas where:  

 The rural land has a mainly residential function. 
 Farming may take place on the land but this is subordinate to 

the residential use. 
 Residents require certainty about the residential amenity of the 

area and are protected from potentially incompatible land uses. 
 Farming is of a nature or scale that will not conflict with 

housing. 
 A wider range of tourism, commercial and retail uses may be 

considered.  
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 Land is not considered to be productive agricultural land nor is 
in a special water supply catchment.  

 Development will not have an adverse impact on the 
environment, native vegetation and biodiversity.  

 Land is not overly constrained by environmental features 
including flood and bushfire risk.  

 The land can be provided with certain community infrastructure 
and services normally expected for residential areas. This 

includes appropriate levels of land capability, access to formed 
and constructed roads, ability for adequate water and 
wastewater systems.  

 Land is not within 500 metres of a national park or marine park 
or in close proximity to public land of environmental 
significance.  
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Figure 12 Precinct Breakdown of the Study Area
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Figure 13 Precincts and Aerial Image

 
Figure 14 Precincts and Zones 
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Figure 15 Precincts and Overlays 
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Figure 16 Precincts and Overlays 
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Figure 17 Precincts and Road Network 
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7.4.1 Precinct 1 

Land to the south of Old Port Foreshore Road, west of West Boundary Road.  

 

The southern portion of Precinct 1 is affected by the LSIO and FO, reflecting its 
position on the edge of the marine park and its wetland nature. The ESO2: 
Wetlands also applies to the southern and eastern edges of the Precinct.  

 

There are 20 lots within the Precinct with an average lot size of 3.8 hectares. 
Lots are generally rectangular in shape and orientated in a north-south 
direction. The land is heavily vegetation with only a few (3) dwellings evident. 
Access is via the Old Port Foreshore Road. One allotment is utilised for native 
plant growing and cabin style accommodation.  

 

Vegetation in the Precinct is classified as within the coastal woodland 
vegetation EVC and a mix of remnant and exotic vegetation. When the location 
of this remnant vegetation is considered in the context of the neighbouring 
marine park means it is valuable and requires protection. The high levels and 
density of vegetation restrict the ability to build dwellings in the Precinct. This is 
verified in Council’s Environmental Assessment Report undertaken in line with 
the recommendations of the Rural Zones Review.  

 

 

Recommendation:  
Investigate rezoning Precinct 1 to the Rural Conservation Zone in recognition of its biodiversity and 
environmental values. This would assist in protecting these values from further degradation and would 
provide for land uses and development consistent with the environmental and landscape values. 
Schedule 1 to the Rural Conservation Zone is proposed, this has a minimum subdivision size of 40 
hectares or 100 hectares on land where the ESO1 – Coastal and Gippsland Lakes Environs.   
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The majority of Precinct 1, including lots with frontage to Old Port Foreshore Road is within approximately 500 metres of the marine park. In line with the 
Practice Note on applying the rural zones, it would not be appropriate to rezone this area to the Rural Living Zone due to this proximity.  

 

Recommendation: Investigate rezoning Precinct 1 to Rural Conservation Zone – Schedule 1.  
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7.4.2 Precinct 2 

Land to the north of Old Port Foreshore Road, west of the Yarram Port Albert Road and south of the Old Rifle Range public land. 

 

Precinct 2 is located to the north of Old Port Foreshore Road and consists of 
eight lots with an average size of 4.75 hectares with the smallest lot being 
4,000m2 (1 acre). Five of the eight lots are already developed with dwellings.  

 

The precinct is vegetated mainly with Xanthorrhoea plants and other 
vegetation forms. The vegetation is considered to be within the Heathy 
Woodlands EVC and of Least Concern status wise. No overlays affected the 
site.  

 

The land use is predominantly rural residential with little agricultural activity 
occurring on the site.  

 
 
 
 

Recommendation:  
Given the area is already significantly developed for rural residential development and there is little 
opportunity for agricultural activity to occur on the site due to tree cover it is appropriate for Precinct 
2 to be rezoned to the Rural Living Zone. This change would essentially recognise the existing 
residential development levels of the Precinct, and the residential zoning and development of land 
to the immediate east. It is likely the provision of this area of the Hinterland for rural residential 
development will meet the projected demand for growth. Schedule 2 to the Rural Living Zone is 
proposed, this has a minimum subdivision size of 2 hectares and dwellings can be built without a 
planning permit on land over 0.4 hectares). This will potentially enable further subdivision in this 
precinct.  

Recommendation: Rezone Precinct 2 to Rural Living Zone – Schedule 2 to facilitate rural residential development.   
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7.4.3 Precinct 3 

Land to the immediate east and south east of the Port Albert residential area. 

This area is undeveloped with only one dwelling constructed. There are 
approximately 75 individual allotments in the Precinct with an average size of 
almost 1,600m2. The land is swampy with wetland type vegetation and limited 
road access. The land is affected by the Land Subject to Inundation Overlay 
and the Environmental Significance Overlay – Schedule 1: Coastal and 
Gippsland Lakes Environs and Schedule 2: Wetlands.  

 

The area is subject to Coastal Acid Sulphate Soils, possibly in connection with 
the wetlands around Port Albert. As noted in the Regional Growth Plan for 
Gippsland these soils should remain undisturbed to prevent serious impacts 
on infrastructure and human health that can result from their mismanagement. 

 

The area should not be further developed without detailed consideration of the 
impact on the environment.  

 

 

Recommendation:  
Investigate rezoning Precinct 3 to the Rural Conservation Zone in recognition of the environmental 
constraints affecting the Precinct. This would prevent inappropriate development which could impact on 
the characteristics and function of the wetlands and would disturb the Coastal Acid Sulphate Soils. 
Schedule 1 to the Rural Conservation Zone is proposed, this has a minimum subdivision size of 40 
hectares or 100 hectares on land where the ESO1 – Coastal and Gippsland Lakes Environs.   

Recommendation: Investigate rezoning Precinct 3 to Rural Conservation Zone – Schedule 1.  
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7.4.4 Precinct 4  

Land to the immediate north of the round-about between Yarram Port Albert Road and Lawrence Street.  

 

Precinct 4 is located to the immediate north of the main roundabout in the 
Study Area, between areas of public land. The Precinct comprises 17 relatively 
small lots with an average size of 2,500m2 (approximately half an acre). The 
size of these lots is more closely related to low density residential allotments 
than farming land, however only four of the lots appear to be developed with 
dwellings.  

 

The area is within Precinct 4 of the Design and Development Overlay – 
Schedule 9: Port Albert and Palmerston (DDO9-4). One lot, 22 Fitzroy Street, 
is affected by an individual heritage overlay HO28. 

 

The inclusion of the area within the Port Albert/Palmerston DDO indicates that 
it is seen as connected to the existing residential areas.  

 
 

Note: Council has previously agreed to rezone land at 180 Yarram-Port Albert Road to the General Residential Zone as it is surrounded by residential land.  
 

Recommendation: 
Precinct 4 is essentially a rural residential area and should be considered for application of the Low 
Density Residential Zone in recognition of its existing development level. This reflects the area’s 
location on the edge of the Port Albert township area and the existing lot pattern which is predominantly 
over 1,500 square metres. The Low Density Residential Zone has a minimum subdivision size of 0.2 
hectares where land is sewered and 0.4 hectares where land is unsewered. 180 Yarram-Port Albert 
Road should be rezoned General Residential Zone as agreed with Council based on its location. 

Recommendation: Rezone Precinct 4 to Low Density Residential Zone with the exception of 180 
Yarram-Port Albert Road which will be rezoned General Residential Zone.   
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7.4.5 Precinct 5 

Land either side of the Langsborough residential area generally between Kilgowers Road and Valeska Street.  

Precinct 5 is the land to the east and west of the Landsborough town area. 
There are 20 lots within the Farming Zone area of the Precinct with an average 
land size of 4 hectares. The majority of the lots are between 1 hectare and 2 
hectares in size. There are currently six dwellings within the Farming Zone lots.  

 

Most of the area is not affected by overlays, however two lots on the western 
edge of the area are affected by the ESO1 and HO35. 

 

There are a number of anomalies within the Precinct in relation to the 
application of zones in that land is partly affected by two zoning controls 
(residential zone and farming zone controls). This includes land at 68 Yarram-
Port Albert Road, 86 Yarram-Port Albert Road and land to the rear of the lots 
along the western side of Yarram-Port Albert Road (Lot 2, LP95313).  

 

Vegetation in the precinct is relatively dispersed with the exception of land on 
the western and southern edges.  

 

Land along the northern side of Kilgowers Road is mainly developed for rural residential dwellings. 
Access to these lots and Kilgowers Road is provided from the Yarram-Port Albert Road.  
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Recommendation: 
Given the anomalies that exist in the area it is recommended that the following changes are made to rectify these issues in Precinct 5:  

 Rezone the front portion of 68 Yarram-Port Albert Road to the Farming Zone to recognise it is part of a larger farm land holding. The owner of the site 
specifically requested this land not be rezoned to rural living.  

 Rezone the back portion of 86 Yarram-Port Albert Road to the General Residential Zone to ensure the whole site is within one zone.  
 Further investigate rezoning the portion of Lot 2, LP95313 from the General Residential Zone to the Farming zone, to prevent further development of this 

area and to ensure it is in one zone. 
 Rezone land along the northern side of  Kilgower Road to the Rural Living Zone –Schedule 2 in recognition of the existing development levels and their 

location on the edge of Langsborough.  
 

Recommendation: Rezone particular lots within Precinct 5 to resolve 
anomalies and rezone land along Kilgowers Road to Rural Living Zone – 
Schedule 2 to facilitate rural residential development.  
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7.4.6 Precinct 6 

Land south of Old Port Road to the west of Yarram Port Albert Road.  

Precinct 6 is an area with both rural residential development and extensive and 
dense vegetation. There are 16 lots within the Precinct with an average size of 5.4 
hectares. There are seven dwellings in the precinct in addition to the caravan park 
located at the end of Old Port Road.  

 

Most of the area is not affected by overlays. However, the lots along the western 
edge are affected by the Schedule 1 to the Environmental Significance Overlay 
(ESO1) and the six southern most of these lots are also affected by the H035. In 
addition, HO22 affects the corner lot at 19 Old Port Road and the edge of this lot 
and the adjoining intersection are also affected by the Schedule 2 to the 
Environmental Significance Overlay (ESO2).The eastern portion of this area 
contains vegetation within the endangered Riparian Scrubs Ecological Vegetation 
Class (EVC).  

 

The recent changes to the Farming Zone to allow a greater range of uses, in 
addition to the existing use rights provisions in the Wellington Planning Scheme will 

provide ample recognition and support for the existing caravan park in precinct 6. However, Council should consider including a map of the Port Albert-
Langsborough area and directions regarding development within their Coastal Areas Strategic Framework at Clause 21.12.  

 

Whilst the Farming Zone could be retained at the caravan park site, in response to community concerns regarding adequate policy and planning support for 
the operation of the caravan park, Council could investigate applying the Rural Activity Zone on a site specific basis.  
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19 Old Port Road – ESO2 could be extended here.  

 

Recommendation:  
Given the significant levels of vegetation in this Precinct it is recommended Precinct 6 remain within the 
Farming Zone. The recent changes to the Farming Zone will ensure any further development of the 
caravan park is permissible and it is therefore appropriate to leave this land use within the current zone. 
Consideration of extending the Environmental Significant Overlay in this area to reflect the presence of 
vegetation within an endangered EVC should be made.  

 
 
 

Recommendation: Retain Precinct 6 in the Farming Zone. Investigate extending the Environmental Significance Overlay Schedule 2 to land at 19 
Old Port Road. Investigate applying the Rural Activity Zone on a site specific basis to the caravan park.    

Agenda - Ordinary Council Meeting of 2 December 2014 146



 
 
 
Final RECOMMENDATIONS REPORT 
PORT ALBERT RURAL RESIDENTIAL LIFESTYLE LOTS REVIEW 

PL11 010 Final Recommendations Report post submissions 071114.docx  
  Page 60 

7.4.7 Precinct 7 

Land to the north of Gibson Street, west of the Albany Street alignment and generally on the eastern side of the Port Albert Tarraville Road and accessible by 
road.  

 

Precinct 7 is at the edge of the original Palmerston subdivision area. It comprises a 
total of 51 allotments with 35 of these located in the south western corner and each 
less than 1000 square metres. All the remaining lots are between 0.4 and 4 hectares 
in size. 

 

The southern portion is mostly affected by the LSIO in reference to the inundation 
potential of this area. The West Gippsland Catchment Management Authority 
(WGCMA) has indicated all of the Precinct would be inundate at 2100 sea levels. As 
such they would not support any change to zoning in this area.  

 

The small lot subdivision area in south west corner is affected by the DDO9-4 in 
recognition of its more residential lot size.  

 

The area is relatively un-developed with only three dwellings, these are mainly 
located along the northern side of Gibson Street and along the Tarraville Road. The area has limited levels of vegetation and many of the lots have unmade 
road access.  
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Recommendation:  
Retain Precinct 7 (land to the west of Port Albert-Tarraville Road – CA91 B, Parish Alberton West and land fronting Gibson Street) within the Farming Zone 
due to its constraints including existing inundation and lack of road access. Precinct 7’s characteristics and lack of vegetation make it more appropriate for low 
levels of agricultural production to occur. The existing inundation levels along Gibson Street pose access issues in a flood event, making it unsafe to 
encourage rural residential development in this part of Port Albert. Future inundation levels modelled by the WGCMA show the whole precinct is likely to be 
inundated in the future to some degree, which makes it inappropriate to rezone to the Rural Living Zone.  

Recommendation: Retain land in Precinct 7 in the Farming Zone to reflect existing constraints.   
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7.4.8 Precinct 8  

Land to the north of the Gibson Street alignment, between Albany Street and the bay.  

Precinct 8 comprises 27 lots and has quite a large average at 5.7 
hectares with most of the lots over 2 hectares in size. Only six of the lots 
are developed with dwellings. Many of the land parcels have no physical 
road access.  

 

The Precinct’s location on the edge of the bay is recognised through the 
application of a number of overlays including the LSIO which affects 
almost all of the area with the eastern edge also affected by the FO and 
ESO2. 

 

The Precinct is quite swampy and has only a few areas which are highly 
vegetated. The lack of significant vegetation and the larger lot sizes 
make this Precinct more suited to farming activity than other areas in the 
Study Area.  

 

It is not appropriate to rezone land on the eastern side of Albany Street 
due to greater difficulties with road access and physical constraints.  
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Recommendation: 
Retain Precinct 8 in the Farming Zone in recognition of the significant environmental constraints, including inundation, and the potential for agricultural activity to 
occur. 

Recommendation: Retain Precinct 8 in the Farming Zone. 
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7.4.9 Precinct 9 

Land to the north of Wills Road and east of the Port Albert Tarraville Road.  

Precinct 9 is at the north eastern edge of the Study Area and comprise seven 
lots with an average size of 3.8 hectares. Three of the lots have dwellings. 
Road access is available along the Tarraville Road.  

 

The whole precinct is affected by the State Resources Overlay – Schedule 1: 
Gippsland Brown Coalfields. It is also partly covered by the Land Subject to 
Inundation Overlay (LSIO).  

 
 
 
 
 
 
 
 

 
Recommendation: 
Given the need to protect this land due to its identification in the Regional Growth Plan for coal resources 
and the constraints placed on development due to the land’s inundation levels, it would be inappropriate 
to rezone the land in Precinct 9 from the Farming Zone.  

Recommendation: Retain Precinct 9 in the Farming Zone 
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7.5 Implications of the Recommendations 

Recommendations from this report propose to rezone land in the 
Study Area as follows: 

Rezone land to the Rural Living Zone:  
 Precinct 2  
 Precinct 5 (part) 

Investigate rezoning land to the Rural Conservation Zone:  
 Precinct 1 
 Precinct 3 

Other changes to zones and overlays: 
 Precinct 4 – LDRZ 
 Precinct 6 – apply the ESO to one lot; investigate applying the 

Rural Activity Zone to the caravan park 
No changes to zones and overlays: 

 Precinct 5 (part) 
 Precinct 6 
 Precinct 7 
 Precinct 8  
 Precinct 9 

 

7.5.1 Rezone land to the Rural Living Zone 

The land proposed to be rezoned to the Rural Living Zone – 
Schedule 2 will provide ample land for rural residential development 
within the Port Albert Study Area. The areas proposed for rezoning 
have existing levels of rural residential development and are 
relatively free from environmental and infrastructure constraints.  

 

The total area to be rezoned to the Rural Living Zone is 66.6 
hectares.  

 

It is proposed to utilise Schedule 2 to the Rural Living Zone for all 
rural residential areas in Precincts 2 and Precinct 5. This existing 
schedule has a minimum subdivision size of two hectares and 
minimum area for which no permit is required to use land for a 
dwelling size of 0.4 hectares (1 acre). This schedule best reflects the 
intended small lot rural residential outcomes desired by the Port 
Albert community, as well as the existing subdivision pattern of the 
Precincts, particularly Precinct 5. Given the existing subdivision and 
land use patterns, it is noted the proposed controls will only allow for 
dwellings where there is no existing dwelling and generally further 
subdivision, with the exception of some lots in Precinct 2, will not be 
possible.  

 

The use of this Schedule in these three precincts will ensure that 
only lots within Precinct 2 will be able to be further subdivided. This 
subdivision potential is approximately 10 additional lots. In all, the 
future rural residential supply in the Port Albert Hinterland would be 
28 lots in the Rural Living Zone and the construction of up to 17 
additional dwellings.  

 

7.5.2 Investigate rezoning land to the Rural Conservation Zone 

It is proposed to investigate the rezoning of Precinct1 and Precinct 3 
to the Rural Conservation Zone (RCZ) in recognition of their 
environmental values and the resulting inability to farm much of the 
precincts.   
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The RCZ seeks to conserve environmental values, protect and 
enhance the natural resources and biodiversity whilst encouraging 
sustainable development and land use.  

 

A range of uses are permissible in the RCZ. Uses that are prohibited 
include accommodation facilities such as hotels, abattoirs, child care 
centres, industry, intensive animal husbandry, retail, places of 
assembly, warehouse and office. Like the FZ, the RCZ allows for 
group accommodation, subject to planning approval. This is similar 
to the RLZ which requires planning approval for accommodation 
uses (a slightly broader definition than group accommodation). This 
ensures the existing tourism use within Precinct 1 can continue to 
operate and grow. 

 

In recommending investigating the application of the RCZ in 
Precincts 1 and 3, it is noted recent panel reports into the application 
of this zone provide further guidance on the justification for this 
change. The recent Loddon Planning Scheme Amendment C36 
Panel Report dealt with the implementation of the RCZ to a number 
of precincts considered to be of environmental significance and with 
limited prospects for agriculture. The Panel noted:  

The Panel considers that rezoning to RCZ requires rigorous 
justification.  In most cases, we conclude that this justification 
was present, except for two properties that are parts of larger 
agricultural enterprises, and should be retained in the FZ. 

It is noted much of the submission content in the Loddon 
amendment related to the impacts on existing agricultural uses 
occurring in the area.  

 

Land in Precinct 1 is not used, and in its current form cannot be 
used, for agricultural activities. Further its environmental values 
were previously identified in Aecom’s Environmental Investigation 
Report – Wonnangatta and Port Albert 2012 which concluded:  

 

Properties south of Old Port Foreshore Road occur within an 
area of EVC 10 Estuarine Wetland with some smaller portions of 
Heathy Woodland. This area borders the marine and coastal 
park and have little sign of disturbance. Consideration in the 
future should be given to applying the Rural Conservation Zone 
as part of an overall study of zoning in the area.  

 

With its vegetation relatively undisturbed, and its immediate 
proximity to the wetlands, the precinct forms a vital environmental 
buffer between more disturbed areas to the north and neighbouring 
areas of greater environmental significance to the south.   

 

The RCZ is designed for application to areas where the recognition 
and protection of the environmental features are most important, 
and where specific controls are required to prevent further loss or 
threats to these values. It is a more appropriate fit to this precinct 
than its current Farming Zone.   

 

As such, this report supports rezoning the land in Precinct 1 to RCZ, 
for the following reasons: 

 The RCZ better reflects the existing conditions and 
environmental values of the precinct. 

 The RCZ better recognises the importance of the area in its 
role as a buffer to more significant wetlands. 
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 The RCZ requires a stringent environmental assessment of 
opportunities to use and develop land, including 
identification of appropriate land management practices and 
plans. 

 Given the environmental values of this precinct, it is unlikely 
the area will be cleared to allow for agricultural or farming 
activities. 

 A recently completed study also identified the environmental 
features of the precinct as worthy of recognition and 
protection under a RCZ. 

 

Whilst this report considers there to be adequate support for the 
RCZ, Council may wish to consider undertaking a more detailed and 
up to date assessment of vegetation condition to complement the 
2012 Aecom Report prior to rezoning the land to provide additional 
justification for the change. As such, the recommendation for 
Precinct 1 is to investigate application of the RCZ.  

 

For Precinct 3, this report suggests further detailed assessment into 
the environmental values and constraints be undertaken prior to 
rezoning land to the RCZ. The scope of this investigation did not 
include detailed environmental assessments.  

 

7.5.3 Retain land in the Farming Zone 

It is proposed to retain the Farming Zone in all of Precincts 6, 7, 8 
and 9 and in parts of Precinct 5. The Farming Zone is the most 
appropriate zone for these areas due to the land uses existing in the 
area coupled with the existing constraints and the policy directions 
for protecting agriculture in Gippsland.  

 

The changes to the Farming Zone in September 2013 by the State 
Government make this zone more appropriate for use as a general 
zone in rural areas. A greater range of uses is now permissible with 
Council approval, and the focus of the zone has shifted to promote 
the retention of rural populations as well as protecting land for and 
promoting agriculture.  

 

These changes are particularly relevant in considering the 
appropriate zoning control for Precinct 6 where the Caravan Park is 
located. As part of the changes the use “camping and caravan park” 
has been brought back into as a permissible use in the Farming 
Zone. Coupled with the existing use rights available to this land use, 
the zone changes make it appropriate to retain the land in the 
Farming Zone. However, as noted, Council could investigate 
applying the Rural Activity Zone to the caravan park on a site 
specific basis to respond to community concerns.  

 

To assist in directing discretion in the Farming Zone, Rural Activity 
Zone and Rural Conservation Zone, Council relies on Clause 22.02 
– Rural Policy of their local planning policies. This policy focuses on 
protecting agriculture and areas of environmental sensitivities in the 
long term. This direction for land in the Port Albert Hinterland can be 
complemented through the provision of additional policy for Port 
Albert at Clause 21.12 – Coastal Areas Strategic Frameworks. 

 

 

 

7.5.4 Proposed Minimum Lot Sizes 

The following minimum lot sizes are recommended for each 
precinct: 
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Table 6 Proposed minimum lot sizes 

Precinct 
Proposed 
Zone and 
Schedule  

Minimum 
Subdivision 
Size 

Minimum 
area for 
which no 
permit is 
required to 
use land for a 
dwelling.  

1 

Investigate 
rezoning to 
RCZ Schedule 
1 

40 hectares or 
100 hectares in 
ESO1 

n/a 

2 Rezone to RLZ 
Schedule 2  2 hectares 0.4 hectares 

3 

Investigate 
rezoning to 
RCZ Schedule 
1 

40 hectares or 
100 hectares in 
ESO1 

n/a 

4 Rezone to 
LDRZ 

0.4 hectares if 
not connected to 
sewerage 

n/a 

5 
Rezone part to 
RLZ Schedule 
2  

2 hectares 0.4 hectares 

6 Retain in FZ 
40 hectares (as 
not in Macalister 
Irrigation District) 

40 hectares (as 
not in Macalister 
Irrigation District) 

7 Retain in FZ 
40 hectares (as 
not in Macalister 
Irrigation District) 

40 hectares (as 
not in Macalister 
Irrigation District) 

8 Retain in FZ 
40 hectares (as 
not in Macalister 
Irrigation District) 

40 hectares (as 
not in Macalister 
Irrigation District) 

9 Retain in FZ 
40 hectares (as 
not in Macalister 
Irrigation District) 

40 hectares (as 
not in Macalister 
Irrigation District) 

 

The recommendations in this Report include rezoning land within 
Precincts 1, 2, 3, 4 and 5. Rural Zones are proposed for these 
precincts with the exception of Precinct 4 (LDRZ is included in the 
residential suite of zones) and each of these zones can utilise a 
schedule to specify the minimum subdivision size and the size of 
land for which a planning permit is not required for the use of land 
for a dwelling.  

 

As discussed above, it is proposed to utilise Schedule 2 to the Rural 
Living Zone in the Hinterland, Precinct 2 and parts of Precinct 5. 

 

In relation to Precincts 1 and 3 the Rural Conservation Zone, 
Schedule 1 is recommended to be investigated. This Schedule has 
a minimum subdivision size of 40 hectares for all land, other than 
land in the ESO1 which has a minimum subdivision size of 100 
hectares.  We note however, that the existing lot sizes are 
significantly smaller than the minimum specified in the schedule, and 
therefore further subdivision will not be possible. Regardless of lot 
size, planning approval will be required to use and develop land for 
a dwelling, and each application will be assessed as per the 
provisions of the Zone.   
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7.5.5 Potential Lot and Dwelling Yield Comparisons  

Potential lot and dwelling yield has been calculated based on the 
assumption of rezoning land as outlined in the Table in Section 3 
above.   

 

Whilst the community survey indicated a preference for smaller lots 
of 0.4 hectare (1 acre) in size, this lot size has not been 
recommended as it is generally considered inadequate for 
wastewater treatment systems and would result in significant levels 
of land supply in Port Albert.  Further, the size of 0.4 hectares is akin 
to town sized residential allotments, not rural living lots as is the 
focus of this study.    

 

As the 2 hectare size is the most appropriate to respond to the 
environmental and physical attributes of the lots, and to provide 
supply for the anticipated demand for rural residential lots, it has 
been used to calculate an anticipated lot yield.  Based on the current 
subdivision sizes, using the recommendations of the Report, it is 
anticipated an additional 10 lots could be yielded.  This is in addition 
to the existing lots, which are also specified in the table below.      

 

As the table also demonstrates, there are a number of vacant lots 
for which there is potential for the use and development of a 
dwelling, subject to planning approval.   

 

Agenda - Ordinary Council Meeting of 2 December 2014 156



 
Final RECOMMENDATIONS REPORT 
PORT ALBERT RURAL RESIDENTIAL LIFESTYLE LOTS REVIEW 

PL11 010 Final Recommendations Report post submissions 071114.docx Page 70 
 

Table 7 Potential lot and dwelling yields 

Precinct Proposed Zone 
and Schedule  Min Subdivision Size No. of Existing 

Lots**  Additional Lot Yield No. of Existing 
Dwellings 

Potential new Dwellings 
*** 

2 Rezone to RLZ 2  2 hectares 8 10 5 13 

5 Rezone part to RLZ 
2  2 hectares 20 (8 RLZ and 12 FZ) 0 - all RLZ lots less 

than 4 ha 7 4 

Totals   28 10 12 17 
** Includes all existing lots, including those with dwellings, and those which are inaccessible, have high vegetation cover and other such constraints.   

*** The potential for new dwellings is approximate only and makes some assumptions as to the likelihood of the lots being developed with dwellings, including accessibility/lack 
of physical road access, high vegetation cover and planning controls.  New dwellings will generally be subject to Council approval.   

 

It is anticipated 10 additional lots could be yielded, and when combined with the existing lots, this results in a supply of 38 rural lifestyle lots.   When adopting 
the current take up rate of one dwelling per year, this provides a supply for 38 years.  When adopting a take up rate of 2 dwellings per year, this provides a 19 
year supply.  

 

Potentially a more realistic approach for supply would be to review the potential new dwellings.  This has taken into consideration factors such as accessibility 
(ready availability of a road frontage/connection), vegetation cover and the like.  Subject to meeting the requirements of the planning scheme, and obtaining 
planning approval, there could be a potential for 17 new dwellings, representing a supply for 17 years if the take of 1 dwelling per year was adopted.  If two 
dwellings per year were taken up, this would equate to 8 years of supply, providing a significant contribution to the supply of rural lifestyle lots across the 
whole of the Wellington Shire.   
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8 Report Summary  

The purpose of the Port Albert Rural Residential Lifestyle Lots 
Review Project was to review rural living opportunities for the 
coastal township of Port Albert. Specifically, this study seeks to: 

 Determine the current supply of, and likely future demand 
for rural lifestyle lots in the Study Area. 

 Identify any physical opportunities and constraints on the 
provision of additional rural living lots. 

 Identify any specific sites for potential rezoning and 
associated planning scheme changes. 

 

Overall, this report finds that there is some scope to provide further 
rural living opportunities within and around Port Albert whilst 
considering the constraints of the area. This finding is based on the 
following key considerations: 

 The significant supply of standard town lots within the area 
for sale or development and the high proportion of existing 
dwellings which are already used for holiday homes rather 
than permanent homes.  

 A low level of anticipated population growth for the Study 
Area, at approximately 2 persons per annum.  

 Low projected demand for rural living lots based on 
demographics and growth projections.  

 The extent of existing significant vegetation coverage within 
the area, including identified Ecological Vegetation Classes 
(EVCs), some of which is classified as endangered.  

 The extent of fire risk due to the significant density of 
vegetation on both public and private land.  

 The extent of potential flooding and inundation risk within 
the area, drainage constraints as well as the potential for 
increased tidal inundation.  

 The ability to appropriately and sustainably service 
additional rural residential land due to the limited physical 
infrastructure within the Hinterland.  

 The location of parts of the Study Area to the immediate 
south of land within the State Resource Overlay in 
recognition of its valuable coal.  

 The close proximity of parts of the Study Area to land 
utilised for significant levels of agricultural production 
including dairy farms and timber harvesting.  

 The location at the edge of Ramsar Convention listed and 
significant coastal wetland areas.  

 Prevalence of small lot and undeveloped subdivisions.  
 

There are a number of specific areas which could reasonably be 
rezoned to accommodate additional rural living opportunities. This 
study also finds that, as identified by the local community, there are 
a number of zoning anomalies in the area that ought to be rectified 
to ensure proper land use planning.  

 

The report identifies that whilst there are clear constraints to growth 
and development for rural residential purposes in the Port Albert 
Hinterland, the community has concerns with the current application 
of planning controls. In particular the community has outlined that it 
perceives the area as not appropriate for farming activities and 
consider it could benefit from a revised application of zoning controls 
to encourage development and growth in the townships.  
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The report also highlights the implications of the State and Local 
Government Policy Context on which any review of planning 
controls must rely. This context includes strategic documents, 
existing planning policy and State Government directions on the 
application of the rural zones and the provision of rural residential 
development. The report confirms the implications of this context for 
this Port Albert project include:  

 Protection of productive agricultural land within the region 
through the retention of existing farming zone land where 
appropriate and the avoidance of further fragmentation and 
loss from subdivision and inappropriate housing 
development.  

 Application of the rural zones in line with the purposes of 
each zone and in recognition of the characteristics and use 
of the land and in the context of strategy.  

 Recognition of the importance of agriculture to Gippsland.  
 Respect for the constraints that land places on development 

and the need to prevent additional risk to life and the 
environment.  

 Activation of the economy through appropriate use of zoning 
and overlay controls which would foster additional economic 
development and increased population levels.  

 Provision of land for a range of purposes including farming 
and residential/rural residential development in line with 
anticipated demand across the municipality.  

 

This in effect means there is little justification to rezone significant 
areas of the Hinterland for rural residential purposes due to the 
limited demand, significant environmental constraints, servicing 
implications and need to protect agricultural land.  

 

In summary this report recommends changes to the zones applying 
in five of nine precincts within the Study Area. This equates to 
changes predominantly located around the edges of the Port Albert 
and Langsborough settlements.  

 

The recommendations only propose to apply the Rural Living Zone 
to Precinct 2 and parts of Precinct 5, with the application of other 
zones including the Rural Conservation Zone (Precincts 1 and 3, 
following further detailed investigations) proposed for the other 
precincts. The eastern and northern portions of the Study Area are 
to remain within the Farming Zone, reflecting the constraints which 
affect the land and the potential for agricultural production.  

 

The proposed changes to the zones will release significant areas of 
land for rural residential development in three precincts which are 
already partially developed for these uses whilst currently located 
within the Farming Zone. This will more than cater for the projected 
population growth and demand for rural residential development in 
the Port Albert Hinterland.  
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The purpose of this practice 
note is to provide guidance 
when planning for, or 
assessing proposals for 
rural residential use and 
development.

What is ‘rural residential’ 
development?

Rural residential development 

refers to land in a rural setting, used 

and developed for dwellings that 

are not primarily associated with 

agriculture. Some agriculture may 

take place on the land however 

it will be ancillary to the use for a 

dwelling. It is likely to be carried 

on for ‘lifestyle’ reasons and is 

unlikely to provide a signiicant 

source of household income. Rural 

residential land is typically also 

used for non-agricultural home 

occupations or for large gardens. 

These lots are larger than typical 

residential lots, but are usually too 

small for agricultural use.

Because of its primarily residential 

function, rural residential 

development requires access to 

most of the normal services and 

infrastructure provided in urban 

settlements. Typically it also 

generates urban residential amenity 

expectations.

The zones usually applied to rural 

residential land are:

•	 The Low Density Residential 

Zone (LDRZ) is a ‘residential’ 

zone. It speciies a lot size of 

at least 0.4 hectares in areas 

where reticulated sewerage is 

not connected or 0.2 hectares 

for each lot connected to 

reticulated sewerage. A diferent 

lot size can be speciied in a 

schedule to the zone.

•	 The Rural Living Zone (RLZ) is 

a ‘rural’ zone. It speciies a lot 

size of at least 2 hectares and 

provides opportunities for some 

rural uses to occur. A diferent 

lot size can be speciied in a 

schedule to the zone.

•	 The Green Wedge A Zone 

(GWAZ) is a ‘rural’ zone. It 

provides for lot sizes of 8 

hectares and above. It applies 

to non-urban land outside the 

Urban Growth Boundary to 

protect and recognise the area’s 

agricultural, environmental, 

historic, landscape, 

infrastructure, natural resource 

and rural living attributes.

Rural Residential 
Development

Planning Practice Note | 37
November 2013
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Limited residential development can occur 

in other rural zones, but generally, land 

proposed for rural residential development 

should be included in the Low Density 

Residential Zone or the Rural Living Zone.

Farm dwellings

Farm workers and their families may 

need to live in farm dwellings, close 

to stock, crops or plants that require 

regular supervision. Farm dwellings that 

are genuinely required to support an 

agricultural use are not a form of rural 

residential development.

Small lot agriculture

High value crops, such as grapes, olives, 

lowers, fruit or tobacco, can be cultivated 

on small lots. Some intensive agricultural 

uses can also take place on small lots. 

Dwellings on these lots will normally 

be farm dwellings. However, new small 

lot agriculture proposals need to be 

considered carefully, to ensure that they 

do not become unplanned rural residential 

development.

Why does rural residential 
development require special 
consideration?

The planning scheme should ensure that 

reasonable opportunities are found for rural 

residential development, as part of providing 

for housing diversity and choice.

However, rural residential development can 

have environmental, social and economic 

costs that are signiicantly higher than those 

of standard residential development.

Land use conlicts between agricultural 

activities and the amenity expectations 

of rural residential dwellers should be 

minimised. Signiicant impacts to primary 

production or to the environmental or 

cultural values of a rural area should 

be avoided. Finite and valuable natural 

resources present on the land should not be 

lost.

The local environment and landscape should 

have the capacity to absorb more intensive 

use and development without signiicant 

or irreversible harm to its values or to the 

new use and development. Demand for 

costly or ineicient community services or 

infrastructure should not be generated.

These considerations mean that the 

following broad questions should be 

answered in sequence:

•	 Strategy: Does rural residential 

development align with the overall 

strategic planning of the municipality?

•	 Housing need: How much rural 

residential development is required to 

provide appropriate housing diversity and 

choice to meet housing needs?

•	 Location: Where should new rural 

residential development take place?

•	 Subdivision and design: Is the new rural 

residential development subdivided and 

designed in an attractive setting ofering 

high amenity and eicient infrastructure?

These broad questions should be taken 

into account when considering a proposed 

amendment.

Generally, inal detailed subdivision and 

design matters can be considered as part of 

the permit application process.

All proposals must be accompanied by a site 

and context description.

Site and context description

The site analysis should document the 

opportunities and constraints of the site in 

terms of landform, vegetation coverage and 

surrounding land uses and an explanation 

of how the proposal responds to the site 

analysis.

A site analysis should include where relevant: 

•	 topography of the land (including 

ridgelines, landscape, geography, slope 

gradients and erosion areas)

•	 road access

•	 ire hazard
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•	 land liable to inundation by loodwaters

•	 drainage lines and dams

•	 any signiicant environmental features 

including habitat corridors, threatened 

species, wetlands and watercourses 

•	 vegetation category (scattered or 

patch, extent, risk status and ecological 

vegetation class), quality (habitat hectare 

assessment) and location

•	 waterway values

•	 land degradation (for example, salinity), 

land stability (land slip) or other erosion 

related hazards

•	 soil capability

•	 soil contamination with regard to past 

uses of the land

•	 views

•	 weather conditions including wind 

patterns

•	 available infrastructure including power, 

water and telecommunications

•	 existing buildings and works

•	 adjoining land uses and neighbouring 

buildings and works

•	 any other matter relevant to the site and 

its environment.

Strategy

Does rural residential development it 

into the overall strategic directions and 

planning of the municipality?

It is important to consider a proposal for 

rural residential development as part of the 

broader strategic context.

A proposal for rural residential development 

must be considered against the state, 

regional and local strategic planning policies 

and objectives for the area.

These include:

•	 The State Planning Policy Framework 

(SPPF) and the need to protect 

agricultural land and natural resources 

and the encouragement of urban 

consolidation 

•	 Regional plans such as Plan Melbourne 

and the Regional Growth Plans

•	 other regional planning and land 

management strategies such as the Great 

Ocean Road Region Strategy 2004, the 

Victorian Coastal Strategy (as revised), 

Coastal Spaces Recommendations Report 

2006, regional catchment management 

strategies and regional waterway 

strategies.

The objectives and strategies in the 

Municipal Strategic Statement (MSS), and any 

adopted land use strategy such as a housing 

strategy or rural land use strategy. A rural 

residential development should be capable 

of broad strategic support across all relevant 

policy areas.

Housing need

How much rural residential development 

is required to provide appropriate housing 

diversity and choice to meet housing needs?

A planning authority must be able to show 

that a rural residential rezoning is part of its 

strategy to provide appropriate housing for 

forecast increases in population and changes 

in household structure and composition.

A rural residential rezoning must be 

supported with evidence that the proposed 

use and development supports and 

implements the housing needs of the 

municipality as identiied in the MSS. This 

includes understanding the demographic 

and housing needs of the area and likely 

future trends.

The Department of Transport, Planning 

and Local Infrastructure (DTPLI) provides 

useful demographic analysis such as 

‘Regional Victoria – Trends and Prospects’, 

‘Towns in Time’ ‘Regional Matters 

– An Atlas of Regional Victoria’ and 

related interim and updated population 

projections.
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Generally, the municipal area will form the 

best and simplest area on which to base the 

analysis of local housing need. However if 

there are several service catchments in one 

municipality, smaller strategy areas might be 

appropriate.

A local housing analysis should:

•	 identify demographic trends, including 

changes in household structure and 

composition

•	 identify housing market trends, including 

dwelling type

•	  identify projected population and 

household increases and housing needs 

over a 10 year period for the area

•	 identify the number and types of 

additional houses required including 

the proportion of new housing that 

would be in the form of rural residential 

development

•	 What is council’s projected population 

for the next 10 years? 

•	 How many new households will be 

required?

•	 Given the existing number of dwellings, 

how many additional dwellings will 

be required to meet population and 

household projections?

•	 How many of these additional 

dwellings will be in the form of rural 

residential?

It is important to demonstrate that the 

proposed rural residential development 

meets the housing needs of the municipality 

and takes into account the need to maintain 

housing choice and diversity including a 

realistic mix of lot sizes.

Location

Having established that there is a basic need 

for additional rural residential development 

to serve strategic objectives, an appropriate 

site or sites must be identiied. Alternatively, 

it must be determined whether speciic 

sites brought forward by private proponents 

are appropriate. A broad range of location-

speciic criteria provides a framework for 

identifying land suitable for rural residential 

development and eliminating unsuitable land 

from further consideration.

Integration with existing urban 
areas

Rural residential development must be 

planned to show how it relates to, or is 

supported by, existing urban development.

It must not impede the proper long-

term growth of an urban area based on 

fully serviced residential development at 

normal urban densities. Where there is an 

adopted settlement strategy (such as a local 

structure plan), it is clearly preferable that 

rural residential development should not 

compromise its implementation.

Where there is no adopted settlement 

strategy, or it is proposed that an existing 

strategy be changed, the likely future growth 

and structure of the urban area, based on 

analysis of physical and social infrastructure 

and service provision must be considered. 

Rural residential development is 

inappropriate on land that is suitable and 

required for present or future residential use 

at usual urban densities. For example, if a 

town has limited supplies of development 

land at urban densities, but has unused town 

water and waste water treatment capacity, 

land that can easily be served by this 

infrastructure should normally be considered 

irst as a candidate for development at urban 

densities.
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Protection of natural resources

The protection of natural resources is a 

State Planning Policy and is of fundamental 

importance to local and state economies. It 

is important to ensure that the location of 

rural residential use and development does 

not prejudice the long-term availability and 

management of Victoria’s natural resources, 

of land, water, energy, wind, stone and 

minerals.

Rural residential development is not 

appropriate on land that:

•	 is productive agricultural land

•	 is in a special water supply catchment 

area under the Catchment and Land 

Protection Act 1994

•	 has identiied potential to be used for 

commercial forestry

•	 has identiied potential for mineral and 

stone production

•	 is close to a major industrial facility such 

as a gas plant or wind energy facility.

Productive agricultural land generally 

has one or more of the following 

characteristics:

•	 a present pattern of subdivision 

favourable for sustainable agricultural 

production

•	 can be used for a variety of agricultural 

pursuits

•	 suitable soil type

•	 suitable climatic conditions

•	 suitable water supply

•	 suitable agricultural infrastructure, 

in particular irrigation and drainage 

systems.

Issues such as tenure and infrastructure 

may change to support agricultural use in 

the future. 

The proposal must include an assessment of 

the locality’s natural resources, the impact 

of the proposal on these resources and 

the measures to be taken to protect the 

resources, including a description of:

•	 agricultural quality

•	 geology

•	 earth and energy resources (as governed 

by the Mineral Resources (Sustainable 

Development) Act 1990)

•	 soil types

•	 water resources (including groundwater).

Land resource information and various 

land capability studies are available for 

parts of Victoria.

Check with State government 

departments such as DTPLI, the 

Department of Environment and Primary 

Industries, the Department of State 

Development, Business and Innovation 

(Energy & Earth Resources Division) and 

with Catchment Management Authorities 

and councils about what information is 

available.

If the proposal is to use agricultural land, the 

SPPF requires consideration of the following 

issues:

•	 the desirability and impacts of removing 

the land from primary production, given 

its agricultural quality and productivity

•	 the impacts of the proposed subdivision 

or development on the continuation of 

primary production on adjacent land, 

with particular regard to land values and 

to the viability of infrastructure for such 

production

•	 the compatibility between the proposed 

or likely development and the existing 

uses of the surrounding land

•	 assessment of the land capability.
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Protection of environmental 
areas and biodiversity

Rural residential development should be 

located in areas to avoid or minimise any 

adverse impact on the environment, native 

vegetation and biodiversity.

Where a proposal afects native vegetation, 

consideration must be given to Permitted 

clearing of native vegetation – Biodiversity 

assessment guidelines, September 2013. 

The document sets out how impacts on 

Victoria’s biodiversity are assessed when 

a planning permit application is made to 

remove native vegetation.

Consideration should also be given to the 

likelihood of whether a planning permit 

would be granted under Clause 52.17 of the 

planning scheme for the removal of native 

vegetation.

The proposal must include an assessment 

of the locality’s environmental features 

and how these features could afect, or be 

afected by, rural residential development. 

The assessment of the environmental 

features must include native vegetation, 

signiicant wildlife and associated habitat 

or corridors, and any other biodiversity 

assets. Natural physical features including 

topography, slope, waterways, drainage lines 

and wetlands must also be identiied.

Relevant public authorities may have 

mapping of natural hazards such as ire 

and looding, and biodiversity values 

(see the Native Vegetation Information 

management System (NVIM), Department 

of Environment and Primary Industries). 

Planning schemes may indicate areas 

of environmental signiicance such as 

salinity, wetlands, or areas of conservation 

signiicance.

In some cases, the preparation of a land 

management plan may be appropriate to 

show how the impact can be remediated or 

minimised and protected.

A land management plan should address the 

environmental and natural resource issues 

relevant to the site and may include:

•	 ire protection measures

•	 responses to lood hazards

•	 protection and enhancement of native 

vegetation

•	 protection and enhancement of 

waterways

•	 protection and stabilisation of soil

•	 pest plants and domestic feral animal 

control

•	 protection of areas of environmental 

signiicance.

A land management plan can be 

implemented through the use of a 

section 173 agreement, a requirement 

on an appropriate overlay or through a 

combined amendment-permit process.

Landscape and heritage values

The proposal must include an adequate 

assessment of the locality’s landscape and 

heritage values and the potential impacts 

of rural residential development on those 

values including:

•	 areas or features of aesthetic, 

archaeological, architectural, historical, 

scientiic, social or other special cultural 

value

•	 areas of natural scenic beauty or 

importance, areas of valued landscape 

character and any signiicant views.

Areas and places of cultural and landscape 

signiicance are identiied in planning 

schemes. 

A proposal must demonstrate that it will not 

impact on the cultural or natural heritage 

values of the land. Landscapes or places 

classiied by the National Trust of Australia or 

included in the Victorian Heritage Register, 

or registers maintained by the Oice of 

Aboriginal Afairs Victoria or the Australian 
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Heritage Council must not be proposed for 

rural residential use or development without 

consultation with those organisations.

Provision of social and physical 
infrastructure

As rural residential development is a type 

of residential land use, it must be provided 

with certain community infrastructure and 

services normally expected for residential 

areas. If those services are not provided 

by the developer from the outset, the 

expectations and future requirements of 

residents can lead to cost and disruption for 

communities as services are provided at a 

later time.

A proposal for rural residential development 

must be eiciently serviced by social and 

physical infrastructure at an acceptable and 

sustainable community cost.

The proposal must include an assessment 

of the public costs of providing social 

services, community facilities and physical 

infrastructure for the proposed rural 

residential development.

The assessment must adequately describe 

and discuss: 

•	 the availability of existing infrastructure 

(that is, social facilities and services, 

schools, public transport, roads and 

waste disposal)

•	 the level and range of services which will 

need to be supplied or upgraded to meet 

the needs of the proposed population

•	 the costs of additional services and 

infrastructure and the options for meeting 

those costs, services or infrastructure.

Land use compatibility

The proposed rural residential land use and 

development must be compatible with the 

existing and likely land uses of the locality.

Consideration should be given to the 

availability of alternative sites that 

could meet the same housing demand. 

Consideration of suitable alternative 

sites should also include those in the 

neighbouring local municipalities.

The nature of existing and possible uses 

of land adjacent to the land proposed to 

be rezoned must be documented in an 

assessment accompanying the proposal 

report. A map showing site context must be 

provided.

The assessment must also include 

consideration of the potential impacts of the 

proposal on adjoining and nearby land.

Rural residential development should not be 

provided on land that is:

•	 within the separation requirements of an 

amenity reducing land use as described 

in the Environment Protection Authority’s 

Recommended Separation Distances for 

Industrial Residual Air Emissions, and is 

a ‘sensitive’ land use in applying the EPA 

guidelines

•	 within the separation requirements of 

other ofensive uses such as intensive 

animal husbandry and sewage treatment 

plants and certain agricultural activities, 

such as poultry farming, piggeries and 

feedlots. Codes of practice for certain 

activities have separation distances from 

sensitive land uses that must be complied 

with.

•	 adversely afected by noise levels 

generated by adjoining land uses 

including wind energy facilities

•	 within the 25 Australian Noise Exposure 

Forecast (ANEF) contour of an airport 

and careful consideration given to 

building requirements within the 20-25 

ANEF afected by agricultural spraying 

and aerial spraying of neighbouring 

agricultural land

•	 adversely afected by land or 

groundwater contamination
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•	 within 500 metres of a national park, 

reference area, wilderness, marine park 

or state park unless the Department 

of Environment and Primary Industries 

agrees to a lesser distance

•	 located in close proximity to public land 

that is of environmental signiicance, 

including land that is ire prone, unless 

a suitable bufer zone and/or a land 

management plan are provided in 

consultation with the public land 

manager. The width and nature of the 

bufer zone will vary depending on local 

circumstances. The bufer zone and/or 

land management plan should address 

issues such as ire, amenity, pest plants 

and animals, drainage and access

•	 located in close proximity to land that 

uses treated wastewater from sewerage 

for agricultural and horticultural irrigation

•	 within the separation distance prescribed 

in the Industrial 1 Zone, Industrial 2 Zone 

and Industrial 3 Zone between industrial 

activity and a sensitive use.

Land servicing capability

The proposal must include an assessment 

of the land’s physical capability to sustain 

rural residential development, and where 

appropriate a land capability assessment, 

addressing:

•	 whether the land has been found 

to have satisfactory physical 

characteristics for sustainable on-site 

wastewater management and can 

meet the Guidelines for Environmental 

Management – Code of Practice Onsite 

Wastewater Management or can be 

connected to a reticulated sewerage 

system

•	 whether the land can be provided with an 

adequate water supply of an acceptable 

quality to service the development

•	 whether the land is accessible by properly 

formed and constructed roads

•	 whether the land can be connected to 

or provided with drainage that efectively 

removes storm water from each house 

and lot, prevents inundation of eluent 

disposal ields, and is designed to handle 

the one in 100 year storm event where 

required

•	 the availability and provision of other 

normal residential services (electricity, 

telephone).

Where the land can easily be connected to 

existing infrastructure and services, it may be 

suitable for development at standard urban 

densities.

The cost of providing the services to the 

land must be at the developer’s cost.

Subdivision and lot design

How can new rural residential development 

be subdivided and designed in an attractive 

setting to ofer high amenity and eicient 

infrastructure?

Subdivision layouts should respond to 

the physical features of the land and the 

environmental, landscape, infrastructure 

and servicing features and constraints of the 

land.

In designing subdivisions and the location of 

buildings and works, consideration should 

include:

•	 identifying remnant native vegetation and 

any fauna habitat for protection

•	 retaining and providing riparian corridors 

along waterways and providing riparian 

corridor links to other areas of local and 

regional signiicance

•	 identifying and controlling existing and 

potential erosion prone areas

•	 identifying land liable to inundation by 

loodwaters

•	 identifying ire protection measures

•	 locating buildings of ridgelines to protect 

sensitive landscapes and preserve views 

from roads and other land

•	 including building and eluent disposal 

envelopes or building exclusion zones to 

guide the location of buildings and works 

within subdivisions
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•	 avoiding buildings and works on slopes 

greater than 15 per cent or when 

buildings and works would protrude 

above signiicant ridgelines

•	 establishing landscaping with subdivision, 

buildings and works to protect and 

restore rural landscapes and signiicant 

ridgelines

•	 using building materials that do not 

visually impact on the rural landscape

•	 providing public road access in 

preference to the creation of carriageway 

easements or common property

•	 providing adequate supply of domestic 

and stock water to individual properties 

and ensuring that existing water 

entitlements are not impacted upon by 

dams

•	 implementing policies of the relevant 

water or drainage authority

•	 any other matter relevant to the site and 

its environment.

The proposal must:

•	 show the layout of the proposed 

subdivision, how the subdivision relates to 

the landform and vegetation and how it 

responds to the site analysis

•	 show how the proposed subdivision 

relates to the existing or likely use and 

development of adjoining and nearby 

land

•	 demonstrate that each lot is capable of 

treating and retaining all waste water in 

accordance with the State Environment 

Protection Policy (Waters of Victoria) 

under the Environment Protection Act 

1970 

•	 show for each lot:

•	 a building envelope and driveway to 

the envelope

•	 existing vegetation

•	 areas of active vegetation 

management or re-vegetation or 

other environmental improvement 

works such as soil stabilisation and 

erosion management

•	 an area suitable for the location of any 

future dam

•	 an eluent disposal area.
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Who should be consulted?

Consultation should occur with relevant agencies, including the following where appropriate:

Agency Issue

Road Corporation 

(VicRoads)

Where the site gains access from a Road Zone or a declared road 

under the Road Management Act 2004

Relevant 

Catchment 

Management 

Authority or water 

authority

Where the land is in a special water supply catchment area.

Where land is liable to inundation or looding.

Department of 

Environment 

Primary Industries

Where the land is currently used for agriculture.

Department of 

State Development, 

Business and 

Innovation

Where the land is:

•	 within 500m of an existing extractive industry work authority

•	 within an Extractive Industry Interest Area

•	 within an area that has been identiied with potential for mineral 

production.

Department of 

Environment and 

Primary Industries

Where the removal of native vegetation may be required, where 

there may be an impact on fauna habitat, where the land is prone 

to erosion or the land adjoins Crown land.

Servicing agencies 

(for example, water 

authorities)

Servicing of land for water supply, sewerage, drainage, electricity 

and telephone.

Water authorities Where the use can impact on ground or surface water resources 

and infrastructure (including irrigation channels or drains, 

waterways or storages).

Where the land is located within an irrigation district.

Environment 

Protection 

Authority

Where the land is within the recommended bufer distance for an 

industrial residual air emission.

Country Fire 

Authority

Where the land is ire prone.

Airport operator Where the land is afected by an Airport Environs Overlay.

Adjoining 

municipal councils

Where land is close to an adjoining municipality.

Consultation with peak interest groups, for example key farming groups, should also be 

considered as well as neighbouring property owners and occupiers.
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Documenting a proposal

An amendment proposal for a rural 

residential development must be supported 

by the following information:

1.  A site and context description.

2.  A report explaining:

•	 the proposal

•	 how the proposal supports the 

strategic framework

•	 how the proposal meets housing 

needs and the housing objectives of 

the area

•	 why the proposed location is suitable 

for rural residential development. This 

should include an assessment, where 

appropriate, of:

•	 how the proposal is supported by 

existing urban development

•	 the land’s capability for agricultural use 

and how the proposal will impact the 

long term continuation of agriculture 

in the area

•	 the locality’s natural resources and the 

measures that may be taken to protect 

those resources

•	 the locality’s environmental features 

and biodiversity and how these could 

be protected and enhanced

•	 the locality’s landscape and heritage 

values and how these could be 

protected

•	 the proposal’s social and physical 

infrastructure requirements and the 

community cost of providing these 

services

•	 the proposal’s compatibility or impact 

on the surrounding land uses

•	 the land’s servicing capability.

3. A summary of relevant agency comments 

and any other comments from peak 

groups or known afected persons.

A planning application for subdivision for 

rural residential development must be 

supported by:

1. A site and context description.

2. A development plan responding to the 

site and context description and showing 

details of the proposal. This should show 

and provide a description of how the 

proposal has been designed to avoid or 

minimise any adverse impacts on the 

environment (including native vegetation, 

natural physical features, ire or lood 

hazards and landscape character, where 

appropriate).

Authorised and published by Victorian Government 
Department of Transport, Planning and Local Infrastructure 
1 Spring Street, Melbourne 3000

Published November 2013 
ISBN 1-74152-658-2

© State of Victoria, Department of Transport, Planning and Local Infrastructure 2013.

Except for logos, emblems, trademarks, artwork and photography this document is made available under 
the terms of the Creative Commons Attribution 3.0 Australia licence.

This document is also available in accessible Word format at  
www.dtpli.vic.gov.au/planning
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Applying the Rural Zones

The purpose of this practice note is to provide guidance to 

planning authorities about:

•	 the strategic work required to apply the Farming Zone, 

Rural Activity Zone, Rural Conservation Zone, Green Wedge 

Zone, Green Wedge A Zone and Rural Living Zone

•	 the purposes and features of each zone and where they 

may be applied.

The practice note seeks to ensure that the most appropriate 

rural zones are used to achieve a planning authority’s rural 

strategic planning objectives.

Planning Practice Note | 42
November 2013

The suite of rural zones for Victoria

The rural areas of Victoria 

accommodate a range of farming, 

residential and commercial uses 

and contain many of the state’s 

signiicant natural resources, such 

as native vegetation, minerals and 

water. They also provide important 

resources for recreation, tourism 

and timber production. 

The suite of rural zones for Victoria:

•	 recognise the state, regional and 

local importance of farming as 

an industry and provide greater 

protection for productive 

agricultural land

•	 provide a wide choice of zones 

with clear purposes and controls 

to match

•	 discourage ad hoc and 

incompatible use and 

development

•	 recognise the changing nature 

of farming and reduce the 

potential for conlict between 

farming and other land uses

•	 recognise that rural areas are 

places where people live and 

work

•	 recognise and protect rural 

areas that are environmentally 

sensitive.
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The changing nature of farming

The nature of farming in Victoria is changing in 

ways that require careful consideration. It is:

•	 Becoming more diverse. Farming in 

Victoria is constantly changing and 

expanding in response to changing world 

and domestic consumption patterns 

and the need to remain proitable and 

sustainable.

•	 Becoming more industrialised. Modern 

farming practices may involve the use of 

heavy machinery and large scale irrigation 

and plant equipment, all-hours operation, 

and the application of chemicals and 

fertilizers.

•	 Intensifying. Intensive farming 

enterprises, such as aquaculture, poultry 

farms and horticulture are growing in 

numbers and in their contribution to the 

economy.

•	 Aggregating. In western Victoria 

particularly, farms are becoming bigger to 

achieve the economies of scale for farm 

investment and to maintain productivity.

•	 Undergoing social change. More 

farmers are taking on of-farm work, 

the economic value of of-farm work is 

increasing, and there is a shift from full-

time to part-time farming in some rural 

areas.

More changes in farming structures and 

practices are expected due to drier climatic 

conditions and growing community pressure 

for more eicient water use by all industries.

At the same time, more people are seeking 

to live in rural areas for a range of social, 

environmental and economic reasons. As a 

result, in some rural areas:

•	 there is more competition for rural land, 

which is afecting rural land prices and 

the capacity of farmers to expand their 

businesses and maintain productivity

•	 there is renewed interest in part-time 

small-scale farming

•	 more people are living in rural areas for 

lifestyle reasons not related to farming 

increasing the potential for land use 

conlicts because people pursuing a rural 

lifestyle often have amenity expectations 

that conlict with modern farming 

practices

•	 local rural economies are diversifying, 

as rural land is used for more diverse 

purposes (such as tourism or recreation).

Victoria’s changing rural landscape requires 

planning authorities to think strategically 

about their farming areas and rural 

settlement patterns, so that sustainable 

farming is promoted and potential conlicts 

between farming and other land uses are 

avoided.

Strategic planning for rural 
areas

Sound strategic planning for rural areas 

is essential to ensuring that land use 

and development achieves the planning 

authority’s vision, objectives and desired 

outcomes for an area. It can help ensure 

that:

•	 use and development in rural areas its 

into the overall strategic planning of the 

municipality

•	 farmland and farming industries of 

state, regional or local signiicance are 

protected

•	 housing development in rural areas is 

consistent with the housing needs and 

settlement strategy of an area

•	 future use of existing natural resources, 

including productive agricultural land, 

water, and mineral and energy resources, 

is sustainable

•	 scarce resources, such as water, are 

protected

•	 social networks and infrastructure 

essential to rural communities are 

maintained

•	 existing visual and environmental qualities 

of rural areas are protected
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•	 conlicts between farming and other land 

uses are avoided

•	 the most appropriate planning scheme 

tools (for example, the right rural zone) 

are used to achieve strategic planning 

objectives.

Applying a new rural zone or making 

adjustments to a schedule to an existing 

rural zone should be underpinned by clearly 

expressed planning policies in the planning 

scheme. If a proposed change is at odds 

with the existing policy framework, either a 

diferent planning tool or approach should 

be used or the policy framework itself might 

need re-assessment.

The existing State Planning Policy 

Framework (SPPF) and Local Planning Policy 

Framework (LPPF) in the planning scheme 

should be the starting point for deciding 

whether the council’s strategic objectives 

are still valid and sound, or whether new 

strategic work is required. Many councils 

have already undertaken strategic planning, 

policies and resource management studies 

for their rural areas and used this work to 

articulate rural strategic objectives in their 

Municipal Strategic Statements (MSS).

New strategic work may not be required 

if the existing MSS addresses the key rural 

land use issues and adequately relects the 

planning outcomes that the council wants 

to achieve. The scheme may already contain 

a suicient strategic basis for applying a 

diferent rural zone or making adjustments 

to an existing rural zone.

However, if the MSS objectives are no longer 

relevant, they do not provide clear guidance 

for decision-making, or there are strategic 

gaps, new strategic work for a part or parts 

of the municipality may be required. 

Before commencing new strategic work, 

the council should review the policy 

components of its planning scheme, 

past and present council strategic work, 

relevant studies prepared by government 

departments and agencies, relevant 

recommendations of planning panels 

and past planning scheme review 

recommendations. This will help to establish 

whether new strategic work is required, the 

scope of the strategic work and the main 

issues to be focussed on. 

There is no prescribed content or format for 

a rural strategy or study, however it should:

•	 develop a vision, role and purpose for the 

rural area

•	 identify the values and features within the 

rural area

•	 identify the key opportunities and 

constraints

•	 establish a strategic direction for land use 

and development within the rural area

•	 articulate how the strategic vision for the 

rural area is to be implemented through 

the planning scheme.

The information used to develop the strategy 

should be tailored to suit the area. In general 

it should include an assessment of:

•	 the state, regional and local strategic 

planning policies and objectives for the 

area, including relevant regional growth 

plans or strategies

•	 the housing needs of the municipality and 

likely future trends which is particularly 

relevant if one of the aims of the strategy 

is to provide for rural living development

•	 the physical attributes of the land and 

its capacity to support productive 

agricultural uses including soil type, 

climate, vegetation cover, access to 

water, slope and drainage

•	 agricultural trends in the area, including 

agricultural productivity, changes in 

farming practices and processes, and 

farm investment patterns

•	 the natural resources and environmental 

features in the area and their importance 

including lora and fauna, signiicant 

habitats, wetlands, scenic landscapes 

and sites of archaeological or cultural 

signiicance
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•	 environmental hazards that could afect 

how the land is used and developed, such 

as erosion, salinity, looding and wildire 

risk

•	 the existing lot size and land use patterns

•	 infrastructure available for agriculture and 

other relevant land uses

•	 settlement patterns in the area.

Implementing rural strategic 
objectives

A planning authority may need to use 

a number of VPP tools to successfully 

implement its rural strategic objectives. 

There are circumstances where a zone 

and one or more overlays may be needed 

to deliver the desired outcome. Councils 

should think laterally about the mix of 

policies and controls required to achieve 

their objectives and be prepared to consider 

using a range of tools to achieve the desired 

strategic outcomes.

In deciding which rural zone should 

apply, the following principles should be 

considered:

•	 The zone should support and give efect 

to the SPPF.

•	 The zone should broadly support 

all relevant policy areas in the MSS 

(for example, economic, housing, 

environment and infrastructure policy).

•	 The rationale for applying the zone 

should be clearly discernible in the LPPF.

•	 The zone should be applied in a way that 

is consistent with its purpose.

•	 The requirements of any applicable 

Minister’s Direction must be met.

The existing size or pattern of allotments 

in an area should not be the sole basis for 

deciding to apply a particular zone. For 

example, it is not appropriate to decide that 

the Rural Living Zone should be applied to 

an area simply because it comprises small 

lots. Traditionally, farms have comprised 

multiple allotments, sometimes contiguous, 

sometimes in diferent locations. The fact 

that an area may comprise many lots does 

not mean that it cannot be used productively 

or should not be included in a zone that 

supports and protects farming. Many factors 

will determine the suitability of an area for 

farming, rural living, rural industry, rural 

conservation or green wedge land.

Local planning policy

Wide discretion is available in the rural 

zones, particularly the Farming Zone, Rural 

Activity Zone and Rural Living Zone. To 

guide the exercise of this discretion and fully 

implement their strategic objectives, the 

planning authority should consider whether 

a Local Planning Policy (LPP) is necessary. 

An LPP can help to establish realistic 

expectations about how land in an area may 

be used and developed, and provide the 

responsible authority with a sound basis for 

making consistent, strategic decisions. Refer 

to Planning Practice Note 8: Writing a Local 

Planning Policy for more guidance on using 

local planning policies.

The zones in detail

The six zones are summarised as follows:

•	 Farming Zone – a zone that is strongly 

focussed on protecting and promoting 

farming and agriculture

•	 Rural Activity Zone – a mixed use rural 

zone that caters for farming and other 

compatible land uses

•	 Rural Conservation Zone – a 

conservation zone that caters for 

rural areas with special environmental 

characteristics

•	 Green Wedge Zone – a zone that 

provides for all agricultural uses and 

limits non-rural uses to those that either 

support agriculture or tourism, or that 

are essential for urban development but 

cannot locate in urban areas for amenity 

or other reasons

•	 Green Wedge A Zone – a zone that 

provides for all agricultural uses and limits 

non-rural uses to those that support 

agriculture, tourism, schools, major 

infrastructure and rural living
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•	 Rural Living Zone – a zone that caters for 

residential use in a rural setting.

The zone purposes

All of the zones provide for the use of land 

for agriculture; however while it is implicit 

in the purpose of the Farming Zone, Rural 

Activity Zone, Green Wedge Zone and Green 

Wedge A Zone that farming will be a primary 

land use activity, in the Rural Conservation 

Zone and Rural Living Zone, farming is 

subordinate to other land uses or the 

environmental values of the land.

Farming Zone Purpose

•	 To implement the SPPF and the LPPF, 

including the MSS and local planning 

policies.

•	 To provide for the use of land for 

agriculture.

•	 To encourage the retention of productive 

agricultural land.

•	 To ensure that non-agricultural uses, 

including dwellings, do not adversely 

afect the use of land for agriculture.

•	 To encourage the retention of 

employment and population to support 

rural communities.

•	 To encourage use and development 

of land based on comprehensive and 

sustainable land management practices 

and infrastructure provision.

Rural Activity Zone Purpose

•	 To implement the SPPF and the LPPF, 

including the MSS and local planning 

policies.

•	 To provide for the use of land for 

agriculture.

•	 To provide for other uses and 

development, in appropriate locations, 

which are compatible with agriculture 

and the environmental and landscape 

characteristics of the area.

•	 To ensure that use and development does 

not adversely afect surrounding land 

uses.

•	 To provide for the use and development 

of land for the speciic purposes identiied 

in a schedule to this zone.

•	 To protect and enhance natural resources 

and the biodiversity of the area.

•	 To encourage use and development 

of land based on comprehensive and 

sustainable land management practices 

and infrastructure provision.

Green Wedge Zone Purpose

•	 To implement the SPPF and the LPPF, 

including the MSS and local planning 

policies.

•	 To provide for the use of land for 

agriculture.

•	 To recognise, protect and conserve 

green wedge land for its agricultural, 

environmental, historic, landscape, 

recreational and tourism opportunities, 

and mineral and stone resources. 

•	 To encourage use and development 

that is consistent with sustainable land 

management practices.

•	 To encourage sustainable farming 

activities and provide opportunity for a 

variety of productive agricultural uses.

•	 To protect, conserve and enhance the 

cultural heritage signiicance and the 

character of open rural and scenic non-

urban landscapes.

•	 To protect and enhance the biodiversity 

of the area.

Green Wedge A Zone Purpose

•	 To implement the SPPF and the LPPF, 

including the MSS and local planning 

policies.

•	 To provide for the use of land for 

agriculture.

•	 To protect, conserve and enhance the 

biodiversity, natural resources, scenic 

landscapes and heritage values of the 

area.

•	 To ensure that use and development 

promotes sustainable land management 

practices and infrastructure provision.
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•	 To protect, conserve and enhance the 

cultural heritage signiicance and the 

character of rural and scenic non-urban 

landscapes.

•	 To recognise and protect the amenity of 

existing rural living areas.

Rural Conservation Zone Purpose

•	 To implement the SPPF and the LPPF, 

including the MSS and local planning 

policies.

•	 To conserve the values speciied in a 

schedule to the zone.

•	 To protect and enhance the natural 

environment and natural processes 

for their historic, archaeological and 

scientiic interest, landscape, faunal 

habitat and cultural values.

•	 To protect and enhance natural resources 

and the biodiversity of the area.

•	 To encourage development and 

use of land which is consistent with 

sustainable land management and land 

capability practices, and which takes into 

account the conservation values and 

environmental sensitivity of the locality.

•	 To provide for agricultural use consistent 

with the conservation of environmental 

and landscape values of the area.

•	 To conserve and enhance the cultural 

signiicance and character of open rural 

and scenic non urban landscapes.

Rural Living Zone Purpose

•	 To implement the SPPF and the LPPF, 

including the MSS and local planning 

policies.

•	 To provide for residential use in a rural 

environment.

•	 To provide for agricultural uses which 

do not adversely afect the amenity of 

surrounding land uses.

•	 To protect and enhance the natural 

resources, biodiversity and landscape and 

heritage values of the area.

•	 To encourage use and development 

of land based on comprehensive and 

sustainable land management practices 

and infrastructure provision.

What are the main features of 
each zone?

Farming Zone

The Farming Zone is primarily concerned 

with keeping land in agricultural production 

and avoiding land uses that could limit future 

farming or constrain agricultural activities. In 

this zone:

•	 farming is the dominant land use and 

all other land uses are subordinate to 

farming

•	 farming uses are encouraged to establish 

and expand with as little restriction as 

possible, subject to proper safeguards for 

the environment

•	 non-farm dwellings and land uses not 

related to farming may be considered 

but should not limit the operation and 

expansion of agricultural uses

•	 farm-related tourism and retailing uses 

may be considered

•	 uses that could lead to the loss or 

fragmentation of productive agricultural 

land, or which could be adversely 

afected by farming activities, are 

prohibited

•	 land subdivision that could take farmland 

out of production or limit future farming 

productivity is discouraged

•	 the minimum lot size for subdivision may 

be tailored to suit the farming practices 

and productivity of the land.

Productive agricultural land

Productive agricultural land generally has 

one or more of the following characteristics:

•	 suitable soil type

•	 suitable climatic conditions

•	 suitable agricultural infrastructure, in 

particular irrigation and drainage systems
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•	 a present pattern of subdivision 

favourable for sustainable agricultural 

production.

The basic physical characteristics of the 

land, such as soil type and climate, access 

to water, and infrastructure are critical to 

determining the agricultural use of land 

and whether agricultural productivity 

can be sustained in the future. However, 

productivity is also afected by many other 

factors, including market demand, access 

to suitable storage and transport facilities, 

access to eicient processing and value 

adding capability, availability of technology, 

the skills of the farmer, research and 

development, access to capital, marketing, 

efective industry support, availability of land 

for expansion and farm labour costs.

Productive agricultural land is a inite 

resource that makes a signiicant 

contribution to the economy of the state 

and individual municipalities. Its signiicance 

is recognised in the SPPF. 

Productive agricultural land should be clearly 

identiied and protected in the planning 

scheme. If the protection and retention of 

this land for agricultural production is of 

primary strategic importance, then it should 

be included in the Farming Zone. 

The Farming Zone is designed to encourage 

diverse farming practices, some of which 

can have signiicant of-site impacts. For 

this reason, the level of amenity that can 

be expected in this zone will usually not be 

compatible with sensitive uses, particularly 

housing.

Decision guidelines

In reaching a decision on a proposal in this 

zone, the responsible authority must give 

signiicant weight to the farming productivity 

of the land and the relevance of the 

proposal to farming. There is an expectation 

that decisions will be made in favour of 

protecting and supporting farming. In 

relation to agricultural issues, the responsible 

authority must consider:

•	 whether the use or development will 

support and enhance agricultural 

production

•	 whether the use or development 

will permanently remove land from 

agricultural production

•	 the potential for the use or development 

to limit the operation and expansion of 

adjoining and nearby agricultural uses

•	 the capacity of the site to sustain the 

agricultural use 

•	 the agricultural qualities of the land, such 

as soil quality, access to water and access 

to rural infrastructure

•	 any integrated land management plan 

prepared for the site.

In relation to dwellings, the responsible 

authority must also consider:

•	 whether the dwelling will result in the 

loss or fragmentation of productive 

agricultural land

•	 whether the dwelling will be adversely 

afected by agricultural activities on 

adjacent and nearby land due to dust, 

noise, odour, use of chemicals and farm 

machinery, traic and hours of operation 

•	 whether the dwelling will adversely afect 

the operation and expansion of adjoining 

and nearby agricultural uses

•	 the potential for the proposal to lead 

to a concentration or proliferation of 

dwellings in the area and the impact of 

this on the use of the land for agriculture.

The zone’s focus on farming does not 

mean that there should be little or no 

consideration of the impact of farming on 

the environment. The zone encourages 

farming based on comprehensive and 

sustainable land management practices and 

a planning permit is required to establish 

or expand certain farming enterprises. 

However, in these cases, the focus of the 

responsible authority’s decision will usually 

be on whether of-site impacts that may 

result from the proposal are reasonable for a 

farming area.
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Rural Activity Zone

The main feature of the Rural Activity Zone is 

the lexibility that it provides for farming and 

other land uses to co-exist. In this zone:

•	 the purpose and provisions support the 

continuation and growth of farming but 

provide the opportunity for non-farming 

uses to be considered in appropriate 

locations

•	 a wide range of tourism, commercial and 

retail uses are supported 

•	 farming uses are encouraged to establish 

and expand, subject to proper safeguards 

for the environment and amenity 

considerations

•	 a planning permit is always required to 

use land for a dwelling.

Because the mix of uses that is supported in 

the Rural Activity Zone is wide-ranging, the 

planning scheme should be clear about:

•	 what the planning authority wants to 

achieve in the area where the zone is to 

be applied

•	 how discretion in the zone will be 

exercised. 

This can be done by:

•	 setting out clear objectives for the zone 

and explaining how discretion in the zone 

will be exercised in the LPPF, or

•	 including a purpose statement in the 

schedule to the zone. If this option is 

chosen, the statement should be inserted 

above the table setting out minimum 

and maximum areas, it should not repeat 

or contradict the SPPF and LPPF, and it 

should be more speciic than the zone 

purpose.

If the planning scheme is clear about what is 

to be achieved in the zone, this will enable 

the responsible authority to make decisions 

on a consistent, strategic basis and avoid 

land use conlicts in the future. 

A purpose statement in the schedule to the 

zone may describe:

•	 desired or preferred mix of land uses

•	 desired or preferred locations for 

particular land uses

•	 preferred approaches for managing of-

site land use impacts

•	 a speciic need that a proposal should 

meet.

A good purpose statement should reference 

local conditions, be grounded in reality, 

and help the responsible authority to make 

planning decisions, for example:

To achieve a mix of nature-based 

recreation facilities and tourist 

accommodation that complements the 

wilderness values of Gumnut National 

Park and is compatible with organic food 

production activities in the area.

The mix of uses that a planning authority 

may want to encourage in the zone could 

include:

•	 farming, rural industry and associated 

agribusiness 

•	 farming and tourist facilities

•	 intensive animal husbandry and 

associated rural processing industries

•	 nature-based tourism and recreation 

facilities

•	 agricultural and environmental education 

and research facilities.

The application of the Rural Activity 

Zone does not mean that protecting or 

maintaining farming activities will be of 

low importance. The zone caters for a 

wide range of farming activities, including 

intensive animal husbandry, rural processing 

industries and timber production, and 

a planning authority may want to apply 

the zone to encourage a particular mix 

of farming and non-farming activities. 

However, the needs of farmers will need 

to be balanced with the council’s other 

planning objectives for the area.
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The mix of uses that is encouraged 

in the zone should complement the 

environmental and landscape values of 

the land, and support the council’s overall 

urban and rural settlement strategies. It 

would be inappropriate to apply the zone 

to encourage a rural mixed use area if the 

land is required for urban development in 

the future, or if the particular uses would be 

better located in an existing town, where 

there is access to a wider range of urban 

services and infrastructure.

The zone should not be mistaken for a quasi 

rural residential zone. Housing is only one of 

a number of uses that may be considered in 

the zone, and, in some circumstances, it may 

be incompatible with the particular mix of 

uses that the planning authority is seeking to 

achieve.

Tourism

Rural Victoria is home to many trails, 

transport routes and nature-based 

attractions that have strong tourist appeal 

and create demand for recreation and 

tourism facilities and services. Tourism can 

promote and facilitate economic activity 

that supports aspects of regional and rural 

life. For example, farm stays, cellar door 

sales and the sales of local produce support 

agriculture. 

A range of farming-related tourism uses 

may be considered in the Farming Zone 

(such as farm stays, group accommodation, 

market, residential hotel, restaurants, and 

primary produce sales). However, if a 

planning authority is keen to facilitate the 

establishment of larger scale tourism uses or 

a more diverse mix of tourism and recreation 

uses, the Rural Activity Zone may be a more 

appropriate zone to apply as hotel and 

tavern are permit required uses.

In deciding to apply the Rural Activity Zone 

to facilitate tourism in an area, matters to be 

considered include:

•	 the need to protect the agricultural, 

environmental and cultural values of the 

area

•	 the scale and mix of tourism and 

recreation uses to be encouraged

•	 whether there are opportunities to build 

alliances between tourism business 

operators, farmers, food and wine 

producers and trail network managers

•	 the product and infrastructure needs of 

tourists and the local community

•	 requirements for the siting, planning and 

design of tourism facilities.

In reaching a decision on proposals in 

the Rural Activity Zone, the responsible 

authority must consider whether the use 

or development will support and enhance 

agricultural production and other matters 

relating to protecting and enhancing 

farming. However, the weight that is given 

to these considerations will need to be 

balanced with other social, environmental or 

economic objectives and policies identiied 

for the land in the scheme.

The schedule to the Rural Activity Zone 

requires the planning authority to nominate 

an appropriate minimum lot size. This will 

vary depending on the physical attributes 

of the land, the type of agricultural 

activities being encouraged and the mix 

of non-farming land uses being sought. 

The minimum lot size should promote 

efective land management practices and 

infrastructure provision and could be large 

or small. 

Rural Conservation Zone

The Rural Conservation Zone is primarily 

concerned with protecting and conserving 

rural land for its environmental features or 

attributes. The conservation values of the 

land must be identiied in the schedule to the 

zone and could be historic, archaeological, 

landscape, ecological, cultural or scientiic 

values. In this zone:

•	 all uses are subordinate to the 

environmental values of the land

•	 farming is allowed provided that it is 

consistent with the environmental values 

of the area

•	 the minimum lot size for subdivision is 

tailored to suit the environmental features 

and values of the land.
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Land use and development is controlled 

in the zone to safeguard the natural 

environment and conserve the identiied 

environmental qualities of the land. 

Most agricultural uses require a planning 

permit. In general, there is an expectation 

that a proposal will only be permitted if 

it conserves the values identiied for the 

land, the site is environmentally capable of 

sustaining the proposal, and it is compatible 

with surrounding land uses. 

Industrial uses other than Rural industry, 

Warehouse uses other than Rural store, 

most types of Retail premises, and Intensive 

animal husbandry are prohibited in the zone. 

Green Wedge Zone

The Green Wedge Zone is primarily 

concerned with protecting and conserving 

non-urban land outside of the Urban 

Growth Boundary (UGB) for its agricultural, 

environmental, historic, landscape, or 

recreational values, or mineral and stone 

resource attributes. 

The zone provides opportunity for all 

agricultural uses and most farming uses and 

limits non-rural uses to those that either 

support agriculture or tourism, or that are 

essential for urban development but cannot 

locate in urban areas for amenity and other 

reasons (such as airports, schools, waste 

treatment plants, land ills and reservoirs). A 

dwelling requires a permit and is restricted to 

one dwelling per lot.

The zone provides a minimum lot size of 40 

hectares unless an alternative is speciied 

in a schedule to the zone. The creation 

of smaller lots is prohibited unless the 

subdivision is the re-subdivision of existing 

lots or the creation of a small lot for a utility 

installation.

Industrial uses other than Rural industry, 

Warehouse uses (except Rural store), and 

most types of Retail premises are prohibited 

in the zone. 

Green Wedge A Zone

The Green Wedge A Zone is primarily 

concerned with protecting and conserving 

non-urban land outside of the Urban 

Growth Boundary (UGB) for its agricultural, 

environmental, historic, landscape, 

infrastructure, natural resource or rural living 

attributes.

The zone provides opportunity for all 

agricultural uses and limits non-rural uses 

to those that either support agriculture or 

tourism, schools, major infrastructure and 

rural living. A dwelling requires a permit and 

is restricted to one dwelling per lot.

The zone provides a minimum lot size 

of eight hectares unless an alternative is 

speciied in a schedule to the zone. The 

creation of smaller lots is prohibited unless 

the subdivision is the re-subdivision of 

existing lots or the creation of a small lot for 

a utility installation.

Industrial uses other than Rural industry 

(except for Abattoir and Sawmill), Warehouse 

uses (except Rural store), most types of 

Retail premises, and Intensive animal 

husbandry are prohibited in the zone. 

Rural Living Zone

This zone provides for residential use in a 

rural environment. It is designed to cater for 

lots in a rural setting that are large enough 

to accommodate a dwelling and a farming 

use. The farming use is likely to be carried on 

for reasons other than the need to provide a 

signiicant source of household income.

In this zone:

•	 it is not essential that a dwelling be 

genuinely associated with a farming use 

of the land

•	 some farming may take place on the land, 

however this will not always be the case

•	 residents have a reasonable expectation 

that their amenity will be protected

•	 a wider range of tourism, commercial and 

retail uses may be considered in the zone.
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Although the Rural Living Zone is catering 

primarily for residential use, the allotment 

size and subdivision layout should provide 

the opportunity for farming activities to 

occur, without adversely afecting the 

natural environment or the amenity of 

surrounding land uses. This means that the 

minimum lot size could be quite large.

If the planning authority’s objective is to 

encourage rural residential development at 

densities that are defacto large residential 

lots or which would preclude farming 

activities, then it should consider applying 

the Low Density Residential Zone.

Because of the zone’s primarily residential 

function, a planning authority must be able 

to show that using the Rural Living Zone is 

part of its strategy to provide appropriate 

housing diversity and choice to meet 

housing needs.

In the Rural Living Zone, development 

must be provided with certain community 

infrastructure and services normally 

expected for residential areas. This is why 

land uses that are normally located in urban 

areas may be considered in the zone. These 

uses need to be considered carefully, to 

ensure that the zone does not become 

an unplanned urban area and farming on 

adjacent land is not compromised.

For more information about the key strategic 

and land capability requirements that a 

proposed Rural Living rezoning must meet 

refer to Planning Practice Note 37: Rural 

Residential Development 

Potable water supply 
catchment areas

A potable water supply catchment provides 

water resources to a reservoir used primarily 

for domestic water supply purposes. Special 

water supply catchment areas are listed 

in Schedule 5 of the Catchment and Land 

Protection Act 1994.

There are two types of potable water supply 

catchments. An ‘open’ catchment is where 

part or all of the catchment area is in private 

ownership and access to the catchment is 

unrestricted. A ‘closed’ catchment means 

that the whole of the catchment area 

is publicly owned and public access is 

prohibited.

Water authorities do not have direct control 

over land use and development in open, 

potable water supply catchments, however 

because of the risks to public health, all 

use and development should be sited and 

managed to protect the quality of water 

collected from the catchment. Residential 

development and agriculture particularly 

have the potential to impact adversely on 

water quality through the discharge of 

contaminated runof and wastes, nutrient 

contributions or sediment to waterways.

To protect water quality in open, potable 

water supply catchments, the preferred 

approach is to apply the Rural Conservation 

Zone. However, in deciding to apply this 

zone to these areas, a planning authority 

should carefully consider the type and extent 

of development expected in the area, the 

potential sources of pollutants, and the 

conditions or standards that new use and 

development would be required to meet to 

maintain an acceptable water quality. For 

further information about potable water 

supply catchments, refer to the Guidelines 

for Planning Permits in Open, Potable Water 

Supply Catchment Areas.

Where should the zones be 
applied?

The diferences between the zones’ 

purposes and provisions decide where they 

should be applied. Examples of candidate 

areas for each zone are provided below, 

however these are indicative only. The 

decision about which zone is applied should 

be driven by the strategic objectives in the 

scheme.

The Farming Zone is designed to be applied 

to rural areas where:

•	 farmers require certainty about 

undertaking normal farming practices 

and need the lexibility to change farming 

practices in the future
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•	 farming is the principal activity in the 

area and the protection of productive 

farmland is of primary strategic 

importance

•	 the farmland is of state, regional or local 

signiicance in terms of agricultural 

production or employment

•	 the farmland has physical attributes that 

are scarce or essential to sustaining 

particular agricultural activities

•	 pressures to use and develop land for 

non-farming purposes pose a signiicant 

threat to the supply and productivity of 

farmland in the area

•	 the scale, nature and intensity of farming 

uses in the area have the potential to 

signiicantly impact upon sensitive land 

uses, such as housing

•	 the eicient and efective use of 

agricultural infrastructure will be 

maximised.

Possible Farming Zone areas include:

•	 horticulture areas

•	 intensive animal husbandry areas

•	 irrigated areas

•	 dairying areas

•	 forestry plantation areas

•	 other broad hectare cropping areas

•	 areas where the consolidation, 

intensiication or aggregation of farming 

activities is encouraged

•	 areas where non-farming uses and 

development need to be strictly 

controlled so that potential land use 

conlicts can be avoided.

The Rural Activity Zone is designed to be 

applied to rural areas where:

•	 farming is an important activity in the area 

but the planning objectives identiied for 

the land support the establishment of 

other land uses

•	 a mixed-use function would support 

farming activities in the area, assist 

in preventing the unplanned loss of 

productive agricultural land elsewhere, 

or allow for the logical and eicient 

provision of infrastructure

•	 the use of land in the area for non-

farming purposes would not compromise 

the long term productivity of surrounding 

farmland

•	 appropriate bufers can be provided 

between diferent land uses so that land 

use conlicts are avoided

•	 the planning authority has developed a 

clear policy about how discretion in the 

zone will be exercised.

Possible Rural Activity Zone areas include:

•	 an existing mixed use rural area where the 

mix of uses complements the agricultural, 

environmental and landscape values of 

the area and supports the council’s urban 

settlement objectives

•	 rural areas where commercial, tourism 

or recreational development will 

complement and beneit the particular 

agricultural pursuits, landscape features 

or natural attractions of the area

•	 farming areas where complementary 

rural industry, agribusiness uses, and rural 

research facilities are encouraged.

The Rural Conservation Zone is designed to 

be applied to rural areas where:

•	 the protection of the environmental 

features of the land is of primary strategic 

importance including, for example, native 

vegetation, lora and fauna, signiicant 

habitats, or they could relate to the visual 

qualities of the land

•	 the environmental features of the land 

are scarce and strict controls are required 

to prevent the further loss or decline of 

those features

•	 land use and development could directly 

or indirectly threaten the environmental 

values of the land and strict controls are 

required to manage this.
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If the environmental or landscape 

features cover a large rural area, the Rural 

Conservation Zone is likely to be suitable. 

However, if the features are widely dispersed 

or fragmented and the surrounding land 

has been substantially altered (for example, 

broadacre farming areas with wildlife 

corridors), the other rural zones may be 

more appropriate supplemented with 

overlays.

Possible Rural Conservation Zone areas 

include:

•	 relatively intact natural areas where land 

use and development could result in the 

loss of important environmental features 

or values

•	 areas of biodiversity or ecological 

signiicance

•	 rural areas that contain threatened 

species habitat, such as wetlands, water 

catchments and grasslands

•	 rural areas of high scenic or landscape 

value

•	 environmentally degraded areas where 

a cautious approach to land use and 

development is required to avoid further 

environmental damage

•	 rural areas that are unstable or prone to 

erosion or salinity

•	 open, potable water supply catchment 

areas.

The Green Wedge Zone is designed to be 

applied to green wedge land where:

•	 agriculture and farming is an important 

activity in the area, complemented by 

other land uses

•	 a mixed-use function would support 

farming activities in the area, assist 

in preventing the unplanned loss of 

productive agricultural land elsewhere, 

or allow for the logical and eicient 

provision of infrastructure to service 

urban areas

•	 the use of land in the area for non-

farming purposes, such as tourism uses, 

would support the long term productivity 

of surrounding farmland

•	 the protection of the environmental 

features of the land is important 

including, for example, native vegetation, 

lora and fauna, cultural heritage, 

signiicant habitats, or they could relate to 

the landscape and visual qualities of the 

land

•	 signiicant mineral and stone resources 

are located in the area.

Possible Green Wedge Zone areas include:

•	 rural land deined as green wedge land

•	 areas of agricultural and farming land

•	 relatively intact natural areas where land 

use and development could result in the 

loss of important environmental features 

or values

•	 areas of biodiversity signiicance

•	 rural areas more remote from townships 

and township areas supporting a variety 

of land uses and lot sizes of around 40 

hectares or greater

•	 rural areas of high scenic or landscape 

value

•	 areas for infrastructure provision or stone 

and mineral resources.

The Green Wedge A Zone is designed to be 

applied to green wedge land where:

•	 agriculture and farming is an important 

activity in the area but the planning 

objectives identiied for the land support 

the establishment of other land uses

•	 a mixed-use function would support 

farming and tourism activities in the area, 

assist in preventing the unplanned loss of 

productive agricultural land elsewhere, 

or allow for the logical and eicient 

provision of infrastructure to service 

urban areas

•	 the use of land in the area for non-

farming purposes, such as tourism uses, 

would support the long term productivity 

of surrounding farmland
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•	 the protection of the environmental 

features of the land is important 

including, for example, native vegetation, 

lora and fauna, cultural heritage, 

signiicant habitats, or they could relate to 

the landscape and visual qualities of the 

land

•	 signiicant natural resources are located 

in the area

•	 rural living areas with lot sizes of around 

eight hectares or greater located on the 

periphery of, or between, townships.

Possible Green Wedge A Zone areas include:

•	 rural land deined as green wedge land

•	 relatively intact natural areas where land 

use and development could result in the 

loss of important environmental features 

or values

•	 areas of biodiversity signiicance

•	 rural areas surrounding townships 

supporting a variety of land uses with lot 

sizes of around eight hectares or greater

•	 rural areas of high scenic or landscape 

value

•	 areas with signiicant natural resources.

The Rural Living Zone is designed to be 

applied to areas where:

•	 the rural land has a mainly residential 

function

•	 farming may take place on the land but 

this is subordinate to the residential use

•	 residents require certainty about the 

residential amenity of the area and are 

protected from potentially incompatible 

land uses

•	 farming is of a nature or scale that will 

not conlict with housing

•	 residents will have access to most of 

the normal services and infrastructure 

provided in urban areas.

Possible Rural Living Zone areas include:

•	 rural areas that have been substantially 

subdivided and developed for dwellings 

in proximity to an urban area or township 

with a range of urban services and 

infrastructure.

Further information

More information is available on the DTPLI 

website at www.dtpli.vic.gov.au/planning

Other planning practice notes:

•	 PPN62: Green Wedge Planning Provisions

•	 PPN31: Preparing a Green Wedge 

Management Plan

•	 PPN37: Rural Residential Development
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1 Response to Submissions to Port Albert RRLLR 

Submission Precinct  Summary of Submission Response 

1 7 Blocks should be assessed individually not in 
precincts. 

Argument that LSIO is subject to poor 
drainage is irrelevant and does not prevent 
development.  

Land is too small to be productive farming 
land and nearby properties are not used for 
farming.  

Inconsistency between rates applied and 
zones. RUZ1 at the time of purchase allowed 
for dwelling and other activities.   

 

The State Government/DTPLI direction for the consideration of 
amendments to planning schemes is for groups of sites/precincts to be 
considered for change, rather than individual sites.  A precinct analysis 
minimises potential land use conflicts which may arise from rezoning 
individual sites.   

LSIO affected land may be developable, however the constraints need to be 
recognised and significant increases in built form avoided.  

Changing farming practices and planning policy seeks to protect agricultural 
land which is or has the potential to be productive.  

As with the current Farming Zone, the Rural Zone did not allow for dwellings 
“as of right” without a planning permit.  

Rates issue is outside the scope of this project.  

Recommendation: Amend Precinct 7 and its boundaries (refer Section 
2 of this Report).  
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2 3 Precinct 3 is clear of vegetation, is above the 
high tide line, and is not a fire risk, land has 
been filled and has no coastal acid sulphate 
soil, and land abutting is zoned residential. 
Land should not be in RCZ.  

 

 

The property is located on the edge of the residential zoned area, with the 
section abutting South Street within the GRZ.  The site is affected by the 
DDO, LSIO and two ESOs and is therefore considerably constrained.  

Given the proximity to the edge of town, consideration could be given to 
either rezoning the site to GRZ with a DPO to control development 
outcomes, or including it in the RCZ (as recommended) and using the 
schedule of the RCZ to control dwelling development as lots are typically 
1,000sqm.   

At this stage, an additional 12 residential/township lots in Port Albert cannot 
be justified, therefore the site should remain as per the 
recommendations and be rezoned RCZ.   
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3 7 Land has not been subject to inundation and 
has access via fire access road (Gibson St).  

Lack of infrastructure is similar to land in the 
township.  

Land is very marginal and not suitable for 
agriculture. Blocks are ideal for a rural house 
with acreage. Dwellings already exist in this 
precinct, fairness should allow more to be 
built. Investment potential of land decreased. 
Port Albert needs to go ahead.  

 

LSIO affected land may be developable, however the constraints need to be 
recognised and significant increases in built form avoided.  

Lack of infrastructure, including practicable and legal road access is a 
consideration in the rezoning of any parcels of land.  

Planning should be orderly and needs to consider a number of factors 
including planning policy and site constraints.  Planning policies and 
requirements change over time, and the existence of dwellings does not 
necessarily correlate into the allowance of more dwellings.    

Whilst planning concerns itself with factors of amenity, this does not extend 
to the impacts on property values which are not a required consideration 
under the objectives of planning in Victoria.  

The development and growth of Port Albert can occur through measures 
and actions outside of planning changes. 

Recommendation: Amend Precinct 7 and its boundaries (refer Section 
2 of this Report). 
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4 3 Report does not mention proposed rezoning 
of Precinct 3.  

Not all land is equal in this area and not all 
should be in the RCZ. There could be 
benefits to an environmentally considered 
development of the area.  

Port Albert Masterplan 2005 not mentioned 
(status queried). Global warming is not 
commented on, canal development could 
protect from this.  

CAS Soils can be managed.  

Precinct is within town boundary and should 
be designated for development. Severe 
limitation to town growth.  

 

It is acknowledged there have been previous proposals to develop this area 
with a marina, however it seems unlikely this will occur in the near future. 
Such a development would require a change of zone to a non-rural zone, 
and further, a large scale development would have significant supply 
implications for the Port Albert town area.  

The Port Albert Masterplan is approximately 10 years old, and over that 
time planning policy directions have altered in regard to balancing the 
protection of and development of coastal settlements.  

Whilst CAS soils can be managed, state government guidelines seek to 
minimise the adverse impacts from the intensification of use and 
development in these areas.  This position will be strengthen by proposed 
pending state government changes to the planning scheme.   

DEPI supports the rezoning of this site to RCZ in response to the 
constraints and environmental values of this precinct.  

Recommendation: No change 
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5 1 Land should be in RLZ or RAZ instead of 
RCZ.  

Precincts are poorly considered. 

Properties should be considered individually 
based on existing uses. Differences between 
lots that front the wetlands and lots fronting 
the road.  

LSIO does not discount development and 
block size allows for containment.  

EVC vegetation present is of least concern. 
Cleared properties are being rewarded with 
RLZ. Land is less than the RCZ and FZ 
minimums lot sizes.  

Demographics are dated. Demand was 
stifled by uncertainty in planning controls 
(C33 and C55). Want to grow and invest in 
tourism accommodation business.  

Site currently comprises group accommodation and horticulture uses.  

The State Government/DTPLI direction for the consideration of 
amendments to planning schemes is for groups of sites/precincts to be 
considered for change, rather than individual sites.  A precinct analysis 
minimises potential land use conflicts which may arise from rezoning 
individual sites.   

Whilst there are differences between the land fronting the road and those 
lots fronting the wetland, the precinct forms an interface with the adjoining 
wetland, which is sensitive and requires protection.  

Like the FZ, the RCZ allows for group accommodation, subject to planning 
approval.  This is similar to the RLZ which requires planning approval for 
accommodation uses (a slightly broader definition than group 
accommodation). Whilst the emphasis of the RCZ is on protecting 
environmental and landscape values, it also provides for appropriate 
development in line with these values.  

Schedules to the FZ and RCZ can specify a minimum subdivision size that 
varies from the State default.  The existing RCZ schedule in the Wellington 
Planning Scheme provides for the State default of 40 hectares, except for 
land within the ESO1, which has a minimum of 100 hectares.  It is 
considered these subdivision sizes will ensure greater protection of the 
environmental values in these significant areas.  

Demographics used are from ABS Census 2011 and are the current data 
sets available.  

Recommendation: Apply the RCZ with a min subdivision size of 40ha 
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or 100ha in ESO1. 

6 6 Half of property is bush which the submitter 
has been advised cannot be cleared.   

Only desktop analysis of property undertaken.  

Wants zoning to reflect rate notice.  

 

The project is to review the appropriateness of the application of the 
Farming Zone to the study area.  Several visits to the study area were 
undertaken during the investigation period, as well as thorough research 
and review of relevant documents, physical conditions, planning polices and 
previous planning decisions.  

Rates issue is beyond the scope of this project.  

Recommendation: No changes, retain the site and precinct in the 
Farming Zone.  
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7  

DEPI 

 RCZ implementation is supported in 
Precincts 1 and 3 to ensure land use and 
development is consistent with the 
environmental and landscape 
values/constraints. Vegetation removal in 
these areas would be assessed under 
moderate or high risk based pathways.  

Precinct 6 expansion of ESO1 is consistent 
with environmental objectives.  

Council should take into account VPP 
Amendment VC109 in relation to RCZs, 
clearance and defendable space for dwellings.  

Noted 

Recommendation: No change 

8 4 Concerns about rates.  

Flood problem and no drainage in area.  

Questions the wisdom of residential zoning in 
Port Albert. Many properties on the market.  

 

Rates issue is beyond the scope of this project.  

Comments regarding lack of demand for further residential lots are noted.  

Recommendation: No change 
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9 2 Historical and current use of parcels must be 
recognised. 

Questions growth projection calculations 
used.  

 

Current use of lots is one consideration, however other considerations 
guide zoning choices.  The existence of a dwelling on a lot alone generally 
does not provide sufficient justification for a change in zone.  

Victoria in Future data is typically available for larger areas.  These 
projections are considered to be the most appropriate to use in strategic 
projects such as this study, and are readily adopted by most government 
agencies as providing a realistic guide to future population change.  

Recommendation: No change 

10 1 Supports RCZ if a smaller subdivision size is 
applied.  

 

Justification for a smaller subdivision size is difficult as additional 
subdivision for this area could impact on environmental objectives. 
Wellington Shire Council currently utilises 40 hectares as a minimum 
subdivision size for RCZ land. This does not prevent dwellings on the 
existing lots, rather planning approval is required for the use and 
development of land for a dwelling.  

Recommendation: Apply the RCZ with a minimum subdivision size of 
40 hectares or 100 hectares in ESO1. 

 

11 6 Questions the level of vegetation in Precinct 
6. Vegetation in road reserve is currently 
being cleared.  

Questions the consistency of the rezoning 
approach and highlights anomalies, such as 

The site is affected by the Heritage Overlay and partly by the Environmental 
Significance Overlay.  

Precinct 6 is in close proximity to land used for agricultural production and is 
considered to have endangered vegetation.  
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zoning land as Farming Zone that is only 
suitable for residential purposes.  

 

Based on the abovementioned constraints and rural living supply which 
could be provided in other precincts, it is considered premature to rezone 
this land to Rural Living.  

Recommendation: Minor change to recommendation – Investigate 
extending the ESO to this site. 

12 

Council 
Officer 

 No concerns from a statutory planning 
perspective. The proposed changes reflect the 
existing usage of the land and will allow for 
more dwellings to be built in the area whilst 
also controlling development in other areas.  

Noted 

13 

Council 
Officer 

 No objections to the proposed changes. In 
some cases existing infrastructure may need 
to be reviewed, this would occur when actual 
development occurs in the area.  

Noted 

14 

South 
Gippsland 
Water 

 Proposed smaller allotments typically less 
than 400m2, or with an inability to retain and 
manage effluent on site will need to connect 
to South Gippsland Water’s sewerage 
network. 

Noted 
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15 7 Believes the review falls short of 
implementing appropriate zones reflecting 
current use of the land.  

In precincts 7, 8 and 9, there are dwellings 
and infrastructure and therefore should be 
zoned for rural living.  

Precinct 7 is not suitable for full time 
agricultural production.  

 

The current use of lots is a consideration in the recommendations, however 
other considerations also guide zoning choices. The existence of a dwelling 
on a lot alone generally does not provide sufficient justification for a change 
in zone.  

Precincts 8 and 9 are considerably more constrained than Precincts in the 
western half of the study area. In addition, their increased distance from the 
town centre, combined with proximity to farming activities and the 
underlying coal resource make it inappropriate to rezone these areas from 
farming. 

However, upon review of the submission, the location of Precinct 7 and its 
boundaries will be reviewed.  

Recommendation: Amend Precinct 7 and its boundaries (refer Section 
2 of this Report). 
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16 8 Believes there is merit in allowing Precinct 8 
to be considered as a future rural living 
zoned area, given the services available to 
the land, the existing subdivision pattern and 
that the land is unsuitable for agricultural 
activity.  

It is acknowledge that the Land Subject to 
Inundation Overlay is a constraint but it is not 
believed that this should be the determinant 
factor in whether the site is suitable for rural 
living.  

 

Precincts 8 is considerably more constrained than other precincts in the 
study area. In addition, its increased distance from the town centre, 
combined with proximity to farming activities and the underlying coal 
resource make it inappropriate to rezone this area from farming. 

The precinct is clearer of vegetation than other precincts in the study area 
and when combined with its larger lot sizes, Precinct 8 is considered to be 
more conducive to agricultural activity.  

Recommendation: No change, retain Precinct 8 in the Farming Zone.  
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17 5 There are areas in Precinct 5 that should be 
reconsidered before being zoned farming.  

Believes Langsborough would be the most 
preferred area for future development as it is 
dry, cleared, has no flooding concerns and is 
not suitable for farming.  

 

Whilst Landsborough maybe suited for future development this study has 
identified a sufficient supply of rural residential on existing small lots or 
within existing rural living precincts. 

It is unclear which sites along Kilgowers Road are referred to in this 
submission. 

Recommendation: No change. 

18 

Council 
Officer 

 Picks up a few edits that are required Recommendation: Review edits and make changes where appropriate. 

19 

West 
Gippsland 
Catchment 

 No objection to the recommendations for all 
Precincts.  

Noted 
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Management 
Authority 

20 7 Believes land within Precinct 7 is 
inappropriate for farming due to the size of 
the properties and poor quality of the land.  

Precinct 7 should be zoned RLZ to reflect its 
true usage and should consider larger land 
parcels, rather than smaller ones.  

 

The current use of lots is a consideration in the recommendations, however 
other considerations also guide zoning choices. The existence of a dwelling 
on a lot alone generally does not provide sufficient justification for a change 
in zone.  

However, upon review of the submission, the location of Precinct 7 and its 
boundaries will be reviewed.  

Recommendation: Amend Precinct 7 and its boundaries (refer Section 
2 of this Report). 
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21 2 Supports change of zoning of land as it is 
more appropriate. Believes the review may 
encourage greater investment in the town.  

 

Noted 
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22 

Port Albert 
Progress 
Association 

 Emphasis that rural land needs to be zoned 
reflecting its usage and believe that report 
has fallen short of this. Believes that the 
focus was on identifying new land for RLZ, 
rather than applying the correct zone to 
reflect usage of existing land. Does not 
support the idea that there is little demand for 
rural lots around Port Albert. Believes that 
any new land released for RLZ should be 
kept at its original subdivision size and not be 
allows to be reduced into small blocks.  

Believes the justification used for 
implementing some zones has not been 
applied equally to other zones.  

Precinct 1: Land Subject to Inundation only 
applies to the southern portion of the Precinct 
with the north portion of the Precinct well 
serviced. Existing businesses in this area are 
severely restricted under the RCZ. Therefore 
the northern portion of Precinct 1 should be 
included in Precinct 2.  

Precinct 2: Believes that the rezoning of this 
Precinct alone would not meet the demand 
for growth.  

 

 
Precinct 3: Believes this should not have 

Current use of lots is a consideration in the recommendations, however 
other considerations also guide zoning choices. The existence of a dwelling 
on a lot alone generally does not provide sufficient justification for a change 
in zone.  

Recommendations to change the zoning of certain precincts has considered 
a range of factors including: strategic location in the context of the 
Langsborough and Port Albert; proximity to existing farming uses; 
vegetation levels; current subdivision and land use patterns; constraints 
(environmental and infrastructure) and implications on supply.  

Precinct 1: The RCZ will not significantly impact on the businesses 
operating in these areas.  It recognises the need to consider the impacts of 
land use and development on the more sensitive land in the south and in 
the marine park.  No changes to this precinct boundary are recommended.  

Precinct 2: The rezoning of Precinct 2 to RLZ can have significant 
implications on the supply of such lots, dependent on the minimum 
subdivision size applied.  At a minimum of 2ha an additional 10 lots could be 
created in this precinct, representing a 10 year supply in this precinct alone 
(based on current take up rates).   

Precinct 3: This land is within the Farming Zone and not part of the 
township area. Recommendations to consider the western part of the 
precinct for further growth will be made.  

Precinct 4: Support noted.  

 

Precinct 5: No change to precinct boundaries is proposed. The precincts 
have been determined based on an assessment of key access. In this case 
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been included in the review as it is the town 
centre. The residential blocks on the western 
side should be zoned accordingly.  

 
Precinct 4: Agrees that the Low Density 
Residential Zone is the most appropriate use 
of this Precinct. 

Precinct 5: Believes existing rural lifestyle 
properties should be incorporated into RLZ in 
Precinct 7.  

 
 

Precinct 6: Believes the Precinct’s boundary 
should be moved south to allow properties 
along Old Port Rd to be zoned RLZ, to reflect 
their true usage.  

 
 
 

Precinct 7: Believes it is inappropriate to 
zone rural living properties as FZ and 
therefore, given the nature of the small land 
parcels, existing use of properties and lack of 
agricultural value, these areas should be 
zoned RLZ.  

 

the rural residential properties on Kilgowers Road are accessed from the 
Yarram-Port Albert Road.  

Precinct 6: No change is proposed. Most of the lots along Old Port Road 
already comprise dwellings and the caravan park is a permitted use in the 
Farming Zone. It would be premature to rezone this land as sufficient Rural 
Living Zone land will be provided in other precincts. 
  

Precinct 7: Following consideration of the submission, the boundaries of 
Precinct 7 were reviewed.  Changes are recommended to the boundaries of 
Precinct 7, and therefore Precinct 8, and for Precinct 7 to be rezoned to 
RLZ with a min subdivision size of 2 hectares. Land to the east of the 
precinct and to the west of the Tarraville Road cannot be supported at this 
stage for rural living, primarily due to the absence of physical road access, 
current agricultural potential and significant vegetation cover.  

Precinct 8: Noted. 
  
 

Precinct 9: State resource overlay, proximity to farming activities and 
distance from Port Albert township it is considered appropriate the land be 
retained in the Farming Zone.  
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Precinct 8: Agrees that the majority of this 
Precinct should be retained in the FZ.  

 
Precinct 9: Believes, based off the historical 
and current use of the land, should be zoned 
RLZ.  
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23 7 Believes Precinct 7 should be zoned Rural 
Residential to reflect the true usage of the 
land.  

 

The current use of lots is a consideration in the recommendations, however 
other considerations also guide zoning choices. The existence of a dwelling 
on a lot alone generally does not provide sufficient justification for a change 
in zone.  

However, upon review of the submission, the location of Precinct 7 and its 
boundaries will be reviewed.  

Recommendation: Amend Precinct 7 and its boundaries (refer Section 
2 of this Report). 

24 7 Believes the continued application of the FZ 
in Precinct 7 is misguided. Growth in the land 
north of Gibson Street should be considered 
and land with limited agriculture ability should 
be excluded from the FZ.  

 

Upon review of the submission, the location of Precinct 7 and its boundaries 
will be reviewed.  

Recommendation: Amend Precinct 7 and its boundaries (refer Section 
2 of this Report). 
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25  Believes that the rezoning process should 
have been carried out on a block by block 
basis.  

Concerns around land in the FZ which has 
never been suitable for farming and land in 
the Conservation Zone which does not have 
significant vegetation.  

 

The State Government/DTPLI direction for the consideration of 
amendments to planning schemes is for groups of sites/precincts to be 
considered for change, rather than individual sites.  A precinct analysis 
minimises potential land use conflicts which may arise from rezoning 
individual sites.   

Planning Practice Note 42 has provided guidance on the application of the 
Farming Zone.  The recommendations accord with the direction of the 
Practice Note, which outlines a number of scenarios whereby the FZ and 
RCZ may be applied.  Such scenarios include retaining the land in FZ until 
such time it may be required for future residential subdivision.   

Recommendation: No change 

26 7 Believe retaining the FZ in Precinct 7 is ill 
advised.  

 

Upon review of the submission, the location of Precinct 7 and its boundaries 
will be reviewed.  

Recommendation: Amend Precinct 7 and its boundaries (refer Section 
2 of this Report). 
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27 7 Does not agree that there is not demand for 
rural lifestyle block in Port Albert.  

Believes there needs to be a review on 
zoning that inhibits or prohibits building or 
residency.  

 

Demand can only be assessed based on available data. Whilst anecdotal 
data exists, it is difficult for this to be verified adequately to indicate a 
significant demand for rural lifestyle dwellings.  

Site is in the General Residential Zone. 

Recommendation: No change 

28 5 Fully supports the rezoning in Precinct 5 as it 
would allow development as before. 

 

Noted 
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2 Review of Precinct 7  

Following consideration of the submissions received to the draft RRLLR the boundaries and recommendations for Precinct 7 were reviewed.  It is proposed to 
alter to the boundary between Precincts 7 and 8, as well as make changes to the recommendations for the revised Precinct 7.   

 

The boundary of Precinct 7 will be altered so it comprises land generally fronting the north side of Gibson Street and the Port Albert-Tarraville Road. Six lots in 
the eastern part of the precinct will be removed from Precinct 7 and placed in Precinct 8 on the basis that these lots have limited, if any, practicable access, 
and are in some cases heavily vegetated.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 
Revised Precinct 7         Revised Precinct 8 
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The recommendation for the revised Precinct 7 area will be as follows:  

Rezone land within Precinct 7 (with the exception of land to the west of Port Albert-Tarraville Road – CA91 B, Parish Alberton West) to the Rural Living 
Zone – Schedule 2 with a minimum subdivision size of 2 hectares.  

 

It is not appropriate to rezone land further east of Albany Street due to greater difficulties with road access and physical constraints.  

 

The proposed changes would not provide for any additional lots to be created. Consolidation of the small lots in the south west corner should still be 
encouraged, however the application of the Restructure Overlay to this area is not considered necessary given the revised recommended zone change.  

 

Dwellings will not be “as of right” on the majority of the lots due to the existing lot sizes being less than 2 hectares. Four lots would have as of right dwellings, 
however most of these lots already have dwellings constructed.  

 

2.1 Changes to recommendation following discussions with WGCMA 

Following, the review of submissions and the change to the recommendation for Precinct 7 outlined above, comment was sought from the West Gippsland 
Catchment Management Authority (WGCMA). The WGCMA are obliged to look at future inundation for all rezoning proposals. Therefore the potential 
inundation of the area at the year 2100 is used to provide guidance on the appropriateness of residential development in areas such as the Port Albert 
Hinterland. These figures indicate all of Precinct 7 would be inundated at 2100 and the WGCMA therefore has indicated they could not support rezoning the 
land to allow rural residential development by applying the Rural Living Zone. Therefore, whilst there is some merit in rezoning parts of Precinct 7 for rural 
residential purposes, particularly where dwellings exist, the WGCMA’s comments make it impossible to continue with this recommendation change. Precinct 7 
should therefore remain in the Farming Zone.  

 

3 Proposed Minimum Lot Sizes 

The following minimum lot sizes are recommended for each precinct: 

Precinct Proposed Zone and Schedule  Minimum Subdivision Size Minimum area for which no permit is 
required to use land for a dwelling.  

1 Investigate rezoning to RCZ Schedule 1 40 hectares or 100 hectares in ESO1 n/a 
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2 Rezone to RLZ Schedule 2  2 hectares 0.4 hectares 

3 Investigate rezoning to RCZ Schedule 1 40 hectares or 100 hectares in ESO1 n/a 

4 Rezone to LDRZ 0.4 hectares if not connected to sewerage n/a 

5 Rezone part to RLZ Schedule 2  2 hectares 0.4 hectares 

6 Retain in FZ 40 hectares (as not in Macalister Irrigation District) 40 hectares (as not in Macalister Irrigation District) 

7 Retain in FZ 40 hectares (as not in Macalister Irrigation District) 40 hectares (as not in Macalister Irrigation District) 

8 Retain in FZ 40 hectares (as not in Macalister Irrigation District) 40 hectares (as not in Macalister Irrigation District) 

9 Retain in FZ 40 hectares (as not in Macalister Irrigation District) 40 hectares (as not in Macalister Irrigation District) 
 

The recommendations in the draft Report included rezoning land within Precincts 1, 2, 3, 4 and 5. Rural Zones are proposed for these precincts with the 
exception of Precinct 4 (LDRZ is included in the residential suite of zones) and each of these zones can utilise a schedule to specify the minimum subdivision 
size and the size of land for which a planning permit is not required for the use of land for a dwelling.  

 

It is proposed to utilise Schedule 2 to the Rural Living Zone for all rural residential areas in Precincts 2 and 5. This existing schedule has a minimum 
subdivision size of two hectares and minimum area for which no permit is required to use land for a dwelling size of 0.4 hectares (1 acre). This schedule best 
reflects the intended small lot rural residential outcomes desired by the Port Albert community, as well as the existing subdivision pattern of the Precincts, 
particularly Precinct 5. Given the existing subdivision and land use patterns, it is noted the proposed controls will only allow for dwellings where there is no 
existing dwelling and generally further subdivision, with the exception of some lots in Precinct 2, will not be possible.  

 

In relation to Precincts 1 and 3 the Rural Conservation Zone, Schedule 1 is recommended to be used. This Schedule has a minimum subdivision size of 40 
hectares for all land, other than land in the ESO1 which has a minimum subdivision size of 100 hectares.  We note however, that the existing lot sizes are 
significantly smaller than the minimum specified in the schedule, and therefore further subdivision will not be possible. Regardless of lot size, planning 
approval will be required to use and develop land for a dwelling, and each application will be assessed as per the provisions of the Zone.   
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4 Potential Lot and Dwelling Yield Comparisons  

Potential lot and dwelling yield has been calculated based on the assumption of rezoning land as outlined in the Table in Section 3 above.   

 

Whilst the community survey indicated a preference for smaller lots of 0.4 hectare (1 acre) in size, this lot size has not been recommended as it is generally 
considered inadequate for wastewater treatment systems and would result in significant levels of land supply in Port Albert.  Further, the size of 0.4 hectares is 
akin to town sized residential allotments, not rural living lots as is the focus of this study.    

 

As the 2 hectare size is the most appropriate to respond to the environmental and physical attributes of the lots, and to provide supply for the anticipated 
demand for rural residential lots, it has been used to calculate an anticipated lot yield.  Based on the current subdivision sizes, using the recommendations of 
the Report, it is anticipated an additional 10 lots could be yielded.  This is in addition to the existing lots, which are also specified in the table below.      

 

As the table also demonstrates, there are a number of vacant lots for which there is potential for the use and development of a dwelling, subject to planning 
approval.   

 

Precinct Proposed Zone and 
Schedule  

Min 
Subdivision 
Size 

No. of Existing Lots**  Additional Lot Yield No. of Existing 
Dwellings 

Potential new 
Dwellings *** 

2 Rezone to RLZ 2  2 hectares 8 10 5 13 

5 Rezone part to RLZ 2  2 hectares 20 (8 RLZ and 12 FZ) 0 - all RLZ lots less than 4 ha 7 4 

Totals   28 10 12 17 
** Includes all existing lots, including those with dwellings, and those which are inaccessible, have high vegetation cover and other such constraints.   

*** The potential for new dwellings is approximate only and makes some assumptions as to the likelihood of the lots being developed with dwellings, including accessibility/lack 
of physical road access, high vegetation cover and planning controls.  New dwellings will generally be subject to Council approval.   

 

It is anticipated 10 additional lots could be yielded, and when combined with the existing lots, this results in a supply of 38 rural lifestyle lots.   When adopting 
the current take up rate of one dwelling per year, this provides a supply for 38 years.  When adopting a take up rate of 2 dwellings per year, this provides a 19 
year supply.  
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Potentially a more realistic approach for supply would be to review the potential new dwellings.  This has taken into consideration factors such as accessibility 
(ready availability of a road frontage/connection), vegetation cover and the like.  Subject to meeting the requirements of the planning scheme, and obtaining 
planning approval, there could be a potential for 17 new dwellings, representing a supply for 17 years if the take of 1 dwelling per year was adopted.  If two 
dwellings per year were taken up, this would equate to 8 years of supply, providing a significant contribution to the supply of rural lifestyle lots across the 
whole of the Wellington Shire.   
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ITEM C4.1 FIRST RIGHT OF REFUSAL - 11 TEMPLE STREET, HEYFIELD  
DIVISION: BUILT AND NATURAL ENVIRONMENT 
ACTION OFFICER: MANAGER BUILT ENVIRONMENT 
DATE: 2 DECEMBER 2014 
 
IMPACTS 
Financial Communication Legislative Council 

Policy 
Council 
Plan 

Resources 
& Staff 

Community Environmental Consultation Risk 
Management 

          
 
 
OBJECTIVE 
 
The objective of this report is for Council to respond to an offer from the Department of Treasury 
and Finance (DTF) for Council to purchase 11 Temple Street, Heyfield. 
 
BACKGROUND 
 
Council has received correspondence from DTF offering to sell to Council 11 Temple Street, 
Heyfield.  
 
Along with other state and federal agencies, Wellington Shire Council has been offered the first 
right of refusal (FROR) over the site pursuant to the State Governments Landholding Policy. DTF 
has outlined that the sale price would be at market value. 
 
Attachment One shows the location of the property which is a residence situated on 720m2.  
 
The area is zoned Commercial One Zone (C1Z) and has also had an Environmental Audit Overlay 
(EAO) applied to it.  
 
The EAO imposes requirements that are relevant to how the land can be developed. Prior to any 
sensitive use commencing, it would be necessary to obtain either a Certificate of Environmental 
Audit or a statement from an environmental auditor noting the land is suitable for the sensitive use. 
A sensitive use is defined as a residence, child care centre, pre-school centre or primary school. 
 
A process of due diligence would need to be completed. This would include a building condition 
audit. This type of investigation would also seek to identify any additional funds required to be 
expended on the property to bring it up to a standard required for its future purpose. 
 
This property has not been identified as being required for council services or open space 
provision. 
 
 
OPTIONS 
 
Council has the following options available: 
 
1. Express an interest in purchasing the site; or  
2. Advise that Council is not interested in purchasing the site. 
 
 
PROPOSAL 
 
That Council reject the offer from the Department of Treasury and Finance to purchase 11 Temple 
Street, Heyfield. 
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CONFLICT OF INTEREST 
 
No staff and/or contractors involved in the compilation of this report have declared a Conflict of 
Interest. 
 
 
FINANCIAL IMPACT 
 
Any purchase of the property would require a provision within Council’s capital budget for the 
market value of the site in addition to other costs associated with the acquisition. 
 
A broad estimate of the property is within the range of $180,000 to $250,000 subject to its 
condition being good and no other issues that would otherwise impact its value. 
 
There is currently no provision within Council’s budget for this acquisition. 
 
 
COMMUNICATION IMPACT 
 
No communication impacts have been identified. 
 
 
LEGISLATIVE IMPACT 
 
Any acquisition would need to be consistent with relevant legislation. Council’s solicitor would be 
instructed to ensure compliance with all relevant legislative requirements involved in the purchase. 
 
 
COUNCIL POLICY IMPACT 
 
Any purchase would need to be consistent with Council’s policy regarding Sale, Exchange and 
Acquisition of Land.  
 
Upon review of the policy and reference to other Council plans and strategies it has been 
determined that there is no specific justification to support progressing the purchase of the 
property. This is reflected in the reports recommendation. 
 
 
COUNCIL PLAN IMPACT 
 
The Council Plan 2013-17 Theme 4 Infrastructure states the following strategic objective and 
related strategies: 
 

Strategic Objective 
“Assets and infrastructure that meet current and future community needs.” 

 
This report acknowledges the above Council Plan strategic objective and strategy. 
 
 
RESOURCES AND STAFF IMPACT 
 
Any progression of the purchase would require the use of resources within the Built and Natural 
Environment Division and involve engaging solicitors and other consultants as necessary. 
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COMMUNITY IMPACT 
 
It is appropriate that DTF have regard to any community impact as part the sale process. 
 
 
ENVIRONMENTAL IMPACT 
 
An EAO has been applied under the planning scheme. These are generally applied due to sites 
being known to have a level of contamination. No detail has been provided by DTF regarding any 
environmental issues with the property so it would be necessary to define the extent of 
contamination prior to making an offer.  
 
A disclosure statement within the contract of sale may provide more detail however it is still likely 
that further investigation would be necessary and entail assessing the property for contamination. 
 
 
CONSULTATION IMPACT 
 
Internal business units have been consulted regarding the FROR. 
 
 
RISK MANAGEMENT IMPACT 
 
No issues of risk management have been identified. 
 
 
PUBLIC QUESTIONS AND COMMENTS FROM THE GALLERY 
 
______________________________________________________________________________ 
 

RECOMMENDATION 
 
That Council reject the offer from the Department of Treasury and Finance to purchase 11 
Temple Street, Heyfield. 
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ITEM C5.1 MAFFRA RECREATION RESERVE COMMITTEE OF 
 MANAGEMENT MINUTES 
DIVISION: LIVEABILITY 
ACTION OFFICER: MANAGER HEALTHY LIFESTYLES 
DATE: 2 DECEMBER 2014 
 

IMPACTS 
Financial Communication Legislative Council 

Policy 
Council 

Plan 
Resources 

& Staff 
Community Environmental Consultation Risk 

Management 

          
 
 
OBJECTIVE 
 
For Council to receive the minutes from the Maffra Recreation Reserve Committee of 
Management’s Ordinary Meeting held on 6 October 2014. 
 
 
BACKGROUND 
 
The Maffra Recreation Reserve Committee of Management is a Special Committee of Council 
under Section 86 of the Local Government Act 1989 and operates within the provisions of a 
Council approved Instrument of Delegation.   
  
The objectives of this Committee are: 
 
 To manage, operate and maintain the Maffra Recreation Reserve for the community in an 

efficient, effective and practical manner. 
 To undertake activities designed to protect, promote, utilise and develop the Maffra Recreation 

Reserve for the use and enjoyment of the local community. 
 

As provided under the Committee’s Instrument of Delegation the minutes of all meetings are to be 
presented to Council and highlight the day to day activities being undertaken by the Committee.  
 
Conflict of Interest:  It was noted that conflicts of interest were called for at the commencement of 
the meeting with no conflicts being declared.   
 
 
OPTIONS 
 
Council has the following options: 
 
1. Receive the minutes from the Maffra Recreation Reserve Committee of Management’s 

Ordinary Meeting held on 6 October 2014; or 
2. Seek further information for consideration at a future meeting of Council. 
 
 
PROPOSAL 
 
That Council receive the minutes from the Maffra Recreation Reserve Committee of Management’s 
Ordinary Meeting held on 6 October 2014.    
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CONFLICT OF INTEREST 
 
No staff and/or contractors involved in the compilation of this report have declared a Conflict of 
Interest. 
 
 
LEGISLATIVE IMPACT 
 
This report is in accordance with Section 91(4) of the Local Government Act 1989. 
 
 
COUNCIL POLICY IMPACT 
 
This report is in accordance with Council Policy 5.3.2 which establishes a framework for the 
guidance of Council in relation to the roles and responsibilities of Committees. 
 
 
COUNCIL PLAN IMPACT 
 
The Council Plan 2013-17 Theme 4 Infrastructure states the following strategic objective and 
related strategy: 
 
 Strategic Objectives 
 “Asset and infrastructure that meet current and future community needs.” 
 
 Strategy 4.2 
 “Ensure assets are managed, maintained and renewed to meet service needs.” 
 
 
CONSULTATION IMPACT 
 
Meetings held by the Maffra Recreation Reserve Special Committee of Council are open to the 
public.    
 
 
PUBLIC QUESTIONS AND COMMENTS FROM THE GALLERY 
 
______________________________________________________________________________ 
 

RECOMMENDATION 
 
That Council receive the minutes from the Maffra Recreation Reserve Committee of 
Management’s Ordinary Meeting held on 6 October 2014.    
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ITEM C5.2 BRIAGOLONG RECREATION RESERVE COMMITTEE OF 
 MANAGEMENT MINUTES 
DIVISION: LIVEABILITY 
ACTION OFFICER: MANAGER HEALTHY LIFESTYLES 
DATE: 2 DECEMBER 2014 
 

IMPACTS 
Financial Communication Legislative Council 

Policy 
Council 

Plan 
Resources 

& Staff 
Community Environmental Consultation Risk 

Management 

          
 
OBJECTIVE 
 
For Council to receive the minutes from the Briagolong Recreation Reserve Committee of 
Management’s Annual General Meeting held on 21 October 2014 including Audited Financial 
Statements. 
 
 
BACKGROUND 
 
The Briagolong Recreation Reserve Committee of Management is a Special Committee of Council 
under Section 86 of the Local Government Act 1989 and operates within the provisions of a 
Council approved Instrument of Delegation.    
 
The objectives of the Special Committee are: 
 
 To manage, operate and maintain the Briagolong Recreation Reserve for the community in 

an efficient, effective and practical manner. 
 To undertake activities designed to protect, promote, utilise and develop the Briagolong 

Recreation Reserve for the use and enjoyment of the local community. 
 
As provided under the Committee’s Instrument of Delegation the minutes of all meetings are to be 
presented to Council and highlight the day to day activities being undertaken by the Committee. 
 
Conflict of Interest:  It was noted that conflicts of interest were called for at the commencement of 
the meeting, with no conflicts being declared.   

 
OPTIONS 
 
Council has the following options: 
 
1. Receive the minutes from the Briagolong Recreation Reserve Committee of Management’s 

Annual General Meeting held on 21 October 2014 including Audited Financial Statements; or  
2. Seek further information to be considered at a future Council Meeting. 

 
 
PROPOSAL 
 
That Council receive the minutes from the Briagolong Recreation Reserve Committee of 
Management’s Annual General Meeting held on 21 October 2014 including Audited Financial 
Statements.    
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CONFLICT OF INTEREST 
 
No staff and/or contractors involved in the compilation of this report have declared a Conflict of 
Interest. 
 
 
LEGISLATIVE IMPACT 
 
This report is in accordance with Section 91(4) of the Local Government Act 1989. 
 
 
COUNCIL POLICY IMPACT 
 
This report is in accordance with Council Policy 5.3.2 which establishes a framework for the 
guidance of Council in relation to the roles and responsibilities of Committees. 
 
 
COUNCIL PLAN IMPACT 
 
The Council Plan 2013-17 Theme 4 Infrastructure states the following strategic objective and 
related strategy: 
 
 Strategic Objectives 
 “Asset and infrastructure that meet current and future community needs.” 
 
 Strategy 4.2 
 “Ensure assets are managed, maintained and renewed to meet service needs.” 
 
 
CONSULTATION IMPACT 
 
Meetings held by the Briagolong Recreation Reserve Special Committee of Council are open to the 
public.    
 
 
PUBLIC QUESTIONS AND COMMENTS FROM THE GALLERY 
 
______________________________________________________________________________ 
 

RECOMMENDATION 
 
That Council receive the minutes from the Briagolong Recreation Reserve Committee of 
Management’s Annual General Meeting held on 21 October 2014 including Audited 
Financial Statements.    
 

Agenda - Ordinary Council Meeting of 2 December 2014 246



 

 

BRIAGOLONG RECREATION RESERVE 
Special Committee of Council 

 
ANNUAL GENERAL MEETING MINUTES 

 
MEETING DATE: 21ST OCTOBER 2014 
MEETING TIME: 7.30PM – 8.23PM 
MEETING VENUE: BRIAGOLONG RECREATION RESERVE ROOMS 
 
1. Present/apologies 
 

Name Title Representing Present/Apology 

Peter Cleary Councillor Wellington Shire Council Present 

Megan Lee  Briagolong Junior Football Absent 

Chris Pleydell  Briagolong Junior Football Absent 

Kerrie Camp Treasurer Briagolong Tennis Club Present 

Roscelyn Annear Chairperson Briagolong Tennis Club Present 

Jacob Annear  Boisdale/Briagolong Cricket  Apology 

Bradley Mynott  Boisdale/Briagolong Cricket Apology 

Kylie Wright  Briagolong & District Pony  Present 

Jenny Elliot  Briagolong & District Pony Present 

Terri Matthiesson Secretary Community  Present 

Neil Sandison  Community Present 

Stephen Noble  Community Present 

 
Quorum achieved: YES 
 
2. Declaration of conflicts of interest: NIL 
 
3. Confirmation of minutes of previous meeting: 
Moved: Ros  Seconded: Stephen 
 
4. Business arising from previous meeting:  
 

 Awaiting a new quote from Ron Orchard on internal driveway of recreation reserve. 

 All pony club members have been sent a letter informing them of no horses to be on ovals unless 

permission is granted by the Recreation Reserve Committee. 

 Pony club has agreed NO horses are to utilise the top oval. In lieu of this agreement, 6 competition 

weekends as well as normal rally weekends will occur utilising all other areas of the recreation 

reserve. This agreement is to be revisited each Briagolong Recreation Reserve at time of AGM. 

 
 
5. Reports: 

5.1 Chairpersons’ report – Grant for the kitchen has been sent.  
Tennis and Rec electricity account has been combined. 
Top dressing and seeding of main oval has been completed. 
Thanks to Jake Taylor for slashing, Darren Randle for organising delivery and spreading of mulch and to 
Nadine Pleydell for tidying up the end of fencing near tennis courts. 
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Defib has been purchased – still needs to be mounted. 
 
5.2 Treasurers’’ report - presented by Kerry (attached), Seconded by Ros. Kerry has made numerous 
calls to DMG, is still awaiting audit report, advice received by Cheryl Hicks at the shire is that they will 
accept current statement of receipts. 

 
Confirmation required from Brad that he will remain a signatory, Jenny and Kylie to complete required 
paperwork to be signatories. 

 
5.3 User groups reports –  
 
Cricket club – Bradley Mynott and Jacob Annear are current representatives. 
 
Football club – Megan Lee and Chris Pleydell are current representatives. 
 
Pony Club - Jenny Elliot and Kylie Wright will remain representatives for the coming year. 
 
Community – Stephen Noble, Terri Matthiesson and Neil Sandison will remain representatives for the 
coming year. Terri has resigned as Secretary, Kylie will replace Terri. 
 
Tennis Club – Ros has resigned from President, Jenny Elliot will replace Ros, Kerry wishes to resign from 
Treasurer however will remain so for a short while until appointment of another. Kerry and Ros also wish to 
resign from Rec reserve committee – to be discussed at next meeting. 
 
6. Election of Office Bearers –  
 
Peter declared all positions vacant. 
 
Nomination for Chairperson:  
 
Kylie nominated Jenny Elliot, Seconded by Kerry, all members present agreed, Jenny accepted. 
 
Nomination for Secretary:  
 
Neil nominated Kylie Wright, Seconded by Ros, all members present agreed, Kylie accepted. 
 
Nomination for Treasurer: still to be elected. 
 
Bookings officer: Terri Matthiesson to remain in this role. 
 
7. Schedule of Fees –  
 
Annual fees for the following year to remain the same as previous. 
Moved by Jenny, Seconded by Kylie. 
 
8. Committees Rules for the Reserve: refer to Terms of reference. 
9. Forward Planning Strategies: Presented by Kerry at previous meeting, were accepted and carried. 
10. Next Calender year meeting dates: Every 3rd Monday of the month agreed by all present. 
11. Next Annual general meeting: 19th October 2015 
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D. URGENT BUSINESS 

E. FURTHER GALLERY AND CHAT ROOM COMMENTS  
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F. CONFIDENTIAL ATTACHMENT/S 
 

 
 
  

F. CONFIDENTIAL ATTACHMENT/S 
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G. IN CLOSED SESSION 
 

 
 
 
 
That the meeting be closed to the public pursuant to Section 89(2) of the Local Government 
Act 1989 to consider: 
 a) personnel matters 

b) the personal hardship of any resident or ratepayer 
c) industrial matters 
d) contractual matters 

  e) proposed developments 
f) legal advice 

  g) matters affecting the security of Council property 
h)  any other matter which the Council or special committee considers would 

prejudice the Council or any person 
 
 
 

G. IN CLOSED SESSION 
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