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1.1 Project Background

Structure plans for a number of small townships
in Latrobe City were initially prepared for Latrobe
City Council between 2002 and 2004 by Enviro
Plan and Michael Smith and Associates. Towns
included in this study were Glengarry, Tyers,
Toongabbie, Yallourn North, Traralgon South,
Boolarra and Yinnar. In 2003, Council resolved

to ‘prepare and exhibit Amendment C24 to

the Latrobe Planning Scheme to implement the
findings and recommendations of the Small Town
Structure Plans for Toongabbie, Yallourn North,
and Yinnar." However, a number of community
groups and residents voiced their concerns about
the plans and ultimately Council never progressed
with Amendment C24.

A review of these documents in 2006 found
these plans to be inappropriate for inclusion

into the Latrobe Planning Scheme as they were
largely a visionary document. As such, small town
structure plans were undertaken for Boolarra,
Glengarry and Tyers in 2010 and implemented
into the Latrobe Planning Scheme in Amendment
C24. However, Yinnar, Traralgon South, Yallourn
North and Toongabbie are yet to have structure
plans completed.

This has provided uncertainty around the growth
of the townships, meaning that development
has happened in a haphazard manner without
consideration for the elements of the town that
the community values, along with appropriate
planning responses to bushfire risk mitigation.

The Toongabbie Structure Plan project has been
undertaken due to a number of submissions that
were received from Toongabbie residents during
the Exhibition period for Amendment C105
between 22 March 2018 and 11 May 2018.

Toongabbie, like the six other small towns in
the municipality, has been identified on the
settlement hierarchy as an area where growth is

supported as a small town.

This growth is likely to be slow, incremental
growth which is consistent with the way that
Toongabbie has developed over the past 20
years. However, that growth that has occurred,
and that is likely to continue to occur without
any intervention, does not take the landscape
and the risk from bushfire into account. As
such, a structure plan is an important element
of managing that growth, to ensure that it
prioritises human life as specified in Clause 13.02-
1S by ensuring:

e Population growth and development is
directed to low risk locations and ensures the
availability of, and safe access to, areas where
human life can be better protected from the
effects of bushfire; and

e The vulnerability of communities to bushfire
through the consideration of bushfire risk in
decision making at all stages of the planning
process is reduced.

Parts of the Toongabbie study area were proposed
to be rezoned to Rural Living Zone in Amendment
C7 in 2002, and again in Amendment C105 in
2018. However, due to a lack of demand in 2002
and further work required around the bushfire
risk in 2018, this rezoning has not proceeded. A
commitment was made by Latrobe City Council
to undertake further work around the municipal
wide bushfire risk and associated rural rezonings.
That commitment included reviewing the areas
identified for rural living in the Live Work Latrobe
Rural Land Use Strateqy 2019. Those rural living
areas have been incorporated as investigation
areas in the Toongabbie Structure Plan study
area, along with five other areas that abut or

are adjacent to those identified areas in order

to determine the safest location for rural living
precincts.




1.2 Purpose

This report comprises of five background reports
that will inform the strategic directions, objectives
and strategies for the Toongabbie Structure Plan.
These include:

Consultation Report;

Context Report;

Infrastructure and Servicing Assessment;
Flora and Fauna Assessment; and
Bushfire Risk Assessment.

The consultation report outlines the vision

and strategic directions as envisioned by the
community. The four following technical
assessments inform the opportunities and
constraints with Toongabbie. Together, they
inform the objectives and strategies within the
Toongabbie Structure Plan report to achieve the
stated vision and key directions.

ﬁﬁﬁﬁfﬂ?

1.3 Context

Latrobe City is centrally located in eastern
Victoria, approximately a two hour drive east of
Melbourne. It sits within the heart of Gippsland
within easy access to the Gippsland coastline,
Mount Baw Baw snowfields and the Gippsland
Lakes.

It is the fourth largest regional city municipality

in Victoria. The municipality has a population

of over 74,000. Latrobe City sits within the
boundaries of the Braiakaulung Clan of the
Gunaikurnai people of Gippsland. The indigenous
community accounts for 1.3% of the City’s
population.

The municipality includes four main towns of
Moe-Newborough, Morwell, Traralgon and
Churchill and seven smaller townships of Yallourn
North, Tyers, Glengarry, Toongabbie, Yinnar,
Traralgon South and Boolarra.

The Latrobe Valley generates 85 percent of
Victoria’s electricity and contains vast deposits of
brown coal. The natural environment contains
nationally significant rainforest in the Strzelecki
Ranges, endangered remnant grasslands of the
Gippsland Plains, and includes parts of seven
water supply catchments.

toa . Mo tm st Toongabbie



1.4 Locality

Toongabbie is a small town located in the
Latrobe City municipality and is the northen

most settlement; the town is approximately 177
kilometres from Melbourne and approximately 17
kilometres north of Traralgon (see Figure BG1). It
sits within close proximity to the Wellington Shire
Council border.

Toongabbie township originated in 1862 after the
discovery of gold at Stringer’s Creek in Walhalla
by Ned Stringer.

Toongabbie became a major supply depot
between Sale and Walhalla. It once formed part
of the stock route between Sale to Walhalla, and
Walhalla to Port Albert. Miners, who rushed to
the isolated gold field deep in the Great Dividing
Ranges, came via Port Albert and Sale, across
the red gum plains. Toongabbie was the last
supply post before people attempted the difficult
mountainous route to Walhalla.

Toongabbie’s fortunes were inherently linked
to Walhalla’s. It grew when Walhalla grew and
declined when Walhalla declined. It further
declined when the train line was built between
Moe and Walhalla.

Now, it offers a valuable lifestyle choice within
the municipality within close proximity to the
Alpine Ranges and the Cowwarr Weir, while still
being in a short driving distance to shops and
services in Traralgon.

The township was laid out and surveyed by
George Hastings in 1864. A further survey was
made the next year by Henry Davidson.

Photo: Wetlands at Toongabbie Cemetery
Source: McKenzie, T, 2020.
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1.5 Rural Living Context

Proposed rural living precincts was one of the
catalysts for the development of the Toongabbie
Structure Plan and as such it is important to
consider the context around rural living precincts.

Latrobe City Council offers a diverse range of
lifestyles with rural living offering a popular and
attractive lifestyle choice.

However the provision of rural living land within
the municipality is highly constrained. A number
of provisions in the Latrobe Planning Scheme
have identified locations where future rural living
cannot be located, these include:

e (Coal provisions (identified as Special Use
Zone - Schedule 1, State Resource Overlay and
Environmental Significance Overlay - Schedule
1); and

e Australian Paper odour buffer (identified as
Environmental Significance Overlay - Schedule
3).

It is also assumed that future rural living precincts
will be located outside of the extent of the
Bushfire Management Overlay in order to meet
Clause 13.02-1S of the Latrobe Planning Scheme.
Furthermore, Clause 21.02-20 states:

Support rural living in lower bushfire risk locations
or where bushfire risk can be reduced to an
acceptable level.

The Latrobe Planning has also identified future
residential growth areas through the town
structure plans and the Traralgon-Morwell Growth
Framework. Clause 21.02-20 states to:

Discourage further rural living or low density
residential development on the fringes of the
major towns where land is designated as a long-
term urban growth corridor.

Further considerations for future rural living
precincts include Live Work Latrobe Rural Land

Use Strategy 2019 which identified productive
agricultural land with the intent that these areas
will be protected from further fragmentation. In
addition, Clause 21.02-20 states:

Encourage rural living where there will be
minimal or no negative environmental impact or
conflict with commercial agriculture.

These considerations are shown in Figure BG2.
The map does not consider environmental
impacts or topography when looking at proposed
rural living precincts. It is only an indication of
areas that are outside of the previous stated
considerations and constraints.

Areas that sit outside of the identified constraints
and considerations are shown in Figure BG3.

It is noted that Amendment C105 has previously
reviewed the land around Yinnar South and
found that the topography, landslip risk, native
vegetation and bushfire risk meant that further
rural living in the area was not supported.

It is clear from Figure 3 that the largest areas for
future rural living include Moe South, Churchill/
Hazelwood North, Boolarra and Toongabbie.
Moe South, Churchill/Hazelwood North

and Toongabbie were the areas identified in
Amendment C105 for future rural living.

Bushfire risk assessments were carried out by
Bushfireplanning.com.au for each of these
precincts with Moe South having too high a risk
for future rural living which leaves Churchill and
Toongabbie.

A desktop review of Boolarra suggests that the

topography and access and egress would indicate
that rural living is not appropriate. However, an in
depth analysis has not been carried out.




Figure BG2: Constraints to new rural living areas
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Figure BG3: Potential areas for new rural living precincts
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1.6 Study Area

The study area is bordered by Harris Lane to the
west, Guyatts Road to the south, Antons Lane
and Traralgon-Maffra Road to the east, and
Afflecks and Old Walhalla Road to the north.

Maijor roads include Traralgon- Maffra Road,
running south-east to west through the centre of
town, Toongabbie-Cowwarr Road (Victoria Street)
running north-south and Stringer Road as other
main thoroughfares.

The study area was determined by first including
the three potential rural living precincts that were
identified through the Live Work Latrobe Rural
Land Use Strategy 2019. As the further work
pertaining to the bushfire risk was the primary
concern for these rezoning being deferred from
Amendment C105, potential lower risk areas
were identified to the south and south-east of the
bushfire risk. Other areas including possible low
density residential areas were identified through
submissions that were made to previous projects
such as Amendment C105.

Photo: Toongabbie tennis courts.
Source: McKenzie, T.,, 2020.
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1.7 Study Precincts

To determine the best areas for growth within
Toongabbie, nine different study precincts have
been looked at as potential growth areas in
preparation for the Toongabbie Structure Plan.
The precincts and possible zones are listed below
and shown in Figure BG5:

e Precinct A: North Rural Living Zone - Schedule
1

e Precinct B: East Low Density Residential Zone
(LDRZ)

e Precinct C: East Rural Living Zone - Schedule 1

e Precinct D :East Rural Living Zone - Schedule 2
(RLZ2)

e Precinct E: South East Rural Living Zone -
Schedule 2

e Precinct F: South East Rural Living Zone -
Schedule 1

e Precinct G: South Rural Living Zone - Schedule
1

e Precinct H: West Rural Living Zone - Schedule
1 (RLZT)

e Precinct J: South Low Density Residential Zone

A tenth area includes infill within the township
boundary. Descriptions for each precinct are
provided for each study precinct including the
approximate number of lots and the number

of additional houses that could be built based

on the lot sizes per study area and the loss of
approximately 20 percent of the land for roads
and infrastructure. This does not take into
account constraints such as flooding, native
vegetation or cultural sensitivity. The lot yield

has been determined based off of current zones
schedules and have been used as a tool to quide
discussion in relation to possible infrastructure
and servicing provisions. The study precinct map
is not an indication of what areas will be rezoned,
the number of lots and potential house and lot
yield take into account the existing dwellings and
assume that they will stay and require their own

ﬁﬁﬁﬁfﬂ?
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separate lot.

The following lot sizes potentially apply to the
study precincts:

e RLZ1 - 2 Hectares

e RLZ2 - 4 Hectares

e LDRZ - 4000 square metres where there
is no current sewer infrastructure, 2000
square metres where there is current sewer
infrastructure.

These lot sizes are consistent with the proposed
rezonings in Amendment C105, as such they
have been used as the initial proposed zone.

It is important to note that although the study
precincts indicate the starting proposed zone,
further investigation into the proposed zones,
current land use, land supply and a range of
other considerations may impact on the extent of
the proposed zoning in each precinct and it may
result in a change of the proposed zone.

The number of dwellings may differ from the
number of lots as it takes into account currently
vacant lots.

The potential number of additional people for
each precinct is derived from multiplying the
potential additional dwellings by 2.7 persons and
rounding to the nearest number. 2.7 persons is
the average number of persons per dwelling in
Toongabbie.

Structure Plan

oongabbie
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Table BG1: Study precincts
No. of No. of No. of

Precinct Description additional additional additional
lots dwellings people

Lots to the north of Toongabbie between the
A Gippsland Plains Rail Trail, Afflecks Road, Hill Street |22 22 59
and the lot at 35 Old Walhalla Road.

All lots generally bounded by the Gippsland Plains
B Rail Trail, Afflecks Road, Packett Road, the creek, 84 84 218
Main Street, Campbell Street, and Sparks Lane.
Lots to the east of Sparks Lane not including a
C residential zoned lot up to the 5 lots east of Packett |22 23 60
Road.

Lots to the east of Toongabbie, including two lots
to the west of Nippe Lane and all lots east of Nippe

D Lane between Traralgon-Maffra Road and Afflecks 27 27 70
Road.
Lots South of Traralgon —Maffra Road east of Nippe

E Lane and Anton Lane Including the title west of 26 26 68

Nippe Lane until the creek.

Lots South of the Toongabbie golf course, between
F Heywood Street, Hendersons Road, Guyatts Road 33 34 88
and Nippe Lane.

Lots south of Toongabbie between the Gippsland
Plains Rail Trail, Henderson Road and Guyatts Road.
All lots to the west of Toongabbie, bound by Hill

H Street, Harris Lane, Guyatts Road, Main Street and 11 26 68
King Street excluding residential lots.

Lots south of Toongabbie between the Gippsland
Plains Rail Trail, Henderson Road and Guyatts Road.

10 10 27

63 63 164
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Executive Summary

Latrobe City Council has prepared a consultation
report for the Toongabbie township area to
inform the preparation of the Toongabbie
Structure Plan.

The report provides an overview of the priorities
by the community, which will inform the key
directions and vision for the town.

The study aims to:

e |dentify the respondents’ priorities for
Toongabbie; and
e |dentify the vision and key directions.

This report will inform policy direction on the
look and feel of Toongabbie and where policy
can protect, promote or strengthen identified
areas within Toongabbie based on stakeholder
feedback as a part of the Toongabbie Structure
Plan process. It will discuss the results of the
surveys and the community workshops.

As a result of the consultation undertaken with
the stakeholders, the key strategic directions
include:

e Maintain the historic, cultural, and

environmental values of Toongabbie;

Retain the quiet, rural atmosphere;

Promote the tourism assets;

Improve infrastructure within the town;

Retain the larger block sizes within the town;

Support rural residential allotments on the

outskirts of town;

e Support the community groups and
associated infrastructure; and

e Protect productive agricultural land from
further subdivision.

Photo: Toongabbie Mechanics' Institute.
Source: McKenzie, T.,, 2020.
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1.1 Purpose

The purpose of this report is to inform the
development of the Toongabbie Structure Plan,
by identifying the community values, ideas and
aspirations which will form the key directions for
the Toongabbie Structure Plan.

1.2 Engagement
Approach

A Stakeholder Engagement Strategy (SES) was

prepared for this project to guide the design

and delivery of activities within the Latrobe

community and other relevant stakeholders. The

SES provided a proactive, transparent program

using a series of engagement tools.

For the purpose of this report ‘stakeholders’

refers to community members as consultation

with service agencies was undertaken in the draft

Toongabbie Structure Plan Background Report -

Infrastructure and Servicing Assessment 2020.

The tools included in the SES were selected to:

e Provide people with choice and flexibility in
how they participate and contribute to the
Toongabbie Structure Plan conversation; and

e Provide people with multiple opportunities to
participate, while using a range of mediums.

Consultation with stakeholders was undertaken
in two stages:

e A survey with 26 questions relating to
Toongabbie was open between 25 March
2019 and 5 April 2019; and

e Community workshops were held on 12
September and 8 October 2019.

The surveys asked a number of questions

in relation to preferred character, land uses,
infrastructure, flood and bushfire mitigation and
biodiversity.

The responses from the surveys were collated and
ranked. There were multiple choice questions,
short and long answer questions and rating
questions where stakeholders were asked to rank,
for example, walkability on a scale of 1 to 10. 1
being difficult and 10 being easy.

For open ended questions, the following
methodology was used:

e All of the answers from stakeholders were
placed in a table.

e Like for like answers were grouped together.
For example ‘resealing King Street’ and
‘unsealed roads’ were grouped together under
‘roads’.

e Once similar answers had been grouped,
each response was counted against one
of those themes, with the total number of
times a theme was mentioned by all of the
stakeholders, being tallied to give an overall
score.

e The overall score gives each answer group
a ranking in terms of the priority for the
community.

The responses to the surveys helped form the
focus areas for the community workshops.
The workshops covered the areas of rural
character, bushfire mitigation, preferred zones,
and infrastructure. The results of these will be
discussed in section 2 and 3 of this report.

It should be noted that in some cases the
comments have been paraphrased and quotes
have been used to illustrate community
sentiment.




1.3 Limitations

There are a number of limitations regarding this
consultation that should be acknowledged, these
are outlined below:

e The engagement discussions were framed
around the future growth opportunities for
Toongabbie. The purpose of this engagement
was to understand a range of aspirations and
views for the township of Toongabbie. It is
acknowledged that not everything discussed
can be addressed through land use planning.

e The engagement themes for this project are
quite broad, there are varying degrees of
understanding or knowledge about planning
amongst the stakeholders and this may have
influenced their capacity to fully understand
the engagement questions in relation to this
project.

e This report is an analysis of the views of the
general community. Not all stakeholders
participated in the consultation activities and
as such, the analysis can only rely on the data
that is available.

ﬁﬁﬁﬁfﬂ?
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1.4 Notification

For the surveys, notification was sent to 551
landowners and occupiers within the Toongabbie
locality (including those within Wellington

Shire) and the portion of Cowwarr that sits with
Latrobe City Council.

Due to council processes, if a landowner’s
residential or postal address was not the same
as a particular parcel of land, then a letter was
sent to the landowner and the occupier of
the property. This may have resulted in some
stakeholders receiving two or more letters.

Additional consultation activities included:

e Flyers and fact sheets were posted at the
Toongabbie General Store and the Cowwarr
Post Office.

e Paper versions of the survey were available at
both of the above locations.

e A link to the survey was posted on Council’s
website. As well as through Council’s
Facebook page and the Toongabbie township
group’s Facebook page.

e Notification was advertised in the Latrobe
Valley Express.

For the workshop, all landowners and occupiers
within the Toongabbie locality and respondents
to the survey were sent a letter notifying them of
the community workshop.

Additional notification of the workshops
included:

e Fliers were posted at the Toongabbie General
Store, the Cowwarr Post Office and the
Toongabbie Primary School.

e Inclusion in the Toongabbie Primary School’s
newsletter.

e Alink to RSVP to the event was posted on
Council's website.

B, . . M. ts i Toongabbie
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e Alink to RSVP was posted on the Toongabbie
Township Group's Facebook page

e Alink to RSVP on Council’s Facebook page.
e Meeting with the Toongabbie Township

Group.

Table CS1: Consultation Techniques

Tool/Technique
Project website

Description

Latrobe City developed a project specific webpage on
Council's website.

Further consultation will be undertaken through
the Planning Scheme Amendment Process.

When and Where

Online
Created 25 March
2019

Fact Sheets

An intial fact sheet was prepared to support the
engagement activities.

25 March to 5 April
2019

Toongabbie General
Store;

Cowwarr Post Office;
Toongabbie Township
Group Facebook Page

Toongabbie Township Group’s page for both the link to
the survey and to RSVP to the community workshops.

Surveys A structured survey was provided to reach a range of 25 March 2019 to 5
community members. The survey included a range of April 2019
open and closed answered questions and was available | Website link;
in hard copy and online. Toongabbie General
Store;
Cowwarr Post Office
Latrobe City Council
Service Centres
Newspaper The surveys were advertised in the Latrobe Valley Express | 25 March 2019
Council Noticeboard.
Community Two workshops were held over two evenings - one 12 September 2019
workshops mid afternoon and one in the evening to discuss a 8 October 2019
vision for the town and a range of tools to achieve that |Held at Toongabbie
vision. Representatives from Council’s strategic planning | Mechanics Institute
team and infrastructure division were in attendance
to facilitate the discussion, to provide information and
respond to queries as well as to take in any feedback
from the participants.
Social Media Posts were made on Council’s Facebook page and the Various
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2.1 Survey Snapshot

67 people responded to the surveys. For a small
community of 992 people, this is a relatively

high response rate to a survey. In comparison, a
recent Council-led, municipal wide project had
168 respondents. The survey had 26 questions,

5 related to demographics and further contact
details. Two of those questions were in relation to
a separate community plan, leaving 19 questions
relating to the Toongabbie Structure Plan which
have been split into four categories:

Community Vision

Land Use

Accessibility

Natural Disaster Mitigation

One question, number 21- which related to
microgrids, is not discussed in this report due to a
lack of answers.

The results of the demographics section are
shown below. Of the Toongabbie survey
responses, 29.41% were aged between 25 and
34, 22.06% between 45 and 54 and 30.88%
between 55 and 64.

This implies that a wide cross section of the
community responded about their ideas, values
and aspirations for Toongabbie in the future.
For a copy of the survey questions refer to
Appendix 1.0ut of the 67 stakeholders, the
highest percentage of stakeholders had lived in
Toongabbie for 30 or more years with 35% of
responses. Those who had lived in Toongabbie
between 5 to 9 years were the next highest level
of responses both making up 29.41% of the
responses.

This implies that both new and long-term
residents are highly engaged in the community.

Photo: Workshop for Toongabbie Structure Plan
Source: McKenzie, T. 2020.
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Figure CS2: Years lived in Toongabbie
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Figure CS3: Age
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2.2 The Community’s Vision for Toongabbie

The following questions were asked to ascertain ~ 2.2.1 HOW WOULD YOU DESCRIBE THE FEEL OF

what the community valued in their town and TOONGABBIE?

what they wanted to see the town look like in

15-20 years: A small, relaxed, rural lifestyle was the response

that came through from the survey responses.

e How would you describe the feel of The first question (Question 5 of the survey) had
Toongabbie? the following responses:

e \What features would you like protected in the
town?

e \What do you like about living in Toongabbie?

e If you could add something, what would it
be?

e \What would you like to see Toongabbie look
like in 10 to 15 years?

Figure CS4: The feel of Toongabbie
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2.2.2 WHAT FEATURES WOULD YOU LIKE
PROTECTED IN THE TOWN?

In broad terms there were three themes to the also stated as features that members of the
responses for the second question: people wanted to protect.
e The third theme that came through the survey
e The heritage aspects including the Toongabbie responses was the large blocks and native
Mechanics Hall, the avenue of trees and the vegetation that would protect the rural feel of
Village Green had a high number of responses. Toongabbie.

e The recreational and conservation aspects,
including the Gippsland Plains Rail Trail,
recreation reserve, the wetlands, the rose
garden and Toongabbie Water Reserve were

Figure CS5: Protected features within Toongabbie
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25

20

Respondents

m No. of times stated

m Percentage

Features Needing Protection in Toongabbie




2.2.3 WHAT DO YOU LIKE ABOUT LIVING IN
TOONGABBIE?

The third question was a multiple choice
guestion, where multiple answers could

apply. 93.34% of respondents said the rural
atmosphere, 77.27 % stated the large block sizes
as a reason, while 63.64% stated the natural
features as a reason for living in Toongabbie.

There were 10 responses which stated their
reasons as other.

Figure CS6: Living in Toongabbie

These response included:

Peace and quiet

Great place for family life

Recreational facilities

Access to the Rail Trail and bush tracks
Proximity to Traralgon but it still retains its
rural atmosphere

Clean air
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2.2.4 IFYOU COULD ADD SOMETHING, WHAT
WOULD IT BE?

Truck parking stops
Home mail delivery

This question was a multiple choice question,
27.87% responded with more shops, while

70.49% responded with ‘other’. ‘Other’
responses included:

Greater potential for business opportunities
along the Rail Trail

Further accommodation considerations
Affordable housing for older people
Improved mobile phone coverage and a
reliable NBN service

More land for housing

More sealed roads

A pub/hotel

Figure CS7: Change in development
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Better drainage around town
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More footpaths/bike paths including a safe
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2.2.5 WHAT WOULD YOU LIKE TOONGABBIE TO
LOOK LIKE IN 10 TO 15 YEARS?

The main theme to come out of the response
to the questions was that respondents wanted
to retain the size of the town while improving
liveability through greater choice in shops, more
sealed roads and footpath connections.

This question was not ranked as the responses
repeated a lot of the themes discussed in the
previous four questions.

In the word cloud, the larger the word, the more
times it was stated as a response.

Figure CS8: Word cloud - future Toongabbie

ﬁﬁﬁﬁfﬂ?

Tfﬁ—l—ﬂ\——ﬁhzmw

2.2.6 IMPLICATIONS

The responses to the vision survey questions,
demonstrate that the community value the
rural character including the large block sizes,
space between dwellings and retention of
native vegetation that contribute to the rural
atmosphere.

It demonstrates that the community aspire to be
more self-contained by having greater access to
shops and to services such as childcare and play
more of a service centre role.

Structure Plan

oongabbie
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2.3 Preferred Land Use

The following questions were asked to ascertain
what the community wanted to see in their town
in terms of land use activities over 15-20 years:

e In the future, would you like to see more
residential areas, commercial areas, farmland,
or rural lifestyle areas in Toongabbie?

e Should there be greater opportunities to work
in and around Toongabbie?

e \What sectors would you like jobs to grow in?

e Would you like to see farmland protected?

e \What features would you promote to visitors
in Toongabbie?

Figure CS9: Change in land uses

2.3.1 IN THE FUTURE, WOULD YOU LIKE
TO SEE MORE RESIDENTIAL AREAS,
COMMERCIAL AREAS, FARMLAND,
OR RURAL LIFESTYLE AREAS IN
TOONGABBIE?

There were 63 responses to this question, with
61.90% stating that they would like to see

more rural residential areas. In the four ‘other’
responses, three stated that they would like to see
no change, while one stated that they would like
to see more of each category.

In the future, would you like to see more residential areas,
commercial areas, farmland, or rural lifestyle areas in
Toongabbie?
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2.3.2 SHOULD THERE BE GREATER
OPPORTUNITIES TO WORK IN AND
AROUND TOONGABBIE?

The purpose of the next two questions were to and tourism opportunities. On balance, a number
ascertain the appetite of Toongabbie residents for ~of the ‘other’ responses pointed to the proximity

further work choices and whether there was a of Traralgon as a major employment centre which
gap identified in the market by residents whether meant that Toongabbie did not require any more

this be for full-time, part-time or casual positions. employment opportunities.

50.79% said that there should be, with a number

of the ‘other’ responses pointing to agricultural

Figure CS10: Work opportunities

Should there be greater opportunities to work in and
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2.3.3 WHAT SECTORS WOULD YOU LIKE JOBS TO

GROW IN?
A follow up question to the previous one, where  The majority of respondents stated that
what industries could support further growth the natural environment, rural tourism and
within Toongabbie was further explored. As agricultural industries as the top three choices for
Toongabbie does not have any identified industrial employment sector growth. Of the nine ‘other’
land and the Live Work Latrobe Industrial and responses, one stated that childcare was needed,
Employment Strategy did not indicate any need one would like to see more artisan trades, one
for industrial land in or near Toongabbie, this would like to see growth in all of the sectors
option was not explored. while six did not want to see any further growth.

Figure CS11: Employment sector growth

What sectors would you like jobs to grow in?
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2.3.4 WOULD YOU LIKE TO SEE FARMLAND

PROTECTED?
The question was asked to ascertain what the Of the 12.31% that stated ‘other’, several
priorities are for the community and how far they respondents stated that the fragmented land
wanted to see land uses expand. close to town should not be protected, while one

stated that the farmland should be protected if it
Of the 65 respondents to the question, 78.46%  contained significant native vegetation.
stated that they would like farmland protected.

Figure CS12: Protection of farmland
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2.3.5 WHAT FEATURES WOULD YOU PROMOTE
TO VISITORS IN TOONGABBIE?

This question had 154 separate responses. Other responses included:
Of those, answers that related to the lifestyle
including things like ‘great community’, ‘peace e Stringer Memorial
and quiet’, ‘tranquillity’ and ‘country town’ were  ® Murals hanging in the Toongabbie Recreation
grouped under lifestyle. Hall main building
e Rose Garden
Similarly, a number of responses referred to e Men’s Shed
‘tennis courts’ or ‘golf course’; these were e Bruton’s Bridge
grouped under sporting facilities. If something e Walhalla Road

that was mentioned did not have any related

responses, then it was grouped under ‘other’. The Gippsland Plains Rail Trail (14.94%),
Lifestyle (12.99%), Sporting Facilities (11.04 %),
Mechanics' Institute (11.04%) and the Village
Green (9.09%) were the top five responses.

Figure CS13: Promotion of Toongabbie

In the future, would you like to see more residential areas, commercial
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2.3.6 IMPLICATIONS

The responses to the land use survey questions,
reinforce that the current land uses are highly
valued and that the main perceived need is for
more rural living zoned land. It also indicates
that the community would like to take greater
advantage of the natural assets surrounding
Toongabbie.

Photo: Material from consultation in Toongabbie.
Source: McKenzie, T. 2019.
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2.4 Accessibility

Liveability is a key aspect of future growth anda  2.4.1 HOW EASY IS IT TO WALK/RIDE/DRIVE
large part of that is how people can move around, AROUND TOONGABBIE?

how easy it is to move around and what hinders

movement. As such, four questions were asked to For the purpose of evaluation, the scores for the

explore accessibility in Toongabbie, these are: first three questions were aggregated and an
average score derived, with O being inaccessible
e How easy is it to walk around Toongabbie? and 10 being highly accessible.
e How easy is it to ride (horse or bike) around
Toongabbie? For driving, the average score was 2.6, for riding
e How easy is it to drive around Toongabbie? either a horse or a bike, it was 3.5 and for
e \What improvements could be made to walking, it was 4.7. It clearly demonstrates that
increase accessibility and movement around Toongabbie residents feel that improvements
Toongabbie? could be made to make the town more
accessible.

Figure CS14: Accessibility




Figure CS15: Improvements to accessibility

What improvements could be made to increase accessibility

and movement around Toongabbie?
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2.4.2 WHAT IMPROVEMENTS COULD BE MADE
TO INCREASE ACCESSIBILITY AND
MOVEMENT AROUND TOONGABBIE?

Out of the possible responses, ‘more footpaths’ Better crossing for Traralgon-Maffra Road for

was selected by 76.19% of respondents, ‘access Gippsland Plains Rail Trail and school crossing;

to creeks and streams’ and ‘better tracks and trail e Currently makeshift electric fencing left in

management’ were selected by 69.84% of the situ alongside roads and fencing off unmade

respondents. roads either denies access or prevents walkers,
riders and carriages from moving off the roads

There were a number of different responses under away from road traffic. These are not always

‘other’ to this question which included: visible and they are a hazard. This is a safety
concern;

e (Clean up footpaths from shop to school
regularly— often grass is growing over it;
Extend path from shop along Main Street to
Sparks Lane;

ﬁﬁﬂ‘lﬁTﬂT Tfﬁ—l-ﬂuh—ﬁ&_ﬁ_woongsﬁkgge
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Better roads and drainage;

Completed infrastructure;

More bus services to Traralgon and Sale;
More street lights for walking in an evening in



the cooler months; and

e Need more concrete paths including the rail
trail plus the verges on Victoria st, Nicholson st
etc., filled in and fixed up to avoid pedestrians
rolling their ankles or cars rolling such as what
happened in the recent bushfire emergency.

2.4.3 IMPLICATIONS

There is a clear desire to have more connections
around town and more defined footpaths, along
with sealed roads and better drainage.

While planning policy has limited scope in how it
can address existing infrastructure issues, design
standards can be included in the Infrastructure
Design Manual (IDM) and Addendum.

Amendment GC112 incorporated the IDM into
the Latrobe Planning Scheme.

There are also other measures that are outside the
planning scheme that can address infrastructure
issues such as future Council budget bids,
advocacy and special charge schemes.

2.5 Natural Disaster
Mitigation

The following questions were used to ascertain

whether there were areas where future growth

should be avoided or whether mitigation

measures should be included in future policy in
regards to bushfire risk and flooding risk.

e Have you experienced any flooding/drainage
issues?

e When did this occur?

What changes would you like to see in

relation to flooding or drainage issues?

e What might be done to reduce the risk of
bushfire?

2.5.1 HAVE YOU EXPERIENCED ANY FLOODING/
DRAINAGE ISSUES?

For this question, there was a split on whether
residents had experienced stormwater or flooding
events. Stakeholders highlighted:

The lack of egress to the area to the west

of Toongabbie when the bridge over the

Toongabbie Creek on Humphrey Road is

flooded,;

e Traralgon-Maffra Road has also experienced
flooding in the past; and

e Alack of drains contributing to stormwater

flooding events.

2.5.2 WHEN DID THIS OCCUR?

Flooding events through stormwater run over
events have occurred in Toongabbie in 1995,
2011, 2012, 2013, 2014, 2017, 2018 and 2019,
while the last major flooding events occurred in
1995.




Figure CS16: Flood mitigation
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2.5.3 WHAT CHANGES WOULD YOU LIKE TO SEE
IN RELATION TO FLOODING OR DRAINAGE
ISSUES?

There were 39 responses to this question. Of under ‘better infrastructure’.
those answers, if it referred to improving drains
or installing kerb and channelling, it was grouped  41.03% of respondents stated that they would

under ‘better drains’. Responses around flood like to see better drains, a further 28.21% would
mitigation and levies were included in ‘flood like to see more maintenance on the drainage
mitigation works’. Reference to cleaning out system.

drains or culverts were included under ‘clean
out drains’, while reference to improved roads,
footpaths, and raised bridges were included
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2.5.4 WHAT MIGHT BE DONE TO REDUCE
BUSHFIRE RISK?

A number of options were put to stakeholders
for how the bushfire risk could be reduced in
Toongabbie. Stakeholders were given the option
to select multiple answers.

76.19% responded with more roadside
maintenance, while 46.03% would like to see a
safe neighbourhood centre provided and a further
41.27% would like to see open space located on
the edge of town as a buffer.

There were 18 responses in the ‘other’ category
which included:

e Larger fire breaks between bush line and
private property on bush side of fence lines;

e Greater knowledge on where to receive
updates on the fire;

e Improved land management on private and
public land;

e Education - some people living in the town
really underestimate the power of fire and
how erratic it can be;

e Improved mobile phone coverage;

e Track improvements on town boundaries.
Harris Lane - North and South. Old Walhalla
Road etc.;

e More controlled burn offs; and

e Better forest management.

Photo: Draft Bushfire Assessment and Rural Rezonings
consultation in Toongabbie
Source: Misiurka, N., 2019.




Figure CS17: Bushfire mitigation
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2.5.5 IMPLICATIONS

The responses to the natural disaster mitigation
guestions highlight that both bushfire and
flooding do occur in town with some regularity.

For flooding, the majority of recent issues have
been caused by stormwater runoff, and the
pooling of rainwater due to the relatively flat
topography of Toongabbie.

As there are a number of service agencies (West
Gippsland Catchment Management Authority,
Gippsland Water and Latrobe City Council) that
service different systems that relate to flooding,
an integrated water management plan is the
most appropriate way to address flooding and
drainage issues.

This is discussed further in the draft Toongabbie
Structure Plan Background Reports -
Infrastructure and Servicing Assessment 2020.
Flooding issues impact on rezonings of Low
Density Residential and Rural Living areas, due to
the limited infrastructure capacity in town which
limits the ability to connect to sewer and the
ability to have septic tanks under both the Low
Density Residential and the Rural Living zone.

The septic systems should be placed in areas that
are not affected by flooding issues. Possible flood
areas are normally identified through the Land
Subject to Inundation Overlay. However, this does
not apply to areas affected by stormwater runoff.
Further studies may also need to be undertaken
to assess the extent and frequency of stormwater
runoff causing damage to houses prior to
rezonings to check whether development would
be viable under the proposed zone.

Further consideration may also need to be
given to whether a land capability assessment

is required for new dwellings in proposed low
density residential areas. Although this would
be considered at the subdivision stage if the
proposed rezonings occur.

For bushfire risk mitigation, the majority of
responses looked at land management as

the primary response to reduce the risk. Land
management actions along with a land use
planning response is being prepared in the draft,
Municipal Bushfire Risk Assessment 2020, while
a Toongabbie specific response to state land

use planning policy is addressed in the draft
Toongabbie Structure Plan Background Reports -
Bushfire Risk Assessment 2020.




Workshop Findings
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3.1 Workshop Overview

Based on the results of the surveys, initial
discussions with servicing and referral agencies,
and a review of background documents, four
themes were explored in the workshops in
greater detail:

1. What is the community’s vision for
Toongabbie?

2. What does rural character mean to the
community?

3. Within town, what does the community’s
preferred streetscape look like (i.e., road
treatments, drainage options)?

4. What zone best achieves the desired vision
and character?

Bushfire mitigation measures were briefly
discussed as well and what that might look like
in the form of the extension of the Bushfire
Management Overlay in high risk areas and the
application of a Design and Development Overlay
to some areas.

Two workshops were held on 12 September
2019 and 8 October 2019. A total of 33 residents
participated in the workshops with 23 attending
the workshop on 12 September and 10 attending
on 8 October.

Each workshop was attended by four members of
the Regional City Planning department, as well as
members from the Development, Infrastructure
Design and Infrastructure Planning teams from
Latrobe City Council.

3.2 Setting a vision for
Toongabbie

3.2.1 VISION EXERCISE

Within Clause 21.09 (Local Areas) of the Latrobe
Planning Scheme, each town has a vision which
the objectives and strategies that follow relate to.
Other parts of the policy that relate to a structure
plan include context, objectives and strategies
and a related structure plan map.

As such, the community’s vision for Toongabbie
was sought to see what residents would like to
retain, what they would like to promote and what
they would like to see in the future. The results

of which, will be used to define the town’s vision
within Clause 21.09 (Local Areas) in the Latrobe
Planning Scheme.

Depending on whether land use policy could
influence the desired outcomes will shape what
content is used in the policy, while some of the
other content that could not be defined as an
objective or strategy within a planning context
may be picked up in the context statement that
sits at the front of the policy for each town.

Two activities were used to help discuss and
shape what stakeholders wanted to see in the
future in Toongabbie.

The first activity was to help stakeholders think
about the things that they liked or didn't like
about the town (see Figure CS18).

The second activity was to put those elements
into a sentence, using words like ‘retain’, or
‘promote’ as prompters. The purpose was to find
the common elements that stakeholders saw as
important within the town (see Figure CS19).
These statements will then be used to define the
vision as set out in Clause 21.09.




Figure CS18: Vision elements
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Figure CS19: Vision statements

Close to hills and has many historic buildings and
large blocks, nature and hills.

Encourage larger lots, space and rural atmosphere

Protect and respect environmental and cultural
assets of the town.

Encourage the use of our tourism assets for improved
economic value.

A community that maintains a safe, friendly, rural
atmosphere for all ages. Toongabbie provides this
through great sporting facilities, a smaller school,
proximity to bush, land and men’s shed, while still
providing access to larger town centres.

We value community involvement in Heritage,
township group and sports.

Historic township of Toongabbie located close to
Latrobe Valley. Larger centres offered total living.

Promote a safe and welcoming environment.

Ifyou're looking for pleasant, friendly people in an
unrushed, non-stressful town that’s close to the bush,
fresh air and animal friendly, Toongabbie. 3856

Toongabbie is a friendly historic rural town with lots
of open space, good sporting facilities and still close
enough to a larger country city.

Promote the beauty and cultural values of the town.

Good quality services in a rural community.

A quiet, historic, country town in a bush setting.

Maintain a quiet, rural atmosphere.

Support improvement of road infrastructure and
protect historic buildings.

Support smaller allotments closer to town.

Protect agricultural land from further subdivision.

Provide an increased level of services.

Close to hills and has many historic buildings, large
blocks, and access to nature.




3.2.2 STRATEGIC DIRECTIONS FROM THE VISION

The vision sets the overall strategic direction for
the Structure Plan. From the first two exercises,
the strategic directions include, in no particular
order:

e Maintain the historic, cultural, and

environmental values within Toongabbie;

Retain the quiet, rural atmosphere;

Promote the tourism assets;

Improve infrastructure within the town;

Retain the larger block sizes within town;

Support rural residential allotments on the

outskirts of town;

e Support the community groups and
associated infrastructure; and

e Protect productive agricultural land from
further subdivision

3.3 Understanding Rural
Character

Protecting the rural character was highlighted

as one of the key strategic directions. It was
important to understand what that meant to the
community, as the rural character of one town
could be vastly different to the rural character of
another town.

The exercises undertaken to understand what
elements were important to the rural character of
the town involved two activities.

The purpose of the first activity was to get
stakeholders thinking about how different
elements such as fences, space between
dwellings, the distance from the front of the
property, street plantings, and even road surfaces
could create a different look and feel within the

ﬁﬁﬁﬁfﬂ?
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town. Stakeholders were shown two different
pictures and asked which one best represented
rural character for them. This was repeated for
each of the above mentioned categories.

The second activity was for each stakeholder to
write down those elements that they thought
epitomised ‘rural character’. The collective
outcome of which is shown on page 53 in Figure
CS20. Each post-it represents one answer, if an
answer has multiple post-its then it was stated
multiple times.

3.3.1 RURAL CHARACTER IN TOONGABBIE

For the stakeholders, key elements that make up
rural character included, in no particular order:

e large block sizes;

e Open spaces and a sense of openness;

e Access to and retention of environmental
assets;

e Protection of the historic buildings;

e Road surfaces and the difference between the
township and adjoining rural residential areas;
and

e The retention of community facilities including
the recreation facilities and the primary
school.

B, . . M. ts i Toongabbie
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Figure CS20: Rural character
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3.4 Discussing an appropriate zone for the

township

The exercise discussed what was an appropriate
zone within the township boundary to achieve
the vision and preferred rural character. Four
zones were discussed as possibilities, these
included:

e Neighbourhood Residential Zone - Schedule 4
(the current zoning of the land);

e Neighbourhood Residential Zone - Schedule 5;

e Low Density Residential Zone; and
e Another zone that residents would like to see.

Each of these zone possibilities was discussed
with the stakeholders along with what the key

elements of each zone were. Each zone possibility

is outlined in Figure CS21.

The purpose of this exercise was twofold. Firstly,
it was for the stakeholders to understand what a
zone could do and what the implications were if
a particular zone was applied to an area and how
residential zoning has historically been applied
within Latrobe City Council.

Secondly, it was for participants to collectively
discuss where they thought the zones best
applied. The results of which will be reviewed
and analysed along with the outcomes of the
background review, land supply analysis, and
the outcomes of the infrastructure and servicing
assessment.

The stakeholders were first asked to discuss what
they thought the pros and cons of each zone
option were (shown in Figure CS21). The notes
in the "pros’ and ‘cons’ section are answers from
stakeholders at the workshops. For the purpose
of this report, only spelling has been adjusted in
Figure CS21.

They were then asked to map as a small group
where they would apply each zone, whether

ﬁﬁﬁﬁfﬂ?
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that be one zone to the entire township or a
combination of the zones was up to the group.

They were also asked about the importance of
ageing in place and if people required smaller
dwellings, where they would like to see those
smaller lots within town. The compiled pros and
cons are shown on page 55.

3.4.1 IMPLICATIONS FOR ZONING

While the results of the mapping exercise were
varied there were a couple of key elements that
were common across the majority of plans:

e Stakeholders agreed that some form of
ageing in place whether that be aged care

or smaller lots should be provided within
town. It should be in close proximity to public
transport and the shop.

Most stakeholders thought larger blocks

at a minimum of 1000 square metres was
appropriate for the majority of the townships
as it kept the larger blocks but allowed for
some subdivision potential and future growth
of the town.

e Most stakeholders were also happy to have
the Low Density Residential Zone apply on the
larger blocks within town.

Some stakeholders applied the LDRZ across
the entire town.

For all drawn up maps, refer to Appendix 2.

Structure Plan
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Figure CS21: Pro and cons of different zones

been varied.
e Can set max building heights —in
this case none.

rather units.
Prepare to have some of
these zones if
improvements to
services can be
guaranteed.
Ability to influence over
house loveliness.

ZONE KEY ELEMENTS CONS (as stated by
Stakeholders)
e Objective is to provide for low Look more rural. Keeps |® Nuisance, noises,
density residential development in rural atmosphere. unmaintained
LOW DENSITY the absence of reticulated Keeps smaller township sometimes too large.
RESIDENTIAL ZONE sewerage. Allows for keepingofa ¢  Fire management risk.
(LDRZ) e No permit trigger for a single small number of animals. Run off — drainage.
dwelling. If no improvement to e Limit aged care
e Any minimum subdivision area current services then can opportunity on
specified in the schedule to the only use this zone. downsizing.
LDRZ must be at least: Maintains current
0 0.4 hectare for each lot where character.
reticulated sewerage is not Ideal for larger lots
connected. outside of town.
0 0.2 hectare for each lot with
connected reticulated
sewerage.
o Allows outbuilding exemptions.
NEIGHBOURHOOD | ¢ Objective is to provide large Preferred zone for in e Seems too much like
RESIDENTIAL ZONE spacious neighbourhoods with town. About % acre ok towns i.e. Traralgon
SCHEDULE 4 ( generous setbacks. too!! water pressure.
NRZ4 Regional | e Can set min lot sizes for single Capacity for 40 lots Services in general.
suburbs) dwellings —in the case lots under Flexibility. Allows changes to
Live work Latrobe 500m?. Can designate a existing
Zone for e Ability to vary Rescode particular area: neighbourhoods.
Toongabbie requirements — in this case 5 has 0 Agedand retirement |® Don’t want units

scattered everywhere.
e Ability to limit height
where this intrudes on
a view to hills. (Not
many cases — see King
Street between Hazel
and Scott Streets).

NEIGHBOURHOOD
RESIDENTIAL
SCHEDULE 5

(NRZ5) Possible
new zone

e Neighbourhood, heritage,
environmental or landscape
character objectives must be
specified in the schedule.

e Can set min subdivision area.

e Can set min lot size for single
dwellings.

e Ability to vary Rescode
requirement.

e Can set max building heights.

Can set lot sizes.
Opportunity for
something special
(different to Traralgon).
Village feel.

e Don’t want to make it
hard for people.

Other Zones?

e Simplify lots for downsizing.

Aged care facilities or
retirement living is good
close to town.

A zone means that units
are not scattered across
town.




3.5 Infrastructure Design and Provision

Road surface treatments and drainage options
were repeatedly brought up as an issue
throughout the surveys. Furthermore, while
undertaking the servicing and infrastructure
provision, a gap was found to exist for the road
standards for small towns as outlined in the
infrastructure design manual.

In terms of the ‘gap’, the design standard for
‘urban areas’ for new streets is for the streets to
be sealed, kerbed and channelled. While in low
density and rural living areas, the design standard
for new streets is to be sealed with a dry swale

(a perforated pipe under the swale) drain. If the
preferred character for small towns is to have

a sealed road with a dry swale, then this could
not happen as it would be inconsistent with

the Infrastructure Design Manual. This is further
discussed in the draft Toongabbie Structure Plan
Background Reports - Infrastructure and Servicing
Assessment 2020.

As such, it was important to discuss what the
infrastructure issues were, where they occur and
what the preferred design standard was, as well
as understanding what the preferred options
meant in terms of cost implications and timing.

For this exercise, members of the City Assets
division facilitated the discussion.

The purpose of the exercise was threefold:

e To gain a deeper understanding of the issues
within Toongabbie;

e To facilitate a discussion of different design

standards for road treatments and drainage

options; and

To establish where priority movement

corridors are.

Stakeholders were given an aerial map of

ﬁﬁﬁﬁfﬂ?

Toongabbie and asked to identify where the
problem was, and what it was. Stakeholders were
then asked, to prioritise where they would like to
infrastructure either upgraded based on where
they thought had the highest usage and greatest
benefit to the community.

Thirdly, stakeholders were given a number of
different drainage options, they were asked to
consider what they thought the pros and cons
are for each and whether an option fit with their
preferred rural character (shown in Figure CS22).

For the purpose of this report, only spelling
has been adjusted in the Figure CS22 from
the answers provided by stakeholders at the
workshop.

The options included:

e Sealed, kerbed and channelled;

e Sealed with a perforated pipe under the swale
drain that allows water to drain away from
the swale (this could include plantings within
the drains for streetscape beautification);

e Sealed with an open swale; and

Unsealed with an open swale.

Key outcomes of the exercise include:

e The preferred road treatment within town is a
sealed road with no kerbing;

e The preferred drainage treatment within town
is a perforated pipe under the swale drain;

e The preferred character for rural areas is a
compacted gravel road;

e The preferred character for Victoria Street
is that it should be kerbed, sealed and
channelled as it deals with a higher level of
traffic during school times and is part of the
key movement network; and

e The key movement extends around the

toa . Mo tm st Toongabbie
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school, down Victoria Street to the shop and
along Traralgon-Maffra Road to the recreation
reserve with an offshoot to the Toongabbie
Mechanics Institute.

Some other comments included:

There should be gravel paths or no paths.
* Deep swale drains are needed for capacity
during larger storms.

The options for road and drains were discussed
with the City Assets Division and is further
outlined in the draft Toongabbie Structure Plan
Background Reports - Infrastructure and Servicing
Assessment 2020.

Photo: Footpath along Victoria Street
Source: McKenzie, T. 2020.



Figure CS22: Road and drain options

ROAD & DRAIN OPTION

KEY
CONSIDERATIONS

PROS

SEALED, CURBED AND
CHANNELLED

Caters to higher traffic
volumes — should be
applied to Victoria Street

Costly
Not a preference in a rural
areal/character

SEALED WITH PIPE UNDER SWALE
DRAIN

Cost effective

Would manage
stormwater runoff better
than the current spoon
drains

Preferred for other areas
other than Victoria Street.
Keeps rural atmosphere
More achievable

Allows for mowing

Still allows for water to
move through

SEALED WITH OPEN SWALE

Ensuring spoon drains are
cleaned out on a regular
basis

Can be deep

UNSEALED WITH OPEN SWALE

Keeps a rural feel in
areas outside the town
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4.1 Summary of Key Findings

The community value the rural character in
Toongabbie, specifically:

e large block sizes;

e Open spaces and a sense of openness;

e Access to and retention of environmental
assets;

e Protection of the historic buildings;

e Road surfaces and the difference between the
township and adjoining rural residential areas;
and

e The retention of community facilities including
the recreation facilities and the primary
school.

The stakeholders aspire for Toongabbie to be
more self-contained by having greater access to
shops and to services such as childcare which
will mean that the town plays more of a service
centre role to the broader community.

The main perceived land use need is for more
rural living zoned land. Within town, stakeholders
would like to see a balanced approach to achieve
an diverse mix that retains the larger blocks and
rural character while allowing for ageing in place:

e Stakeholders agreed that some form of
ageing in place whether that be aged care
or smaller lots should be provided within
town. It should be in close proximity to public
transport and the shop.
e Most stakeholders thought that larger blocks
at a minimum of 1000 square metres was
appropriate for the majority of the townships
as it kept the larger blocks but allowed for
some subdivision potential and future growth
of the town.
Most stakeholders were also happy to have
the Low Density Residential Zone apply on the
larger residentially zoned blocks on the edge
of the township.

ﬁﬁﬁﬁfﬂ?
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There is a clear desire to have more connections
around town and more defined footpaths,
along with sealed roads and a better drainage
system, however, in keeping the rural character,
stakeholders discussed that:

e The preferred road treatment within town is a
sealed road with no kerbing;

e The preferred drainage treatment within town
is a pipe under the swale drain;

e The preferred character for rural areas is a
compacted gravel road;

e The preferred character for Victoria Street
is that it should be kerbed, sealed and
channelled as it deals with a higher level of
traffic during school times and is part of the
key movement network; and

e The key movement extends around the
school, down Victoria Street to the shop and
along Traralgon-Maffra Road to the recreation
reserve with an offshoot to the Toongabbie
Mechanics Institute.

While planning policy has limited scope in how it
can address existing infrastructure issues, design
standards can be included in the Infrastructure
Design Manual which has been incorporated
into the Latrobe Planning Scheme through
Amendment GC112. The key movement corridor
can also be shown on the Structure Plan which
guides future development outcomes.

For flooding issues, the majority of recent issues
have been caused by stormwater runoff, and
the pooling of rainwater due to the relatively flat
topography of Toongabbie.

As there are a number of service agencies (West
Gippsland Catchment Management Authority,
Gippsland Water and Latrobe City Council) that
service different systems that relate to flooding,
an integrated water management plan is the

B, . . M. ts i Toongabbie
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4.2 Strategic Directions

most appropriate way to address flooding and
drainage issues. This is further discussed in the

The vision sets the overall strategic direction
for the Structure Plan. The strategic directions

draft Infrastructure and Servicing Assessment
2020.

For bushfire risk mitigation, the majority of
responses looked at land management as the
primary response to reduce the risk.

Land management actions along with a land

use planning response is being prepared in the
draft Municipal Bushfire Risk Assessment 2020,
while a Toongabbie specific response to state
land use planning policy is addressed in the draft;
Toongabbie Structure Plan Background Reports

- Bushfire Risk Assessment 2020.

include, in no particular order:

Maintain the historic, cultural and
environmental values within Toongabbie;
Retain the quiet, rural atmosphere;
Promote the tourism assets;

Improve infrastructure within the town;
Retain the larger block sizes within the town;
Support rural residential allotments on the
outskirts of town;

Support the community groups and
associated infrastructure; and

Protect productive agricultural land from
further subdivision.

4.3 References

Maddern, I.T., 1967. The History of Toongabbie
Victoria. Toongabbie, Victoria.
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Toongabbie Town Evaluation

What matters to you? We would love to hear your thoughts on what you think is great about
Toongabbie and what can be improved. Latrobe City wants you to help shape the future of
Toongabbie.

Latrobe City will be developing a Structure Plan for Toongabbie in 2019. A Structure Plan is a map
that sits in the Latrobe Planning Scheme and provides a vision for the town on how it grows in the
future along with policy directions on residential, commercial and infrastructure provisions. This
survey forms one part of the community consultation for the development of the Structure Plan.

A Toongabbie Town Plan is being undertaken at the same time by the Toongabbie Township Group.
Some of the questions relate to your priorities around capital works improvements for this plan.

This information collected through this survey will be used to inform policy directions and the
development of the report for the Latrobe City Toongabbie Structure Plan. All surveys will be de-
identified.

The following questions apply to the Toongabbie Township and the immediate surrounds.

The collective results will form a part of the Toongabbie Structure Plan Background Report.
Please send all hard copy surveys to:

Strategic Planning Department

Latrobe City Council

PO Box 264

MORWELL VIC 3840

*Required

1. Name (optional)

2. Contact details (if you would like to receive further updates about the Toongabbie
Structure Plan and/or the Toongabbie Town Plan)

3. If you would like updates, please specify which plan you would like updates on

Toongabbie Structure Plan
Toongabbie Town Plan

Both



4. Age *

15 years old or younger
16-24
25-34
35-44
45-54
55-64
65-74

75 years old and older

5. How long have you lived in Toongabbie?

6. How would you describe the feel of Toongabbie?

7. What are your concerns or issues in Toongabbie? Please list in priority order.

8. What features would you like protected in the town?



9. What do you like about living in Toongabbie? *

Rural atmosphere

Large block sizes

Community facilities

The people and community organisations

Natural features

Other:

10. If you could add something, what would it be? *

Different types of housing, i.e. units, townhouses
Different Lot sizes

More shops

Other:

11. What would you like to see Toongabbie look like in 10 to 15 years?

12. Would you like to see more residential , commercial, farming and/or rural living in
Toongabbie?

Residential (Housing on blocks up to 2000 square metres)
Commercial (Shops)
Rural Living (Rural Residential)

Farming

Other:

13. What features would you promote to visitors to Toongabbie?

14. Should there be greater opportunities to
work in and around Toongabbie?



15.

16.

17.

18.

19.

20.

What sectors would you like to grow jobs in?

Retail
Natural Environment
Rural Tourism

Agricultural Industries

Other:

Would you like to see farmland protected?

Yes
No
Maybe

How easy is it to walk around Toongabbie?

Difficult

How easy is it to ride (bike or horse) around Toongabbie?

Difficult

How easy is it to drive around Toongabbie? *

Difficult

What improvements could be made to increase movement within Toongabbie?

More footpaths
Access to creeks and streams
Tracks and trail management

More connections and links around town

Other:

10

Easy
10

Easy
10

Easy



21. Would you support different energy sources (E.g. micro-grids) for the town?

Yes
No
Maybe
Other:

22. Have you experienced any flooding/drainage issues?

23. When did this occur?

24. What changes would you like to see in relation to the flooding/drainage issues?

25. In planning the future of the town, what might be done to reduce the risk of bushfire?

More roadside maintenance

Providing a safe neighbourhood centre/refuge
Locating open space on the edge of town as a buffer
Improved building standards

Communication in emergencies

Other:

26. Are there any other comments that you would like to add?

Powered by
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Executive Summary

Latrobe City Council has prepared a Context
Report for the Toongabbie township and
surrounding areas, as identified in the study area
on page 13 of the draft Toongabbie Structure
Plan Background Reports 2020.

This report aims to inform the Toongabbie
Structure Plan by identifying any planning policy
directions that would inhibit any potential
growth, as well as to identify any gaps that can
improve the liveability of Toongabbie residents.
The assessment aims to:

® Assess land supply and the need for more
residential or rural residential land;

e Review and analyse any relevant strategic
documents, state and local policy within the
Latrobe Planning Scheme; and

e Assess the demographic and economic data to
identify any gaps in policy that can be address
through the Toongabbie Structure Plan.

This report will inform the appropriate planning
scheme tools to use based off of planning scheme
policy directions and strategic documents.

As a result of this context report, key
recommendations for the Toongabbie Structure
Plan include:

1. There is enough land to support infill
development within Toongabbie over the next
20 years providing that further subdivision can
occur on the larger parcels.

2. There is a need to allow residents to age in
place through the provision of smaller parcels,
close to the shop and public transport.

The General Residential Zone - Schedule 4
which allows for incremental change could
be applied to lots that are not affected

by the Heritage Overlay or flood overlays.
Consideration should be give to lots that are

only partially in the flood overlays (as the only
constraint) and whether further subdivision
would be supported.

3. Given the lot density in Toongabbie and
the sewer capacity, the larger lots in the
Toongabbie urban area should be rezoned to
LDRZ unless subject to flooding constraints
and cannot support septic. This would allow
for continued growth within the town and
cater to the demand for LDRZ.

4. Provision for Low Density Residential land
should be made on the Toongabbie Structure
Plan to allow for future growth. This is likely
to be to the east of the township between
Sparks Lane and Rosedale Creek, south of Hill
Street, to Traralgon-Maffra Road for a first
stage future release.

5. Any future urban expansion should be LDRZ
unless the sewer system is substantially
upgraded.

6. Rezone up between 58 Hectares of land
to RLZ at a minimum subdivision size of 2
Hectares as there is an inadequate supply of
rural residential land to meet forecast demand
over the next 20 years

7. Review Township Zone provisions and policy
provision that enable the continued growth of
the commercial area.

8. Support home-based businesses through the
continued advocacy for improvements to
the telecommunications infrastructure and
through access to business development and
expansion opportunities.

9. Diversify the tourism offering by supporting
the Toongabbie Township Group in the
development of an event that captures a
greater share of the visitor market.

10. Latrobe City to conduct a further analysis and
undertake further community consultation
into the need for childcare facilities in
Toongabbie.

11.Continue to support the Committee of




Management in maintaining community
recreation assets.

Photo: Skate Park
Source: McKenzie, T, 2020.
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1.1 Purpose 1.2 Methodology

The purpose of this report is to inform the A desktop assessment was carried out which
development of the Toongabbie Structure Plan, included:
by providing an overview of the planning policy
framework and relevant strategic documents, e A review and analysis of state and local
analysing the land supply and demand, analysing planning policy.
the social infrastructure and recreation needs and e A review of relevant strategies and
analysing the economic context. documents;
e A review of relevant Council documents;
e An assessment of the land supply;
e An assessment of the economic data; and
[ ]

An assessment of the demographic data.
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2.1 Overview

Outlined is the key planning policies and strategic
studies relevant to the Toongabbie Structure Plan.

The Latrobe Planning Scheme sets out policies
and provisions for the use, development and
protection of land. The sections outlined in Table
CT1 are the relevant planning policies which
relate to the future land use and development
of Latrobe and more specifically, the preparation
of the Toongabbie Structure Plan. It also includes
tools that do not currently apply within the study
area.

The strategies in Table CT2 outline the state,
regional and local strategic documents that are
relevant to Toongabbie.

Relevant Planning Practice Notes, Ministerial
Advisory Notes and Ministerial Directions

are outlined in Table CT3. Each documents

gives guidance how specific planning tools or
regulations should be applied. Details for each of
these documents is found in Appendix 2.

A detailed description of each of these follows
the overview.

Photo: Cows on Afflecks road.
Source: McKenzie, T., 2020.
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Table CT1: Relevant planning policy considerations

Relevance

Policy

Planning Policy Framework

Clause 71.02-3 Integrated Decision Making
Clause 11 Settlement

Clause 12 Environmental and Landscape Values
Clause 13 Environmental Risks

Clause 14 Natural Resource Management
Clause 15 Built Environment and Heritage
Clause 16 Housing

Clause 17 Economic Development

Clause 18 transport

Clause 19 Infrastructure

Municipal Strategic Statement

Clause 21.02 Housing and Settlement

Clause 21.03 Natural Environment Sustainability
Clause 21.04 Environmental Risks

Clause 21.05 Natural Resource Management
Clause 21.06 Built Environment and Heritage
Clause 21.07 Economic Development

Clause 21.08 Transport and Infrastructure
Clause 21.09 Local Areas

Local Policies

Clause 22.02 Rural Subdivision and Dwellings
Clause 22.03 Rural Tourism

Planning Zones

Clause 32.03 Low Density Residential Zone

Clause 32.05 Township Zone

Clause 32.08 General Residential Zone

Clause 32.09 Neighbourhood Residential Zone
Clause 35.03 Rural Living Zone

Clause 35.07 Farming Zone

Clause 36.01 Public Use Zone

Clause 36.02 Public Park and Recreation Zone
Clause 36.03 Public Conservation and Resource Zone
Clause 36.04 Road Zone Category 1

Planning Overlays

Clause 42.02 Vegetation Protection Overlay
Clause 43.01 Heritage Overlay

Clause 43.02 Design and Development Overlay
Clause 43.03 Development Plan Overlay

Clause 44.03 Flood Overlay

Clause 44.04 Land Subject to Inundation Overlay




Table CT2: Relevant strategic document

Relevance Policy

State Relevance Plan Melbourne 2017-2050
Ready for Tomorrow — A Blueprint for Regional and Rural Victoria
2010

Homes for Victorians 2017

Residential Zones State of Play Report 2016
Victoria’s 2020 Tourism Strategy 2013
Victorian Visitor Economy Strategy 2016

Regional Relevance Gippsland Regional Plan 2015-2020

Gippsland Regional Growth Plan 2014

Gippsland Tourism Strategic Direction 2013 — 2018
Regional Forest Management Plan for Gippsland 2004

Local Relevance Live Work Latrobe Housing Strategy 2019

Live Work Latrobe Rural Land Use Strategy 2019

Structure Plans for Toongabbie, Yallourn North and Yinnar 2002
Latrobe City Public Open Space Strategy 2013

Northern Towns Recreation Plan 2010

Latrobe City Heritage Study 2010 (Vol. 1-3)

Latrobe City Council Plan 2017 — 2021

Latrobe 2026

Latrobe City Municipal Public Health and Wellbeing Plan 2018-
2022

Latrobe Economic Development Strategy 2016 - 2020

A Strength Led Transition 2016
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Table CT3: Relevant planning directions

Title

Ministerial Direction

Ministerial Direction — The Form and Content of Planning Schemes
Direction No. 1 - Potentially Contaminated Land

Direction No. 11 — Strategic Assessment of Amendments

Direction No. 15 — The Planning Scheme Amendment Process
Direction No. 19 - The Preparation and Content of Amendments
that may Significantly Impact the Environment, Amenity and Human
Health

Advisory Notes

AN29: Amendment VC66 Regional Blueprint
ANG68: Bushfire State Planning Policy VC140
AN69: Amendment VC143

Planning Practice Notes

PPNO1: Applying the Heritage Overlay

PPNO2: Public Land Zones

PPNO7: Vegetation Protection in Urban Areas

PPN12: Applying Flood Provisions in Planning Schemes

PPN23: Applying the Incorporated Plan and Development Plan
Overlay

PPN28: Using the Neighbourhood Character Provisions in Planning
PPN30: Potentially Contaminated Land

PPN37: Rural Residential Development

PPN42: Applying the Rural Zones

PPN43: Understanding Neighbourhood Character

PPN45: Aboriginal Heritage Act 2006 and the Planning Permit Process
PPN64: Local Planning for Bushfire Protection

PPN84: Applying the Minimum Garden Area Requirement

PPN90: Planning for Housing

PPN91: Using the Residential Zones




2.2 Planning Policy Framework

The Planning Policy Framework (PPF) contains
strategic issues of State and Regional importance
that must be considered when planning
decisions, including those related to future land
use and development, are made. The PPF seeks to
ensure that the objectives for planning in Victoria,
as set out in the Planning and Environment

Act 1987, are met and administered in each
municipality. The clauses in Appendix 1 from

the PPF may apply and frame the conversation
around structure planning for Toongabbie.

The LPPF sets a local strategic policy context

for a municipality. It comprises the MSS and
specific local planning policies. The LPPF must

be consistent with the PPF and should, where
possible, demonstrate how broader state
planning policies will be achieved or implemented
in a local context. If there is an inconsistency
between the PPF and the LPPF, the PPF prevails.

The Toongabbie Structure Plan should be
consistent with the objectives and strategies in
the Planning Policy Framework in the Latrobe
Planning Scheme.

2.2.1 IMPLICATIONS

The following is a summary of the implications
that the PPF has on the Toongabbie Structure
Plan.

Settlement

Toongabbie is a ‘small town" within the Latrobe
Settlement Hierarchy where growth is supported,
as such this plan aims to ensure that there

is enough land supply over the next 15-20

years and that it responds to the needs of the
community through the provision of housing,
recreation, open space, commercial land, and
community infrastructure.

ﬁﬁﬁﬁfﬂ?

Environmental and Landscape Values

Toongabbie has patches of significant native
vegetation throughout the study area, it also has
two waterways that flow through the study area.
As such, there is an opportunity to protect the
remnant vegetation and improve the landscape
qualities through open space linkages and re-
vegetation either through the application of
vegetation protection overlays and/or through
waterway management plans undertaken in
conjunction with West Gippsland Catchment
Management Authority (WGCMA).

Environmental Risks and Amenity

Toongabbie has both a bushfire risk and a flood-
risk that should be mitigated. Planning scheme
tools such as appropriate overlays can help
mitigate the risk for both bushfire and flooding.
A hotter, drier climate has seen more intense and
more frequent bushfires in recent years.

Agriculture

Toongabbie has identified productive agricultural
land to the south west of the study area and sits
on the edge of the Macalister Irrigation District
to the east, as such, any further growth should
limit the impact on the ability of these areas to
continue commercial farming operations.

There is an identified timber haulage route along
Humphrey Road west of Harris Lane which means
any abutting properties are discouraged from
going to a rural living zone.

Built Environment and Heritage

Toongabbie has identified a preferred rural
character for the township’s identity. Low

scale housing and a sense of space between
dwellings will help retain this sense of character.
Toongabbie has an identified heritage precinct
including the Village Green and Toongabbie
Mechanic’s Institute.
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Housing

Toongabbie has identified ‘limited’ housing
change areas and ‘'minimal’ housing change areas
as defined in Live Work Latrobe Housing Strategy
2019 which encourages single dwellings or dual
occupancies housing typologies only except
within 200m of an activity centre where units and
townhouses are encouraged. There is scope to
encourage urban infill with Toongabbie.

Economic Development

Toongabbie has an opportunity to leverage its
natural assets and build upon the Gippsland
Plains Rail Trail that runs through the middle of
the town whether this be through rural tourism
opportunities or the provision of more shops.

Transport

There is an opportunity to advocate for greater
provision of public transport within Toongabbie
and build upon existing links within town to
create a core movement network for pedestrians
and cyclists. The Gippsland Plains Rail Trail is a key
inter-regional cycling and pedestrian route.

Infrastructure

Toongabbie has significant infrastructure
constraints including the provision of sewer

and water infrastructure, and a lack of
telecommunications towers. There is also a need
for further childcare and day care facilities. These
will need to be addressed in order to develop in a
sustainable manner.

Implementation

For Toongabbie, a combination of zones, overlays
and policy have been considered to address

the preferred rural character and land use,
identification of additional land requirements, and
appropriate mitigation responses to the identified
constraints in order to have a sustainable, liveable
community while prioritising human life above all
else.

Photo: ViLine bus stop next to General Store.
Source: McKenzie, T, 2020.




2.3 Planning Scheme Amendments and Projects

2.3.1 AMENDMENT C119 RETAIL STRATEGY
(CURRENTLY AWAITING APPROVAL FROM THE
MINISTER FOR PLANNING)

The Amendment applies to all land within
the municipality, in particular areas identified
for commercial development in Primary,
Neighbourhood and Local Activity Centres.

The draft Strategy provides a foundation to co-
ordinate the future planning and development
of retail developments within Latrobe City into
the future (to 2033). It provides guidance on
the appropriate location, format and timing of
future retail developments, while considering
competition, need and necessities for success
to assist in creating ongoing employment
opportunities.

This Amendment therefore gives effect to the
principles and recommendations contained within
the draft Strategy.

In the Latrobe City Council Retail Strategy -
Background Research and Analysis 2019 it states:

The sole retailer in the township is a general store
comprising built floorspace of approximately
120m2 (the general store also contains fuel and
post office). The continuation of a retail presence
in Toongabbie is important in order to provide
day-to-day convenience items and services, as
well to retain a community focal point within the
town.

Non-retail land uses of note in Toongabbie include
a golf course, primary school and recreation
reserve.

The idyllic Toongabbie Village Green, the
Gippsland Plains Rail Trail and the nearby Conwarr
Weir may present opportunities to generate

ﬁﬁﬁﬁfﬂ?
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additional retail trade associated with visitation
to the town. It is understood that the provision
of appropriate water/sewaqge infrastructure is a
barrier to development on some sites.

In the retail hierarchy, Toongabbie is identified
as a small town centre which states that “in
addition to convenience retail, town centres
also provide a limited range of commercial,
community (e.g. community hall/centre), and
personal services (e.q. post office)."”

One of the objectives of the retail strategy is to:

Ensure convenient and accessible retail services
through viable neighbourhood centres , small
town centres and local centres by:

e Support retail uses that attract visitor
spending and support the integration
of destinational retail uses (e.g. cafes,
restaurants, gift shops).

e Support small towns in the preparation
and implementation of community plans
to capture the voice and vision of the
community and to document a list of local
priority projects that the community would
like to work towards achieving.

e Explore opportunities to attract increased
visitation to each small town centre,
acknowledging each town'’s unique features
and attractions. This may involve creating
a small town trail, promoting local food,
produce, arts and holding festivals and
events.
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Figure CT1: Retail Hierarchy
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2.3.2 MUNICIPAL BUSHFIRE ASSESSMENT
AND RURAL REZONING STRATEGY (PROPOSED
AMENDMENT)

In Amendment C105 Live Work Latrobe, recently
gazetted on 21 November 2019 and now forms
part of the Latrobe Planning Scheme, rural living
precincts were proposed to the east and west

of Toongabbie. However, Amendment VC140
was introduced while the amendment was being
finalised. As such, further work around bushfire
risk was needed before any rural living rezonings
could proceed. The draft Municipal Bushfire Risk
Assessment and Rural Living Strategy is the result
of that further work. It proposes to introduce
local policy in relation to Clause 13.02-1. It
proposes to introduce a ‘traffic light” map which
indicates where new rural living precincts can go:

e Green - without the need for further bushfire
risk mitigation tools;

* Yellow - further bushfire risk mitigation tools
need to be considered to reduce the risk to an
acceptable level.

e Red - No new rural living precincts can be
proposed in these areas due to the extreme
bushfire risk.

It proposes to introduce new bushfire risk
mitigation tools through appropriate planning
scheme tools. Further details around this
amendment and the implications for Toongabbie
are discussed in the draft Toongabbie Structure
Plan Background Reports - Bushfire Risk
Assessment 2020.

2.3.3 PLANNING POLICY FRAMEWORK
TRANSLATION AND PLANNING SCHEME REVIEW
(PROPOSED AMENDMENT)

Currently the Latrobe Planning Scheme consists
of state and regional policy under Clause

ﬁﬁﬁﬁfﬂ?
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numbers 10 - 19 and local policy sits under
Clause 21 and 22. The Planning Policy Framework
Translation seeks to move the local policy from
Clause 21 and 22 and move them under the state
and regional policy sections so that all related
policies sit together. It also seeks to remove any
duplication between state and local policy. For
example, Clause 14.03-1S denotes a statewide
policy on resource exploration and extraction,
while Clause 14.03-1R denotes a regional policy
on resource exploration and extraction for the
Gippsland Coal Resource. Any policy that appears
in Clause 21.05 Natural Resource Management
that relates to resource exploration and extraction
that is not already mentioned in the state or
regional policy will appear as Clause 14.03-1L.

2.3.4 FLOOD DATA (PROPOSED AMENDMENT)

West Gippsland Catchment Management
Authority (WGCMA) is proposing to update
the flood overlays through an amendment in
the 2020/2021 financial year in line with the
Floodplain Management Strategy actions. This
Amendment has not started but has informed
WGCMA's advice to Latrobe City Council in the
preparation of the draft Toongabbie Structure
Plan Background Reports - Infrastructure and
Servicing Assessment 2020. The Amendment
related to the Toongabbie Structure Plan is likely
to include the proposed flood overlays.
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2.4 Planning Zones

Figure CT2 shows the existing land use
zoning within the Toongabbie study area and
surrounding catchment within Latrobe City
Council which includes:

e Farming Zone — Schedule 1 (FZ1),
Neighbourhood Residential Zone — Schedule 4
(NRZ4)

Township Zone (T2);

Public Use Zone 2 (PUZ2 - Education);

Public Use Zone 5 (PUZ5 - Cemetery);

Public Park and Recreation Zone (PPRZ);

Public Conservation and Resource Zone
(PCR2); and

Road Zone 1 (RDZ1 - VicRoads managed road)
e Rural Living Zone - Schedule 2 (RLZ2)

Within Latrobe City, prior to Amendment

C105, small towns that had access to sewer
infrastructure had the residential areas zoned
General Residential Zone - Schedule 1 (GRZ1),
while towns without sewer provision (Tyers and
Traralgon South) are entirely zoned Township
Zone. The zone affects servicing provisions as
standard residential zones, like the General
Residential Zone, Neighbourhood Residential
Zone, and Residential Growth Zone, require new
dwellings to be connected to reticulated services
whereas Rural Living Zone does not have this
requirement and the Low Density Residential
Zone allows for alternatives if reticulated services
are not available. Given the average lot size
within the residentially zoned land is 2000
square metres; there is the potential to explore
the application of the LDRZ within the town and
possible growth precincts if land supply dictates
that it is needed, while the RLZ option could be
explored in other precincts within the study area.
Any change in zone that encourages a greater
density in housing is also likely to affect the
infrastructure provision.

ﬁﬁﬁﬁfﬂ?

As such, any additional provision of residential
growth should be alongside the provision of
infrastructure, if there is limited capacity and
limited capability in being able to provide
additional infrastructure, then this will impact
on the types of growth that can occur. A way
to manage this growth could be through the
application of zones.

The road network is also affected by the zone
as there are different road standards for a RLZ
and LDRZ area compared to an urban area as
stated within the Infrastructure Design Manual.
While residential zones require new substantial
developments to be fully kerbed, sealed and
channelled. This would not affect the current
road network but if new access roads needed
to be built as a part of that development then
these standards would come into effect. There is
currently no different standard design for roads
between large and small towns within Latrobe
City.

Due to the existing land fragmentation and the
potential for agricultural production being lost
as a result of this fragmentation; along with the
settlement pattern and the ability to apply for a
permit for a dwelling under the Farming Zone
1, itis likely that Precinct C and Precinct H will
continue to develop as rural lifestyle precincts
with or without the rezoning to a Rural Living
Zone.

Below is a description on both existing zones
and proposed zones which have been considered
could be appropriate for the Toongabbie
township and surrounds. The following
descriptions are extracted from Using Victoria’'s
Planning System to describe each zone, for more
information please see https://www.planning.
vic.gov.au/guide-home/using-victorias-planning-
system:
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2.4.1 LOW DENSITY RESIDENTIAL ZONE (CLAUSE
32.03 AND SCHEDULE)

This zone is intended for land on the fringe of
urban areas and townships where sewerage may
not be available. It is applied to areas that are
shown to be appropriate for subdivision into lots
which are both large enough (in the absence of
reticulated sewerage) to contain all wastewater
on site and small enough to be maintained
without the need for agricultural techniques or
equipment. The zone provides a minimum lot
size of 0.4 hectare for a lot not connected to
reticulated sewerage or 0.2 hectares for a lot
connected to reticulated sewerage unless an
alternative is specified 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.

This zone does not currently appear in
Toongabbie but is being considered due to
infrastructure constraints. See draft Infrastructure
and Servicing Assessment 2020 for further
details.

2.4.2 TOWNSHIP ZONE (CLAUSE 32.05 AND
SCHEDULE)

This zone is intended to apply to small towns,

to provide for residential development and a
range of commercial, industrial and other uses. A
schedule to the zone can be used to change the
permit requirement for a dwelling, based on lot
size, and to change certain siting requirements.
The schedule can also specify maximum building
heights for dwellings or residential buildings and
local requirements for specified Clause 54 and
Clause 55 dwelling standards.

The Township Zone (TZ) applies to the area
abounded by Main Street, Cowen Street and King
Street.

Figure CT3: TZ in Toongabbie

2.4.3 GENERAL RESIDENTIAL ZONE (CLAUSE
32.08 AND SCHEDULES)

The General Residential Zone applies in
‘Incremental” housing change areas in small
towns across the municipality. It does not
currently apply in Toongabbie as work undertaken
in this structure plan needed to be considered
before the application of the zone. The Live Work
Latrobe Housing Strateqy 2019 recommends
rezoning the unconstrained land within 200m

of the defined centre to a General Residential
Zone. This may have to be a new schedule to
apply only to ‘small towns’ or may amend the
existing GRZ4. Up to 11 metres building height is
allowed in this zone for dwellings and residential
buildings, unless a schedule to the zone specifies
an alternative maximum building height. A permit
cannot be granted to exceed any maximum
building height if specified in a schedule. Local
requirements for specified Clause 54 and Clause
55 dwelling standards can also be set out in the
schedule.



Figure CT4: NRZ4 in Toongabbie
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2.4.5 RURAL LIVING ZONE (CLAUSE 35.03 AND
SCHEDULES)

This zone provides for predominantly residential
use in a rural environment provided appropriate
land management is exercised. This zone should
only be used where this type of use exists, or
where such a use can be strategically justified.
The zone also allows agricultural activities,
provided that the amenity of residential living

is protected. A schedule to the zone allows the
lot size and a number of other matters to be

specified.

2.4.6 FARMING ZONE (CLAUSE 35.07 AND
SCHEDULES)

This zone encourages the retention of productive
agricultural land and encourages the retention
of employment and population to support rural

modt e M. . . M. 4o 1 Toongabbie
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communities.

The Farming Zone - Schedule 1 applies to areas,
hectares outside of King Street, Hill Street, Hower
Street, Sparks Lane and Heywood Street, it has a
higher minimum subdivision size of 80.

The creation of smaller lots is allowed under
particular circumstances, if it meets the criteria
for a house excision under Clause 22.02 of the
Latrobe Planning Scheme.

Figure CT5: FZ1 in Toongabbie
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2.4.7 PUBLIC USE ZONE (CLAUSE 36.01 AND
SCHEDULES)

This zone recognises the use of land for a public
purpose and prescribes a number of categories
of public use which can be shown on the
planning scheme map. This is the main zone for
public land used for utility or community service
provision. A schedule allows specified uses or
managers of public land to be exempted from
specified requirements. Alternative advertising
sign categories may be specified if required.

Two schedules to the zone apply in Toongabbie,
Public Use Zone - Schedule 2 (Education) at

the Toongabbie Primary School and Public

Use Zone - Schedule 5 (Cemeteries) at the
Toongabbie Cemetery. The Primary School is
currently split zoned, as the northern title is zone
Neighbourhood Residential Schedule 4.

Figure CT6: PUZ2 in Toongabbie

Note: the above aerial is used to show the split zoning of
Toongabbie Primary School.




Figure CT7: PUZ5 in Toongabbie

2.4.8 PUBLIC PARK AND RECREATION ZONE
(CLAUSE 36.02 AND SCHEDULE)

This is the main zone for public open space
and public recreation areas. A schedule allows
specified uses or managers of public land to be
exempted from specified requirements. It also
allows an exemption for buildings and works
specified in an Incorporated Plan. Alternative
advertising sign categories may be specified if

required.

Figure CT8: PPRZ in Toongabbie
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2.4.9 PUBLIC CONSERVATION AND RESOURCE 2.4.10 ROAD ZONE (CLAUSE 36.04)
ZONE (CLAUSE 36.03 AND SCHEDULE)

This zone enables declared roads and other
This zone provides for places where the primary important roads or proposed roads to be

intention is to conserve and protect the natural designated on the planning scheme map. A
environment or resources. It also allows associated road designated as a declared road under the
educational activities and resource-based uses. Road Management Act 2004 must be included
A schedule allows specified uses or managers in a Road Zone — Category 1. Other roads

of public land to be exempted from specified (or proposed roads where the land has been
requirements. It also allows an exemption for acquired) may be included as Category 1 or

buildings and works specified in an Incorporated  Category 2 roads if appropriate. VicRoads can
plan. Alternative advertising sign categories may  provide information about declared roads in each
be specified if required. municipality.

Figure CT9: PCRZ in Toongabbie Figure CT10: RD1Z in Toongabbie
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2.5 Planning Overlays

Figure CT11 shows the existing overlays within
the Toongabbie study area and includes:

e Land Subject to Inundation Overlay (LSIO)
e Heritage Overlay (HO)

The Bushfire Management Overlay (BMO) sits
outside the study area, so it does not directly
impact on, however, the bushfire risk does impact
on possible rezonings in accordance with Clause
13.02-1S of the Latrobe Planning Scheme, this

is further discussed in the draft Bushfire Risk
Assessment 2020. It is noted that biodiversity
needs to be considered in relation to the bushfire
risk. If the waterways were re-vegetated within
the study area it would need to consider the
bushfire risk that this poses to the adjacent
properties and the community at large.

Considering this, Clause 13.02 Bushfire Planning
states:

In areas of high biodiversity value ensure
settlement growth and development approvals
can implement bushfire protection measures
without unacceptable biodiversity impacts by
discouraging settlement growth and development
in bushfire affected areas that are important
areas of biodiversity.

Following is a description on both existing
overlays and proposed overlays which have

been considered could be appropriate for the
Toongabbie township and surrounds. The
following descriptions are extracted from Using
Victoria's Planning System to describe each zone,
for more information please see https:// www.
planning.vic.gov.au/guide-home/using-victorias-
planning-system:

2.5.1 VEGETATION PROTECTION OVERLAY
(CLAUSE 42.01 AND SCHEDULE)

This overlay focuses on the protection of
significant vegetation, including native and
introduced vegetation. It can be applied to
individual trees, stands of trees or areas of
significant vegetation. The significance of
identifying the vegetation must be stated,
together with the intended outcomes of the
imposed requirements. Planning Practice

Note 7 — Vegetation Protection in Urban Areas
explains the function of this overlay and other
relevant vegetation provisions in more detail. This
could be applied to areas of significant vegetation
within Toongabbie, as discussed in the draft
Toongabbie Structure Plan Background Reports -
Flora and Fauna Assessments 2020.

2.5.2 HERITAGE OVERLAY (CLAUSE 43.01 AND
SCHEDULE)

Any heritage place with a recognised citation
should be included in the schedule to this overlay.
In addition, any heritage place identified in local
heritage studies can also be included.

A heritage place can have a wide definition and
may include a single object or an area.

There should be a rigorous heritage assessment
process leading to the identification of the place.
The documentation for each place should include
a Statement of Significance which establishes
the importance of the place. For guidance on
applying heritage provisions see Planning Practice
Note 1 — Applying the Heritage Overlay and the
Victorian Heritage Register Criteria and Threshold
Guidelines 2012.

This currently applies to the Toongabbie Township
precinct as Heritage Overlay citation 79 (HO79)
and to St David’s Church of England at 10
Victoria Street, Toongabbie (HO81), the Ned




Stringer Memorial (HO2) and the Toongabbie
Mechanics’ Institute (HO1).

Figure CT12: HO in Toongabbie
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2.5.3 DESIGN AND DEVELOPMENT OVERLAY
(CLAUSE 43.02 AND SCHEDULE)

This overlay is principally intended to implement
requirements based on a demonstrated need

to control built form and the built environment.
The intended built form outcome must be clearly
stated, as must the way in which the imposed
requirements will bring this about. Where
possible, performance-based requirements should
be used rather than prescriptive requirements.
This overlay does not currently apply to the study
area but is a tool being considered for bushfire
and/or flood risk mitigation.

2.5.4 DEVELOPMENT PLAN OVERLAY (CLAUSE
43.04 AND SCHEDULE)

This overlay is used where the form of
development is appropriately controlled by a
plan that satisfies the responsible authority.
Development plans are consulted on with the
public by Latrobe City Council.

ﬁﬁﬁﬁfﬂ?
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A planning scheme amendment is not required
to approve a development plan under a
Development Plan Overlay.

For more information on the operation of this
overlay see Planning Practice Note 23 — Applying
the Incorporated Plan and Development Plan
Overlay.

This overlay does not currently apply to the study
area but is a tool being considered for bushfire
and/or flood risk mitigation.

2.5.5 FLOODWAY OVERLAY (CLAUSE 44.03 AND
SCHEDULE)

This overlay is applied to urban and rural land
identified as part of an active floodway, or to a
high hazard area with high flow velocities, where
impediment of flood water can cause significant
changes in flood flows and adversely affect other
areas. The identification of these areas should

be established in consultation with the relevant
floodplain management authority. Planning
Practice Note 12 — Applying the flood provisions
in planning schemes explains the function of this
overlay and other relevant flood provisions in
more detail.

This overlay does not currently apply to the
study area but may be applied when the flood
amendment is undertaken in the 2020/2021
financial year.

2.5.6 LAND SUBJECT TO INUNDATION OVERLAY
(CLAUSE 44.04 AND SCHEDULE)

This overlay applies to land in either rural or
urban areas that is subject to inundation,

but is not part of the primary floodway. The
identification of these areas should be established
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in consultation with the relevant floodplain
management authority. Planning Practice Note
12 — Applying the flood provisions in planning
schemes explains this overlay and other relevant
flood provisions in more detail.

Figure CT13: LSIO in Toongabbie
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2.5.7 BUSHFIRE MANAGEMENT OVERLAY
(CLAUSE 44.06 AND SCHEDULE)

This overlay is applied to areas identified as
having high bushfire hazard. Together with the
planning requirements for bushfire protection in
Clause 52.47, this overlay controls development
in order to mitigate risk to life, property and
community infrastructure. Planning Practice
Note 64 — Local Planning for Bushfire Protection
explains the use of this overlay in more detail.

Figure CT14: BMO in Toongabbie
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2.6 Strategy Review

For the purpose of this review, strategies that
relate to infrastructure, bushfire risk and flora
and fauna have not been included as they are
discussed in the other relevant background
reports.

2.6.1 STATE-WIDE RELEVANT STRATEGIES

Plan Melbourne 2017-2050

Several of the themes relate to Latrobe City
Council through the implementation of new or
updated state-wide planning provisions, and
investment in strategic initiatives for the area.
These include:

Environmental sustainability

Housing

Economic development

Transport links and investment in regional
Victoria

(Outcome 7 refers to Investment in Regional
Victoria and states that it aims to stimulate
employment and growth in regional cities (Policy
7.1.1)

Plan Melbourne places greater emphasis on:

e Environmental sustainability and embedding
this principle into the state planning
provisions.

e Continuing to invest in Regional Victoria to
encourage economic development through
council growth frameworks.

e Identifying infrastructure as key to providing

sustained regional growth, this is to be

achieved by smart investment in locally driven
infrastructure plans and by committing to the

Regional Network Development Plan (refers to

the rail network).

Aiming to invest in housing which will

facilitate growth in regional towns.

ﬁﬁﬁﬁfﬂ?
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These will be undertaken through the following
actions:

e Greater emphasis on bushfire and flood
management (Action 85 and 88)

* Protect sand and stone resources for future
extraction (Action 18)

e Establish growth frameworks for regional
cities to support housing and employment,
including, implementing township boundaries
(Action 102)

e Boosting jobs by investing $13.8 million as a
part of the 2016-17 budget for the Latrobe
Valley Regional Rehabilitation Strategy
(Outcome 7)

e Provide high quality freight and passenger
transport connections to regional cities
(Action 104 and 106)

e VicRoads will integrate place-making practices
into road space management (4.1.2)

e Improve the telecommunications network

to improve ‘digital connectivity’ (7.2.1 and

Action 105)

Trial local transport forums in regional Victoria

to identify innovative and flexible ways to

improve local transport options and enhance

local mobility (Action 45)

e Review the residential development provisions
in the Victorian Planning Provisions to increase
housing in established areas (Action 28)

e Develop a tool to share value uplift when land
is rezoned (Action 27)

e Streamline planning approval process for

specific housing types (Action 31 and 32)

Include mandatory height provisions (applies

to NRZ) and site coverage requirements in

zone schedules (OQutcome 2)

Ready for Tomorrow — A Blueprint for Regional
and Rural Victoria 2010

Ready for Tomorrow delivers a vision, backed by
funding, to support the increasing number of
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families and businesses choosing to live and work
in our State’s regional and rural regions.

A $50 million package of support to assist

small towns to increase sustainability, improve
amenities, invest in new infrastructure and adapt
to change while retaining their unique character
and identities.

This has now morphed into the Stronger Regional
Communities Program which aims to support
rural and regional towns in attracting families
and young people to live and work in regional
Victoria. It will do so by investing in community-
led initiatives and partnerships that create or
enhance the conditions for economic growth

and build resilient, diversified and sustainable
economies.

Other priorities outlined in the document include
investing in better transport and access in regional
Victoria and building resilience of regional
communities in the face of natural disasters.

Homes for Victorians 2017

Homes for Victorians provides a coordinated
approach across government, and across our
state. It includes:

e Abolishing stamp duty for first time buyers
on homes up to $600 000, and cuts to stamp
duty on homes valued up to $750 000;

e Doubling the First Home Owner Grant to $20
000 in regional Victoria to make it easier for
people to build and stay in their community;

e Creating the opportunity for first home buyers
to co-purchase their home with the Victorian
Government;

e Making long-term leases a reality; and

e Building and redeveloping more social
housing — supporting vulnerable Victorians
while creating thousands of extra jobs in the

construction industry.

It builds on existing work being done, including
the soon to be released Plan Melbourne 2017-
2050, reform of the Residential Tenancies Act
1997, the Better Apartment guidelines and the
Family Violence Housing Blitz.

It lists five priorities:

e Supporting people to buy their own home;

Increasing the supply of housing through

faster planning;

e Promoting stability and affordability for

renters;

Increasing and renewing social housing stock;

and

e Improving housing services for Victorians in
need.

Regional Cities Residential Zones State of Play
Report 2016

In July 2013, new residential zones were
introduced into the Victorian Planning
Provisions. The new residential zones comprise
the Residential Growth Zone (RGZ), General
Residential Zone (GRZ) and the Neighbourhood
Residential Zone (NRZ).

The zones were implemented into the Latrobe
Planning Scheme through Amendment VC116.
It was further amended by Amendment C84.
The Amendment translated land in the former
Residential 1, 2 and 3 Zones to GRZ.

At the time of this report 0.5% of all residential
land, including rural residential, was zoned NRZ,
33% was GRZ, 0.8% was RGZ and 56.9% was
in a Rural Living Zone. A further 8.9% was in a
Township Zone (TZ), Mixed Use Zone (MUZ), Low
Density Residential Zone (LDRZ), or Urban Growth
Zone (UGZ).




Victoria's 2020 Tourism Strategy 2013

Victoria's 2020 Tourism Strategy (the Strategy) is a
whole of government document providing a clear

vision for how the tourism industry can increase

its economic and social contributions to the State.

This vision is for:

e Victoria to be a leading tourism destination in
the Asia Pacific region;

e Tourism to be a leading contributor to the
Victorian economy; and

e Victoria to provide a range of experiences and
an environment that supports the aspirations
and culture of strong growth economies such
as China, India and Indonesia.

Consistent with regional Australia, Victoria’s
regional tourism industry faces a number of
ongoing challenges, including: low international
visitor dispersal; low awareness of regional
experiences in the domestic visitor market; a
growing preference for international travel; a lack
of investment in regional areas; and the distance
and travel time from the city to a regional
destination. The increase in the availability of low
cost airfares and strong Australian dollar has also
impacted upon regional tourism.

It has seven priorities stated to build the tourism
sector, which include:

Digital excellence;

International marketing;

Domestic marketing;

Major events and business events;

Air services attraction;

Investment attraction and infrastructure
support; and

Skills and workforce development.

Victorian Visitor Economy Strategy 2016
This Strategy sets a goal of increasing visitor
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spending to $36.5 billion by 2025 and identifies
nine priorities to achieve this ambitious goal:

e More private sector investment;

e Build on the potential of regional and rural
Victoria;

Improved branding and marketing;
Maximising the benefits of events;
Improved experiences for visitors from Asia;
Better tourism infrastructure;

Improved access into and around Victoria;
Skilled and capable sector; and

More effective coordination.

2.6.2 REGIONALLY RELEVANT STRATEGIES

Gippsland Regional Plan 2015-2020
The Gippsland Regional Plan outlines four
strategic themes which include:

Economic Prosperity;

Education and Community Wellbeing;
Natural Environment Stewardship; and
Connectivity.

A number of strategies to achieve this are
outlined throughout the document. Of particular
interest to Toongabbie are:

* Increasing the level of visitation and number
of visitor overnight stays.

Gippsland Regional Growth Plan 2014

The Gippsland Regional Growth Plan provides
broad direction for land use and development
across the region. The Plan maps areas of
strategic significance for agriculture and forestry
and sets out the following principles, objectives
and strategies:

Principle 1:
Strengthen economic resilience by growing a

Structure Plan

ongabbie

114



more diverse economy that is supported by new
investment, innovation and value-adding in
traditional strengths

Obijective:

Advance productive and innovative agriculture,
forestry and fisheries sectors with a focus on
export markets and local food processing

Strategies:

e Support the implementation of state policy
by protecting the identified areas of strategic
significance (agriculture and forestry) and
irrigation assets to help grow Gippsland
and the state as an important food bowl! for
Australia and Asia;

e Ensure rural housing and subdivision is for an
agricultural or forestry purpose, and critically
assess other proposals for non-agricultural
uses within the areas of strategic significance
(agriculture and forestry) for their comparative
economic, social and environmental benefits;

e \When considering development applications,
recognise the importance that preservation
and management of productive agricultural
and forestry land make to the rural character
of Gippsland; and

e Encourage the development of suitable
production and processing plants that add
value to local agricultural, forestry and fishery
products.

Gippsland Tourism Strategic Direction 2013 — 2018
The strategic direction aims to increase overnight
visitation, visitor expenditure, increase length of
stay, increase dispersal and visitor satisfaction
through product and destination development,
improving visitor services and marketing. Priorities
for infrastructure improvement in Latrobe include
the Latrobe Performing Arts and Convention
Centre, and Lake Narracan’s Strategic Direction.

Forest Management Plan for Gippsland 2004

The Gippsland Forest Management Plan area
covers over 2.6 million hectares in mid Gippsland.
The planning area extends from the coast to the
Great Dividing Range and from the Timbarra and
Murray Rivers in the east, to Aberfeldy, Moe and
Inverloch in the west

The Plan aims to provide a framework for
stewardship on public land where forest
ecosystems are maintained or enhanced, water
supplies and sensitive environmental and cultural
values are protected, while timber production,
recreation and other forest uses can continue to
benefit Victorian communities.

Toongabbie has a Special Protection Zone to
the north west of the township and has timber
plantation and State Forest to the west of the
study area.

2.6.3 LOCALLY RELEVANT STRATEGIES

Live Work Latrobe Housing Strategy 2019
Latrobe City contains a variety of residential
settings, ranging from compact urban areas to
conventional Australian suburbs and expansive
rural acreages. The Housing Strategy provides

a framework to guide the growth and change
of residential areas in Latrobe City over the next
twenty years.

It contains a range of initiatives and actions to
ensure that the municipality is well positioned to
provide a diverse range of dwelling opportunities
for its growing and changing population. It seeks
to ensure that the ‘right’ type of development
occurs in the ‘right’ locations, through addressing
key issues of housing affordability, design

and sustainability. In particular, it develops a
settlement hierarchy that identifies Toongabbie as
a small town that supports a small population of




400-1000 people that provides a focal point for
the surrounding rural community. A small town
has limited access to services such as education,
retail, and recreation reserves. Access to
reticulated water, sewerage and public transport
vary. It sets out direction to support growth
consistent with Structure Plans and/or settlement
boundaries for the area in small towns.

The Toongabbie Housing Framework Plan shows
the township has limited change areas, while the
areas protected by a heritage overlay are shown
as minimal change. This is shown in Table CT4.

Live Work Latrobe Rural Land Use Strategy 2019
This Rural Land Use Strategy is the first of its
kind for Latrobe City. The Strategy seeks to
protect and promote economic, environmental
and landscape values associated with rural land
as well as respond to competing demands and
legacy issues.

The Strategy responds to the City’'s diverse

rural circumstances, supports established rural
industries such as agriculture and forestry,
promotes emerging opportunities in rural tourism
and addresses policy gaps recognising important
environmental and landscape values. In particular,
the Rural Land Use Strategy proposed two new
rural living precincts in the Toongabbie township
surrounds with the potential for between 34-91
new lots. However, these did not proceed as a
part of Amendment C105 due to further strategic
work being required in assessing the bushfire risk.

The broader Toongabbie area also sits within

the most productive agricultural land within the
municipality to the south west of Toongabbie,
(see Figure CT15). Further west is land that
borders the Great Dividing Ranges that is used for
forestry.
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Lastly, the strategy also supports rural tourism,
given that Toongabbie has historical links to
Walhalla, this could be further leveraged in the
area which is further supported by the desire to
protect the rural township character.

Structure Plans for Toongabbie, Yallourn North and
Yinnar 2002

Structure Plans were prepared for Toongabbie,
Yallourn North and Yinnar that sought to
measure-up key activity areas and the preparation
of base plans for key activity areas; prepare

broad design guidelines for the central activity
area of each town; prepare strategic action area
schedules; and prepare draft structure plan and
discussion paper.

In the strategy it outlined that the vision for
Toongabbie was that it is:

e A retreat town that provides an idyllic place to
live, away from the bustle of Latrobe’s larger
towns. Toongabbie’s semi-rural atmosphere
is preserved, and enhanced by an extended
parkland area around the centre of town.

e A historic town that draws on its rich links to
the Walhalla gold rush and which interprets its
role and subsequent development since that
time. Historic sites are identified and explained
so that visitors can trace various “layers of
time.”

e A character town that builds on the theme
set by the restored community hall and
grand stand reflects these themes in all new
community buildings and infrastructure
around the “central” triangle of Toongabbie.
These themes are complimented by a sub-
theme of gardening and roses, which are
prominent in the public areas and are the
focus of events in the town.

Several objectives are still relevant to this structure
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Table CT4: Housing change areas

setback areas. Ensure buildings
and hard surfaces occupy a

low proportion of the site area.
Encourage low or open style front
fences.

Change Residential Zone | Design/ Neighbourhood Character | Variations to Rescode

Area Objectives Standards

Incremental | GRz4 Encourage setbacks from at least | Provide minimum side setback
one side boundary to provide on one side to provide
sufficient space for trees and other | building separation and
vegetation. landscaping.

Ensure upper levels of buildings
are setback to minimise
dominance in the streetscape.

Limited NRz4 Maintain the spacious character Lower site coverage and
of the area through appropriate increased permeability
front and side setbacks. Encourage | requirements to provide
landscaping within front and building separation and
side setbacks to reinforce the landscaping. Side setback
landscape character of the area. requirements to reinforce
Encourage the siting of garages spaciousness
and carports behind the line of the
dwelling. Ensure upper levels of
buildings are setback to minimise
dominance in the streetscape.

Minimal NRZ4 Maintain the open, spacious siting | Lower site coverage and

TZ of dwellings. Require large side increased permeability
LDRZ setbacks and landscaping within requirements to provide

building separation and
landscaping. Increased
front setbacks to reflect
neighbourhood character
values. Side setback
requirements to allow for
landscaping and sense of
openness to the street.




Figure CT15: Rural Framework Plan
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plan process including:

e Reinforce the lifestyle of rural living within a
community setting;

e Encourage residential development within
existing vacant allotments perhaps allowing
a limited number of smaller lots, thereby
utilising infrastructure and services in an
efficient and sustainable manner;

e Recognise the benefits of visual permeability
offered by virtue of the low density settlement
pattern;

e Enhance access to medical facilities and aged
care, child care and bus services;

e Improve the three main township entry points;

e Retain the informal character of the wide
residential streets;

e Encourage commercial opportunities adjacent
to the General Store, e.g. cafe, to contribute
to the village green character and link to the
nearby railway land;

e Provide visual definition of intersections; and

e Establish a safer environment for residents,
traders and visitors.

Latrobe City Heritage Study (Vol. 1-3) 2010
The Latrobe City Heritage Study consists of three
volumes which are:

e \olume 1: Thematic Environmental History

e \olume 2: Key Findings and
Recommendations

e \olume 3: Heritage Place and Precinct
Citations

There is also an associated incorporated plan
Latrobe City Heritage Overlay Planning Permit
Exemptions and Application Requirements
Incorporated Plan 2010.

Key findings of the Latrobe City Heritage Study
2010 include:

e Alist of the places of local or State heritage
significance, which are recommended for
inclusion in the Heritage Overlay or the
Victorian Heritage Register.

e Alist of places of potential local heritage
significance that require further assessment.

e Alist of the places found to be not significant.
For most of these sites there no further action
is required, but interpretation (by signage or
other means of recording) of some public sites
may be desirable.

Those found places and precincts found to have
local or state significance have had a Heritage
Overlay applied to the land through Amendment
c14.

Latrobe City Public Open Space Strategy 2013
Effective open space provision is integral to the
promotion of healthy communities. Specific
objectives of the strategy include:

e Define what is Public Open Space;

e Evaluate usage, capacity and distribution of
existing public open space;

e Assess indicative demand and supply of open
space across the City;

e Consider opportunities for additional provision
(where appropriate), including possible
regional or district open space;

e Consider opportunities for rationalisation of
underutilised or surplus open space;

e Enhance linear linkages and connections; and

e Strengthen Council’s Planning Scheme
provisions for open space contributions and
acquisition.

It defines a hierarchy for public open space. The
hierarchy and desired distribution for residential
areas is defined as follows:

® Local - The majority of houses in residential




areas should have access to a minimum of 0.5
hectares of public open space within a 500
metre radius.

e District - The majority of houses in residential
areas should have access to district level public
open space within a 3 km radius.

e Regional - Each town with a population of
over 10,000 people should have access to
regional standard public open space venue/s.

The strategy states that the recreation reserve,
Village Green, and Gippsland Plains Rail Trail have
a medium level of usage, while the playground
on Victoria Street and Mavis Whateley Reserve
on Cemetery Road have a low level of use. The
Toongabbie Recreation Reserve and the Village
Green serves as District Open Space, and the
Gippsland Plains Rail Trail serves as Regional
Open Space, although this appears to be mapped
incorrectly in the Strategy. The Toongabbie Water
Reserve is not considered in this strategy and

is incorrectly labelled as the Edward Stringer
Memorial Site.

Table CT5: Public Open Space in Toongabbie

Code [Reserve Hierarchy | Primary
Function

150 Gippsland | Regional |Parkland -

and Plains Rail Special Use

424 Trail

453 Toongabbie | District | Sport/
Village Parkland
Green

OR004 | Toongabbie | District | Sport/
Recreation Parkland
Reserve

GR004 | Mavis Local Parkland -
Whateley Special Use
Reserve

ORO006 |9 Victoria Local Parkland
Street

OR002 | Toongabbie | Local Conservation/
Water Environment
Reserve

Figure CT16: Public open space hierarchy and level of usage
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Northern Towns Outdoor Recreation Plan 2010
The Northern Towns Outdoor Recreation

Plan provides a policy position and clear directions
for the provision of outdoor recreation facilities in
the northern towns of Latrobe City.

The plan focuses on planning for sporting
facilities (i.e., sports fields, outdoor courts) and
also informal recreation facilities (i.e., paths /
trails, playgrounds and picnic facilities) located at
the following reserves in the northern towns:

Glengarry Recreation Reserve
Toongabbie Recreation Reserve
Toongabbie Village Green

Tyers Recreation Reserve

George Bates Reserve, Yallourn North
Yallourn North Town Oval

Toongabbie has a number of clubs and
associations that use the Toongabbie Recreation
Reserve and the Village Green including five horse
or pony riding clubs, and the cricket club.

Latrobe City Council Plan 2017 - 2021

The 2017-2021 Council Plan reflects the clear
understanding that Latrobe City’s community is in
significant economic and social transition.

The plan has 7 objectives that include:

1. Support job creation and industry
diversification to enable economic growth in
Latrobe City;

2. Encourage improved education and training
outcomes in Latrobe City;

3. Improve the liveability and connectedness of
Latrobe City;

4. Improve the amenity and accessibility of
Council services;

5. Provide a connected, engaged and safe
community environment, which is improving
the well-being of all Latrobe City citizens;

6. Ensure Council operates, openly, transparently
and responsibly; and

7. Grow the civic pride of our municipality and
solidify Latrobe City’s image as a key regional
city.

The structure plan process meets objectives 3, 5
and 7.

Latrobe 2026
3 key themes outlined in Latrobe 2026 include:

1. Liveable and Vibrant

2. Sustainable and Enterprising

3. Committed to collaborative and inclusive
leadership

The community supports a lifestyle that is focused
on high quality recreational and cultural facilities
and a natural environment that is nurtured and
respected, and where the heritage and cultural
diversity is respected. Nine objectives are set out
to meet these goals, which include:

Economy

Natural Environment

Built Environment
Community

Culture

Recreation

Governance

Advocacy and Partnerships
Regulation and Accountability
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The role of strategic land use planning is essential
to ensure future development is properly
considered and able to meet the aspirations

of a growing community. Within the Latrobe
Valley, 82% of land is effectively unsuitable for
urban development due to restrictions related to
wildfire and flood prone areas, coal resources and
significant state infrastructure.




The structure plan can address the economy,
natural environment, built environment, and
community to ensure that future development is
sensitive to natural resources, that the community
has accessibility of community services are
preserved and enhanced, that remnant native
vegetation is retained, that economic growth is
supported and that a relaxed country lifestyle is
retained.

It can also ensure that key elements relating to
the town’s culture and the recreation assets are
retained.

Latrobe City Municipal Public Health and
Wellbeing Plan 2018-2022

The Municipal Public Health and Wellbeing Plan is
more than a collection and analysis of data, it is a
capture of the thoughts, hopes and aspirations of
our community. The plan seeks to ensure that the
community is:

e Informed, connected and supportive;

e Enjoys being active in an engaging and
inclusive environment;

e Has a strong sense of wellbeing and are
equipped to make healthy choices in an
environment that supports wellness;

e Feels safe and supported in their homes;

e Cultivates respectful relationships and feels
safe in their environment; and

e Equipped with the skills to maximise work
opportunities in an environment that
supported lifelong learning.

The structure plan links to ensuring that

the environment supports wellness through
improving the liveability and connectedness of
the community. It also seeks to ‘future proof’
growth in a way that is sustainable and retains
the rural character.
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Latrobe Economic Development Strategy 2016
-2020

The Strategy aims to promote and support the
development and economic return of the tourism
and events sector. Key directions include:

e Implementing of the adopted Events Strategy
2013- 2017 which recommends significant
further investment in attracting events for
increased visitation and yield;

e Implementing the recommendations of the
Tourism Product Audit and Review of Visitor
Information Centre Service;

e Leverage 'hub and spoke’ touring (where you
base yourself in a town or campsite and do
loop rides, returning to the same point at end
of every day). Latrobe City is well recognised
as a central location from which to appreciate
Gippsland’s attractions;

e Enhanced facilities at Lake Narracan and
Hazelwood Pondage;

e Completion of the Gippsland Plains Rail Trail
to Traralgon; and

e Converting the day-trip market to overnight

Toongabbie can leverage opportunities relating to
the completion of the Gippsland Plains Rail Trail
and capitalising on the day-trip market.

A Strength Led Transition 2016
In relation to Toongabbie, Latrobe seeks to:

e Enhance liveability by including attractive
streetscaping, more bicycle and walking
tracks, community gardens, enhancement
of infrastructure that facilitates community
connectedness, health and wellbeing.

e Tourism is a key economic driver which
creates jobs and injects funds into regional
economies. Tourism development has greater
opportunities to the connect Latrobe’s natural
features and assets of our community.
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2.7 Key Planning Themes

On review of all of the above influences, the
following are key considerations in developing the
Toongabbie Structure Plan:

Photo: St. David’s Uniting Church
Source: McKenzie, T., 2020.

The role and character of Toongabbie within
the municipality

Identify where flooding and bushfire
constrains development on the land

Water and sewerage infrastructure constraints
Retaining biodiversity and open space and
connecting those assets;

Protecting the social and aboriginal heritage;
Providing a diversity of housing choice
including rural residential development in
appropriate locations;

Ensuring that productive agricultural land is
protected;

Leveraging tourism opportunities to diversify
the local economy; and

Supporting the local shops and home-based
businesses in the area.




Toongabbie
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3.1 Approach

A land supply and demand assessment has been
undertaken for Toongabbie. It includes rural
residential land and residential land. This includes
lots within:

e Township Zone (T2);

e Neighbourhood Residential Zone - Schedule 4
(NRZ4);

e Rural Living Zone - Schedule 2 (RLZ2); and

e Small Farming Zone - Schedule 1 (FZ1) lots
that are under six hectares.

This assessment does not include Low Density
Residential Zone lots as there are none that
appear in or around Toongabbie.

The approach to assessing the land supply and
demand includes:

e A review of residential property trends in
Latrobe and Toongabbie;

e An analysis of historic population growth and
its relationship to forecast population;

® An analysis of socio-economic data;

e An analysis of recent activity relating to
building approvals;

® An analysis of residential land supply and
demand; and

e Forecast additional land requirements.

3.2 Overview

Toongabbie is a small settlement with an
estimated population in 2016 (ABSb, 2019) of
500 people in the urban centre and an estimated
992 people in the locality. It is located in the
north-east of Latrobe City Council and borders
with Wellington Shire to the east, north and
south of the township. Toongabbie provides a mix
of large residential allotments in the township,
and rural living allotments to the north. It offers
a rural lifestyle choice while still being in close
proximity to services that are offered in other
major towns such as Traralgon.

Only limited services are available in Toongabbie
(General Store which includes petrol pumps) and
as such, residents need to travel to towns such
as Traralgon for groceries, other services, and for
employment for those who do not work in the
surrounding rural area.

It is important to note that there is a variation in
data when looking at locality boundaries versus
the statistical areas, as shown in Figures CT17
and CT18. The Toongabbie locality is spread
across three municipalities including Baw Baw
Shire, Latrobe City and Wellington Shire.

Figure CT17: Toongabbie locality
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Figure CT18: Latrobe SA2 map
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3.3 Residential Property

Trends
3.3.1 LATROBE RESIDENTIAL CONTEXT

Latrobe City offers a diverse range of lifestyles,
with rural living offering a popular and attractive
lifestyle choice. Low density residential allotments
at 4000 square metres and rural residential
allotments at two hectares are popular choices
across the municipality.

., Traralgon is the fastest growing town within

Latrobe City and has a number of development
fronts that offer standard residential allotments
at an average of approximately 720 square
metres per lot. By comparison, the small towns
offer a rural lifestyle with low density and rural
residential allotments, often on the fringes of the
townships. However, there is a shortage of rural
residential land available within Latrobe, which
means that it is in high demand.

3.3.2 DRIVERS OF TRENDS

Residential allotments within Toongabbie
Township are considered to be affordable in
comparison to Glengarry or Tyers, this is regarded
as a key driver of people, particularly for young
families moving to Toongabbie.

According to the results from interviews with Real
Estate agents, people are generally seeking larger
house blocks of 1000+ square metres.

The recent growth in Toongabbie can also be
partially attributed to the availability of large,
vacant allotments within the town when
compared to the other nearby small townships.
This is currently reflected in the higher growth
rate of Toongabbie at 1.63% between 2011 and
2016 when compared to Latrobe’s rate of growth
of 0.24% over the same time period. The growth
in Toongabbie may decline as land becomes less
available.

oongabbie

Structure Plan



It is noted that Toongabbie’s higher growth rate
of 1.63% per annum is proportionally higher
because the population growth (in numbers)
comes from a lower base figure compared with
the larger Latrobe municipality figure.

People are moving from the south eastern
suburbs such as Pakenham, Narre Warren and
Hampton Park as they seek an alternative lifestyle
to metropolitan Melbourne.

A large number of families are choosing to live
in Toongabbie for a quieter, rural lifestyle while
still being in close proximity to major services,
as such 3-4 bedrooms dwellings which are still

a highly sought after commodity in Toongabbie.
Glengarry, which is a short 8 minute drive south,
offers convenience shopping such as an IGA
supermarket, a bakery and hairdresser, making
living in Toongabbie an attractive lifestyle choice
with large rural allotments and the convenience
of shops nearby.

People who are seeking a standard residential
allotment of 700 square metres are more likely
to choose Traralgon to live in compared with
Toongabbie.

3.3.3 TOONGABBIE RESIDENTIAL LAND TRENDS

Only minimal residential activity has taken place
in Toongabbie in recent years, with an annual
development rate of 5.4 dwellings per annum
occurring between 2006 and 2019.

Median house prices are shown in Table CT6 and
Figure CT19, both of which illustrate that process
in Toongabbie has traditionally been above the
Latrobe City median. The 2017 median house
price for Toongabbie was $286,500 compared

to $223,000 for Latrobe. Since 2007 average
median house prices have grown at a rate of

55%; however, there was a severe downturn
between 2010 and 2012 before the median price
started to climb again. Prices have also fallen in
2015 and 2017, with 2017 experiencing a 9%
downturn when compared to 2016.

Toongabbie’s median house price has varied
greatly when compared to Latrobe City as a
whole. The reasons for this could include that
demand for lots with acreage that are not readily
available is increasing the prices due to the low
supply. Lot prices may also vary depending on
what has been sold that year as Toongabbie
includes broadhectare farms, rural residential
properties and residential land, and the small
volume of properties that are sold in the locality
relative to the volume of total number of sales
within the municipality. Toongabbie sells less than
10 properties per quarter. Of those properties
sold, approximately a fifth of each of the rural
residential properties and residential properties
comprised of vacant land (see 3.6.3 for details).

There has been a low rate of land that has been
released through subdivisions over the past year
with seven subdivision applications for two lot
subdivisions occurring between 2015 - 2019.
This equates to an average of 1.2 lots per year.
This indicates that development is more likely to
occur on lots that are currently vacant rather than
through subdivision potential.




Table CT6: Median house prices between 2007 and 2017 (in ‘000s)

Property 2007 | 2008 | 2009 |2010 [2011 (2012 |2013 |2014 |2015 |2016 (2017
Toongabbie 185 [196 |221 260 (230 (2125 (234 |261.5|235 [315 [286.5
House

Latrobe House 160 [165 [176.5[195 |209 |[208 212 1216 |215 (210 (223

Source: DELWP 2019a.

Figure CT19: Median house prices - Toongabbie compared to Latrobe
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3.4 Population Trends and Projections

3.4.1 HISTORIC POPULATION TRENDS FOR
LATROBE

Over the past ten years from 2009 to 2019
Latrobe’s City population increased by
approximately +3255 persons, equating to an
average growth rate of +326 persons or 0.44%
per annum as shown in Table CT7. In contrast,
regional Victoria’s average annual population
growth was significantly higher at 1.25% for the
same period.

The growth for Latrobe City can be broadly
broken up into five statistical areas - category 2
(SA2) which includes Traralgon, Morwell, Moe-
Newborough, Yallourn North-Glengarry, and
Churchill-Latrobe areas.

In 2019, the Traralgon region’s population was
28,207 and was the largest of the five regions.
Moe-Newborough had a population of 16,821
persons, Morwell had a population of 14, 042
persons, Churchill-Latrobe had a population of
11,628 persons and Yallourn North-Glengarry
had a population of 4,692 persons.

An excerpt from the Latrobe City Retail Strateqy
- Background and Analysis Report 2018 (p. 30)
states that:

While Traralgon is considered to be the centre

for population growth within Latrobe City, the
average rate of population growth between 2007
and 2017 of 1.3% per annum is broadly in line
with the rate of population growth experienced
throughout regional Victoria of 1.2% per annum.

Beyond market demand, a range of factors
have contributed Traralgon’s population growth
relative to other study regions, including large
land releases (due to Ministerial Amendments)
and availability of trunk infrastructure (water,

sewage etc.,) in developing areas of the town. In
contrast, it is understood that approved growth
areas in other major towns (e.q. Morwell) have
not progressed due to infrastructure issues.

The populations of Moe-Newborough Region,
Morwell Region and the Northern and Southern
Regions remained relatively stable over the 10-
year period to 2017.

This growth has appeared to have slowed down
from 2017 with the average annual growth

for Traralgon from 2009 to 2019 decreasing to
1.06%.

3.4.2 HISTORIC POPULATION TRENDS FOR
TOONGABBIE

Estimated Residential Populations per year are
only provided at a SA2 level; as such, Toongabbie
is calculated as a percentage of the Yallourn
North-Glengarry SA2. Toongabbie falls into the
Yallourn North-Glengarry SA2. As of 2016, it

has an estimated residential population of 996
people or approximately 21.45% of the SA2. This
reference point has been used when calculating
estimated residential population for Toongabbie
in 2019. It assumes linear growth. It is noted that
in 2009, Toongabbie accounted for 20.44% of
the population and as such there is likely to be a
variation between the actual population numbers
and the estimated population due to not taking
this variation in growth into account.

Over the past ten years Toongabbie’s population
increased by approximately +90 persons,
equating to an average growth rate of +9
persons or 0.95% per annum, as shown in Table
CT8. In contrast, this growth rate is significantly



higher than Latrobe’s annual growth rate of
0.44%, but lower than Regional Victoria’s annual
growth rate of 1.25% for the same period.

Table CT7: Historic population trends for SA2s in Latrobe

Category 2009 2014 2019 Ave. Annual Ave. Annual
Change Change
2009 - 2019 | 2009 - 2019
(No.) (%)
Yallourn North-Glengarry 4,478 4,547 4,692 +21 0.47%
Moe-Newborough 16,771 16843 16,821 +5 0.03%
Morwell 14,108 14111 14,042 -7 -0.05%
Traralgon 25,381 26888 28,207 +283 1.06%
Churchill-Latrobe 11,385 11576 11,628 +24 0.21%
Total 72,123 73965 75,390 +327 0.44%
Latrobe City 72,306 74134 75,561 +326 0.44%
Regional Victoria 1,340,147| 1,418,887 1,517,846 +17,770 1.25%
Source: ABS, 20109.
Table CT8: Historic population trends for Toongabbie
Category 2009 2014 2019 Ave. Annual Ave. Annual
Change Change
2009 - 2019 | 2009 - 2019
(No.) (%)
Toongabbie 915 975 1006 +9 0.95%
Yallourn North-Glengarry 4,478 4,547 4,692 +21 0.47%
Latrobe City 72,306 74,134 75,561 +326 0.44%
Regional Victoria 1,340,147 1,418,887 | 1,517,846 +17,770 1.25%
Source: ABS, 20109.
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3.4.3 AVERAGE NUMBER OF PERSONS PER
DWELLING

Toongabbie has an average of 2.7 persons per
dwelling in 2016, which has increased marginally
from 2.6 persons in 2011. This compares with the
Victorian average of 2.6 persons per dwelling for
both 2011 and 2016. However, the Toongabbie
average is higher than the regional Victorian and
Latrobe average number of persons per dwelling
which is 2.4 persons and 2.3 persons respectively.
The Latrobe average number of persons per
dwelling has decreased marginally from 2.4
persons in 2011. This is shown in Table CT9.

Table CT9: Average number of persons per
dwelling

Category 2011 2016 Change
Toongabbie 2.6 2.7 +0.1
Latrobe 2.4 2.3 -0.1
Regional Victoria |2.4 2.4 0.0
Victoria 2.6 2.6 0.0

Source: ABS, 2018a and ABS, 2018b; Remplan, 2020.
Note: The Toongabbie average number of persons per
dwelling has been calculated using the ‘counted in region
(persons)’ divided by the ‘counted in region (dwellings)’ to
average the number of persons per dwelling for the two
SA1 areas together.

3.4.4 POPULATION FORECASTS

Broader Toongabbie-Cowwarr Area

Based on the increase from 915 persons in
Toongabbie in 2011 to 992 people in 2016,
Toongabbie is increasing by 15.4 persons per
year at an average annual growth rate of 1.63%;
this growth rate has been used to predict a high
population growth scenario. This growth rate is
well above the Latrobe average predicted growth
rate of 0.7%, as specified in the Victoria in
Futures population change in Table CT10 (DELWP,
2019). It is noted that Toongabbie’s growth is off

a lower base.

The growth rate over the past ten years of 0.95%
has been applied as a medium growth rate
scenario.

If the Victoria in Future predictions (VIFSA) are
used for the Yallourn North - Glengarry District
which covers Toongabbie, then Toongabbie would
account for 21.45 percent of the total growth

in that area from 2016 to 2036; this growth
would equate to an average annual growth rate
of 0.45%. This growth rate has been used to
calculate a low growth scenario. These scenarios
are shown in Table CT11.

The forecasts show that the population of
Toongabbie will grow between 95 to 378 people
over the next 15 - 20 years.

Toongabbie Township

In the 2016 census (ABSa, 2019) Toongabbie
Township, or the residentially zoned area, had

a population of 500 persons. This equates to
10.21% of the Yallourn North-Glengarry SA2.

In 2011, the census data (ABSb, 2019) shows
that Toongabbie Township had a population of
443 persons. Based on these figures, the average
annual growth rate is 2.45%. If the percentage
of the VIFSA (VIF, 2019) is used between 2016
and 2036, then the average annual growth rate
is 0.26%. However, if the average annual growth
rate between 2009 and 2019 is used then this
equates to 0.79%. These can be used as the low,
medium and high growth rates for the township.
These scenarios are shown in Table CT12.

The forecasts show that the population of
Toongabbie Township will grow between 25 to
310 people over the next 15 - 20 years.




Table CT10: VIFSA predicted population change by SA2

VIFSA SA2 Areas 2016 2021 2026 2031 Change AAGR
VIFSA Churchill District 11,660 12,040 12,550 12,910 +1,250140.7%
VIFSA Glengarry North - 4,650 4,710 4,740 4,730 +80+0.1%
Tyers District
VIFSA Moe Town 16,500 16,580 16,870 17,690 +1,1901+0.5%
VIFSA Morwell Town 14,100 14,270 14,560 14,590 +850 [ +0.4%
VIFSA Traralgon Town 26,990 28,720 30,440 32,170 +5,180|+1.2%
Latrobe 73,900 76,320 79,160 82,460 +8,560 [ +0.7%
Victoria 6,053,350 6,598,360 7,147,980 7,701,110 +1,647,760|+1.6%
Source: DELWPR 20109.
Table CT11: Population growth scenarios for broader Toongabbie area
Pop. Data Set 2011 (2016 (2021 (2026 [2031 | 2036 |Total Change |Average
Growth between Annual
Rate 2016 and Growth
2036 (No. of
people)

High Toongabbie 915 9921 1075 1170 1265| 1370 +378 1.63%

ABS Census

Data
Medium [ Average annual 915| 996| 1045 1095 1150| 1205 +209 0.95%

growth rate

between 2009

and 2019

(21.45% of

Yallourn North

-Glengarry SA2)
Low Toongabbie 915| 996| 1045| 1060 1075| 1090 +94 | 0.45%

Estimated

Residential

Population

(21.45% of

Yallourn North

-Glengarry SA2)
Source: DELWR 2019. Remplan, 2020.
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Table CT12: Population growth scenarios for Toongabbie Township

Pop.
Growth
Rate

Data Set

2011

2016

2021

2026

2031

2036

Total Change
between
2016 and
2036 (No. of

people)

Average
Annual
Growth

High

Toongabbie
ABS Census
Data

443

500

565

635

720

810

+310

2.45%

Medium

Average annual
growth rate
between 2009
and 2019
(21.45% of
Yallourn North
-Glengarry SA2)

443

500

520

540

565

585

+85

0.79%

Low

Toongabbie
Estimated
Residential
Population
(21.45% of
Yallourn North
-Glengarry SA2)

443

500

505

515

520

525

+25

0.26%

Source: DELWR 2019. Remplan, 2020




3.5 Socio-economic Analysis

The following data is taken from Remplan

which uses Australian Bureau of Statistics Data
for 2011 and 2016. For consistency the SA1

areas for Toongabbie-Cowwarr and Toongabbie
urban centre have been used in this analysis; this
area equates to approximately 21.45% of the
Yallourn North-Glengarry SA2. As such, the data
presented does not align with the area considered
as a part of the Toongabbie Structure Plan.

However, these areas outside of the study area
are likely to use Toongabbie as a service centre
and are still considered relevant when reviewing
land supply.

Figure CT20: Toongabbie and Cowwarr
statistical areas level 1 (SA1)

Source: Remplan, 2020. Latrobe City Council, 2020.

ﬁﬁﬁﬁfﬂ?
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3.5.1 AGE STRUCTURE

Toongabbie has a median age of 35 years old.
17.94% of residents are aged between 0 and 14
years old compared to 18.1% for Latrobe.

There are three age ranges where a higher
percentage rate in Toongabbie is noted when
compared to Latrobe, Gippsland and Victoria.
Toongabbie has a higher percentage of 25-34
year olds at 16.35% than the state average
(15.01%) and Latrobe (12.7%.)

Secondly, Toongabbie has a higher percentage of
0-9 year olds (14.76%), compared with Latrobe
(12.07%), and Victoria (12.48%.) These two age
groups combined imply a large number of young
families are choosing to live in Toongabbie.

Thirdly, the 55-64 year age range is significantly
higher than the comparison areas with a
percentage of 17.54%, compared with Gippsland
(14.83%), Latrobe (13.94%) and Victoria
(11.43%). This is consistent with the trend for
this age group to seek a ‘tree change’ and the
stated reasons for moving to Toongabbie from
stakeholders at the community workshops.

B, . . M. ts i Toongabbie
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Table CT13: Age breakdown (2016)

Age Toon. | % Latrobe | % Gippsland | % Victoria | %
(years) | (Vic.) Region

0-4 70 6.98| 4,300 5.87 15,231 5.61 371,212 6.26

5-9 78 7.78| 4,544 6.20 16,712 6.16| 368,640 6.22
10-14 62 6.18| 4,302 5.87 15,858 585 341,061 5.75
15-19 66 6.58| 4,574 6.24 15,428 5.69| 356,334 6.01
20-24 50 499 4,906 6.70 13,524 499 413,797 6.98
25-29 85 8.47| 4,663 6.37 13,835 510 441,274 7.45
30-34 79 7.88| 4,640 6.33 14,568 5.37| 447,929 7.56
35-39 62 6.18| 4,061 5.54 13,907 5.13| 404,029 6.82
40 - 44 50 499| 4,322 5.90 15,412 5.68| 401,894 6.78
45 - 49 53 5.28| 4,646 6.34 17,280 6.37| 402,042 6.78
50 - 54 68 6.78| 5,188 7.08 18,641 6.87| 378,368 6.38
55-59 89 8.87| 5,288 7.22 20,077 7.40| 357,615 6.03
60 - 64 87 8.67| 4,926 6.72 20,156 7.43| 319,835 5.40
65 - 69 60 5.98| 4,468 6.10 20,154 7.43 291,392 4.92
70-74 35 3.49| 3,103 4.24 15,131 5.58| 218,202 3.68
75-79 9 0.90| 2,440 3.33 10,845 4.00( 165,109 2.79
80 - 84 0 0.00| 1,530 2.09 7,284 2.69( 119,898 2.02
85 -89 0 0.00 930 1.27 4,677 1.72 81,261 1.37
90 - 94 0 0.00 381 0.52 1,993 0.73 36,723 0.62
94 - 99 0 0.00 46 0.06 501 0.18 8,858 0.15

100+ 0 0.00 0 0.00 53 0.02 1,151 0.02
Total 1003 100.00| 73,258 100.00 271,267 100.00 | 5,926,624 100.00

Source: ABS, 2018a and ABS, 2018b. Remplan,

2020.
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3.5.2 INCOME

The median weekly personal income for a
Toongabbie resident aged over 15 years of age

in 2016 was $651.00. However, the average
weekly family median personal income was
$1838.00 which indicates that a large number of
families have dual incomes. The average weekly
income for personal ($651), family ($1838) and
household ($1609) income is slightly higher than
the state average ($644, $1,715 and $1,419). It is
much higher than the Latrobe ($544, $1,415, and
$1,078) and Regional Victorian ($576, $1,418
and $1,124) for personal, family and household
income per week in 2016. While the median
weekly personal income is growing at a rate
slightly less than the municipal average between
2011 and 2016, it is still well above the Latrobe
City average weekly personal income. Family

and Household income has vastly outgrown the
Latrobe City median by 26.50% and 29.86%,
respectively compared, to 14.48% and 14.44%.

The broader Toongabbie area has a SEIFA index
score of 1,023 out of 1,186; while the township
has a score of 979 which indicates a relative lack
of disadvantage in the area.

These statistics are shown in Table CT14.
3.5.3 HOUSEHOLD STRUCTURE

In Toongabbie, 78.9% of all the households were
family households, 19.4% were single person
households and 1.7% were group households.
Family households are marginally higher than
Victoria (72.5%) and much higher than Regional
Victoria (68.9%), and Latrobe (66.3%). A lower
percentage of lone person households is noted in
comparison to Victoria (24.7%), Regional Victoria
(29.0%) and Latrobe (31.1%).

There are 277 families living in Toongabbie in
2016 with an average of 1.9 children per family
with children at home. This pattern has increased
from 2011, where there were 268 families with
the same average of 1.9 children per family.

Of the families in Toongabbie, 48.4% were
couple families with children, 37.6% were couple
families without children and 14.0% were one
parent families. The number of couples with
children has increased by 5.5% since 2011,
indicating that there are a number of younger
couples living in Toongabbie who have gone on
to have children. 48.4% of couples with children
have a higher average than Latrobe.

In Toongabbie, of the couple families with
children, 16.5% had both partners employed
full-time, 2.1% had both employed part-time and
30.9% had one employed full-time and the other
part-time.

3.5.4 HOME OWNERSHIP

All 352 dwellings in Toongabbie are detached
dwellings. This number of dwellings has increased
by 20 dwellings up from 333 dwellings in 2011.

Toongabbie comprises a high share of dwellings
being purchased and a low share of rentals. Of
the occupied private dwellings in Toongabbie,
32.4% were owned outright, 57.1% were owned
with a mortgage, and 7.7% were rented. This
pattern has remained relatively stable since 2011
with 35.2% per cent being owned outright,
54.3% owned with a mortgage, and 8.1% being
rented. It is noted that the number of properties
being rented has not changed since 2011.

In comparison, for 2016, Toongabbie has a




marginally lower percentage of properties owned
outright (32.4%) with Latrobe at 35.6% and
Regional Victoria at 37.8% but is on par with
Victoria at 32.3%. Toongabbie has a higher

rate of owned with a mortgage (57.1%) in
comparison to Latrobe at 34.0%, Regional
Victoria at 37.8%, and Victoria at 35.3%.

Toongabbie also has a significantly lower share
of the rental market (7.7%) when compared to
Latrobe which has 26.4% of properties rented.
Regional Victoria and Victoria are similar to
Latrobe at 25.1% and 28.7% respectively.

Table CT14: Weekly median incomes in Toongabbie (2016)

Median Toongabbie | Toongabbie |Change |Latrobe |Latrobe |Change |Regional | Victoria
Weekly 2016 2011 % 2016 2011 % Victoria 2016
Incomes | ($) (%) (3) (%) 2016 (3)
People (3)
aged 15
years and
over
Personal 651 561 16.04 544 468 16.24 576 644
Family 1,838 1,453 26.50 1,415 1,236 14.48 1,418 1,715
Household 1,609 1,239 29.89 1,078 942 14.44 1,124 1,419
Source: ABS, 2018a and ABS, 2018b. Remplan, 2019.
Table CT15: Household structure in Toongabbie (2016)
Family Toon. |% |Toon. |% |Latrobe | % |Latrobe (% |Regional | % Victoria | %
Composition | 2016 2011 2016 2011 Victoria 2016

2016
Couple family 105(30.4( 116|344 7651|269 7,663|27.4| 159,025 29.6| 559,717|26.5
without
children
Couple family 135(39.0 113335 7,223|254| 7,699|27.5| 146,809 27.3| 709,965 |33.6
with children
One parent 391 11.3 371 11.0] 3,744113.2| 3,670(135] 59,832 11.1] 234,596 [ 11.1
family
Other family 0f 0.0 3 0.9 239 0.8 261 09 4,770 09| 27,800| 1.3
Lone person 671194 641 19.0| 8,776 31.1 8,103(29.0| 155,827 29.0| 521,828 (24.7
household
Group 6| 1.7 9 2.7 794 2.8 781 2.8 16,673 | 3.1 95,588 4.5
household

Source: ABS, 2018a and ABS, 2018b.
Note: Percentages are rounded to the nearest tenth of a decimal. Percentages may not equate to 100%. Toongabbie State
Suburb is used for the 2011 and 2016 figures, however, the area has changed between 2011 and 2016.
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Table CT16: Housing tenure in Toongabbie (2016)

Tenure Toon. | % |[Toon. | % |Latrobe | % |Latrobe |% | Regional | % | Victoria %
2016 2011 2016 2011 Victoria 2016
2016

Owned outright | 114 |32.4 | 118 |35.2 (10,045 |35.6 | 10,017 |35.8 203,317 [37.8|682,685 |32.3
Owned witha |201 |[57.1 (182 |54.3]9,562 |34.0 (9,740 |34.9 (178,924 |33.2|746,502 |[35.3

mortgage

Rented 27 7.7 |27 8.1 (7,460 |26.4 7,135 [25.5(134,890 [25.1|607,354 28.7
Other tenure |3 09 |0 0.0 [172 0.6 |187 0.7 |4406 (0.8 |17,178 0.8
type

Tenure type not | 7 20 |8 2.4 1939 3.3 |869 3.1 116,693 |3.1 [58,983 2.8
stated

Source: ABS, 2018a and ABS, 2018b.

3.5.5 HOUSING COSTS
Figure CT22: Mortgage repayments per

The median housing costs are calculated for month in Toongabbie

the Toongabbie township and the Toongabbie- Mortgage Repayment - Toongabbie - Cowwarr Statistical Area 1 (2016)

Cowwarr statistical areas (SA1) as shown below.

The data has been collected from Remplan which

Nil repayments

uses the Australian Bureau of Statistics 2016 $1§;222 .
Census data. $300-5440 | |13

$450-$599 1 |12
The average monthly mortgage repayment for $600-$799 | s
Toongabbie is $1419 which is lower than the $800-5999 |58
Victoria median of $1728. A total of 91.5% of $1Zgz$1lzz '7580
Too.ngabbie hougeholds pay Igss .than 30% of § :1:400::1:599 o4 |
their household incomes. Indicating that 8.5% 8 $1,600-$1.799 105
of home owners may experience some housing € 518001000 |2
stress. This share is higher than the other areas, $2,000-52,199 6
with Victoria the closest at 7.5%, Regional $2.200-52:399 |11
Victoria at 5.8% and Latrobe at 4.8%. Numbers 5240052590 |Es

$2,600-$2,999 [ |22
$3,000-$3,999 |10
$4,000-84,999

are shown in Table CT17.

Figure CT22 shows the breakdown of monthly $5000 and over 3
mortgage repayments and the number of persons Notstated |31
in each category for Toongabbie only. o 20 4 6 & 100 120

Persons

Source: Remplan, 2020.




The median rent in 2016 was $210, compared
to the Latrobe median rent of $200. 98.5% of
renters in Toongabbie spend less than 30% of
their household income, indicating that very few
renters in Toongabbie experience housing stress.
This is consistent with the higher incomes of the
area when compared to the Latrobe average.
Figures are shown in Table CT18.

Figure CT23 shows the breakdown of weekly rent
payments and the number of families in each
category for Toongabbie only.

Figure CT23: Rent payments per week in
Toongabbie

Rent - Toongabbie - Cowwarr Statistical Area 1 (2016)

Nil payments | Toongabbie
$1-$74 1

$75-$99 1|
$100-$124 1
$125-$149 1
$150-$174 1
$175-$199 1 4
$200-$224 1 7
$225-$249 1
$250-$274 1 4
$275-$299 1
$300-$324 1
$325-$349 1
$350-$374 1|
$375-$399 1
$400-$424 |
$425-$449 1
$450-$549 1
$550-$649 1
$650-$749 1
$750-$849 1
$850-$949 1
$950 and over 1|
Not stated 1|

Rent

0 1 2 3 4 5 6 7 8
Families

Source: Remplan, 2020.
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Table CT17: Average Mortgage Repayments per Month

Victoria
2016

Mortgage monthly payments Toongabbie

2016

Regional
Victoria
2016

Median Rent

Households where mortgage payments are
less than 30% of household income

Households where mortgage payments are
greater than 30% of household income

Source: ABS, 2018a and ABS, 2018b.

9 9 94.2

5.2

1.5

Table CT18: Median Rent per Week

Victoria
2016

Rent weekly payments Latrobe Regional
Victoria

2016

Median Rent

Households where rent payments are less
than 30% of household income

Households where rent payments are
greater than 30% of household income

Source: ABS, 2018a and ABS, 2018b.




3.6 Recent Activity

This section details the recent activity of dwelling
approvals achieved across Toongabbie in recent
years.

Residential building permits are measured from
2006 to 2019, and this data is presented across
the part of the Toongabbie locality that is located
within the municipality. Farming Zone lots have
been split into lots under six hectares (the largest
subdivision size under a rural living zone), and
lots between six and 40 hectares. There are no
lots within the locality that are larger than 40
Hectares.

3.6.1 ANALYSIS OF BUILDING PERMITS

Only a limited number of building permits for
dwellings have been issued in Toongabbie over
the past 13 years, 2006 to 2019. The total
number of dwelling building permit approvals has
declined from a peak of 14 in 2007 and 2009 to
4in 2017 and 2018, while it has picked up to 7
in 2019.

Figure CT24 summarises the number of new
dwellings involving domestic building permits, as
sourced from the Building department of Latrobe
City Council. This data can be further broken
down in to four categories which include:

Dwelling Approvals

Dwelling Extensions

Dwelling Re-erections

Other building approvals (i.e. school buildings,
CFA building)

These categories are summarised in Figure CT25.
All of the dwelling building permits have been for
a single house on a lot.

Photo: Aerial of Toongabbie between
Hower St and Ries St

1gabbie
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Table CT19: Dwelling approvals per year

Dwelling Approval by | Year
Type ‘06 |07 |08 |09 |10 (11 |"12|13 |14 15|16 |17 |'18|'19
Total Dwelling Approvals |9 |16 [11 |14 |12 |8 [8 |6 9 [5 |6 |4 5 |7
Dwelling Approvals 9 (10 |6 9 6 |5 [5 |4 8 [4 |6 |4 5 |7
Dwelling Extensions 0 |5 |2 3 1 3 12 |2 0 |1 0O [0 [0 |O
Dwelling Re-erection 0 |0 |2 0 1 0O |0 |[O O [0 (0O [0 |O |O
Other Building Approvals |0 |1 1 0 3 10 [1 |O 1 O (0 |0 |O |O
Source: Latrobe City Council, 2020a.
Figure CT24: Total dwelling approvals
Total Dwelling Approvals
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Source: Latrobe City Council, 2020a.




Figure CT25: Dwelling approvals by type

Dwelling Approvals by Type
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3.6.2 RECENT SALES ACTIVITY

Over the past five years 2015 to 2019, A total

of 86 property sales have been recorded within
the Toongabbie locality. Of these 34 sales were
residential allotments with houses, 25 sales were
rural residential allotments with houses, 10 sales
were rural (larger than 6 hectares) allotments
with houses, nine sales were vacant residential
allotments, seven sales were vacant rural
residential allotments and one sale was a vacant
rural allotment. Total vacant land sales account
for approximately 19.76% of the sales activity
within Toongabbie. Total vacant land accounts
for 20.93% of all residential property sales, while
it accounts for 21.88% of rural residential land
sales.

Table CT20: Property sales

Category No. of Percentage
properties | of sales
sold (%)

Residential allotment 34 39.53

with house

Vacant residential 9 10.47

allotment

Rural residential 25 29.07

allotment with house

Vacant rural 7 8.14

residential allotment

Rural allotment with 10 11.63

house

Vacant Rural 1 1.16

allotment

Source: Domain, 2020.

3.6.3 RECENT DEVELOPMENT RATES

Annual dwelling approvals have varied between 4
approvals in 2018 and 7 approvals in 2019. Over
the past 10 years, there has been an average

approval of 7.10 dwellings; it has dropped to 5.4
dwellings over the past five years since January
2015. A total of 68% are within the residential
area, while a further 24% are in a rural
residential type situation. A summary of recent
development of residential land in Toongabbie is
presented in Table CT21.

Between January 2014 and December 2019,

27 dwellings were developed in Toongabbie,
including 18 in Neighbourhood Residential Zone
4, one in Rural Living Zone 2 to the north of

the Toongabbie township, six in Farming Zone
which is less than six hectares in size, and two
in Farming Zone where the size of the land is
between six and 32 hectares and within 1.5
kilometres of the township.

The majority of development has occurred

on blocks that average 2,617m? within the
General Residential Zone 1 (now Neighbourhood
Residential Zone - Schedule 4); the smallest
block is 876m?2 and the largest is 14, 446m=2. The
development that has occurred in Toongabbie
over the past five years is vastly different from
the Residential and Rural Residential Land
Assessment 2009 which stated that:

There appears to be a demand for large lifestyle
lots in Toongabbie compared with smaller
standard residential lots, as evidenced by the
combined development rate of RLZ and FZ lots
being greater than the development rate of R1Z
[now NRZ4] land

A number of reasons account for this change
which include the Rural Living precincts to the
north being largely developed and the relatively
large size of the residential blocks lends itself to
low density type situation when compared to the
neighbouring town of Glengarry.



Table CT21: Dwellings approvals by zone 2015-2019

Zone No. of No. of Annual Percentage |Percentage | Median |Median
Lots Dwellings |Development |of of lot size |lot size
Developed | Developed | Rate Dwellings | Dwellings | (m?) in Study
(excludes Developed |Developed Area
dwelling in the (m2)
alterations Study
and Precinct
second
dwellings)

NRZ4 16 17 3.4 63% 68% 2,579 2,617

RLZ4 1 1 0.2 4% 0% | 15,459 0

FZ (less 5 6 1.2 22% 24% | 21,771 24,634

than 6

Ha)

FZ 3 3 0.6 11% 8% | 185,003 | 120,514

(between

6 and 40

Ha)

Total 25 27 5.4 100% 100% 63,286 59,494

Source: Latrobe City Council, 2020a.

Figure CT26: Dwelling approvals by zone 2015-2019

Dwelling Approvals by Zone

SO N B OO 0O O NP OO

Number of Dwelling Approvals

O No. of Lots Developed

(excludes dwelling

alterations and second

dwellings)

T 1

NRZz4

RLZ4

Source: Latrobe City Council, 2020a.
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3.7 Land Supply

This section details the supply (measured in

the number of lots) of residential and rural
residential land as of March 2020. This covers the
Toongabbie township for residential supply and
the Toongabbie and Cowwarr localities that are
located within the border of the municipality.

3.7.1 SUPPLY OF RESIDENTIAL LAND

The assessment of the supply of residential and
rural residential land lots does not take into
account a number of factors that could limit

the number of actual developable lots, such

as environmental constraints (e.g. floodway
constraints) or infrastructure constraints. These are
further considered in section 3.9 Limitations and
other Considerations. It is likely that the number
of lots which could eventually be developed is
considerably lower than the estimates in this
analysis.

Land zoned for residential development in the
Toongabbie precinct comprises NRZ4 and TZ.

The rural residential comprises of RLZ2 zoned
land located to the north of Toongabbie in
Toongabbie North and Cowwarr, and a number
of FZ1 lots that are less than 6 Hectares. No Low
Density Residential Zoned land (LDRZ) is located
in Toongabbie. A summary of the rural residential
and residential land is provided in Table 15 and
further discussed in the following sections.

Supply of Neighbourhood Residential Zone Lots
The supply of residential land is made on the
assumption that lots are at 1000 square metres
as this is the stated preferred minimum from
interviews conducted with real estate agents.

In the Toongabbie study area this consists of:

Lots available for development: Approximately
10 NRZ4 lots are available for development in

Toongabbie.

Total vacant lot potential: Total vacant

lot potential in Toongabbie is estimated at
approximately 80 lots, which includes 10 vacant
lots available for development and approximately
70 lots which could be generated through
subdivision. This figure is based on an estimate of
1000 square metres per lot and in keeping with
the existing land use pattern. A number of these
properties considered to be vacant do have sheds
or outbuildings on them and may be unlikely to
be developed in the near future.

Occupied Lots with Subdivision Potential:
An additional 241 lots could be provided from
occupied lots that are 2000 square metres or
more or have vacant titles. This is assuming
that the subdivision would be consistent with
the surrounding land use pattern and would be
subdivided at 1000 square metres.

However, the residential zoning in Toongabbie
allows for lots down to 500 square metres
without the need for a planning permit for a
dwelling. 1000 or 2000 square metres is not
considered to be a standard density, as such Table
CT22 outlines the number of lots under a number
of different scenarios that could result because of
the current zoning. These scenarios are calculated
on lot size and whether a lot is developed or not.
As such, it varies from calculations in Tables CT24
and CT25, particularly for lots at 2000 square
metres as that calculation includes titles that

may be less than the minimum lot size and when
placed with the parent lot may not be calculated
as large enough to subdivide to a particular size
under the following scenarios. These include:

e All lots developing to the minimum lot size
under the zone that does not trigger a
planning permit for a dwelling (500 square




metres);

e All lots develop to a minimum of 1000 square
metres; and

e All lots develop to a minimum of 2000 square
metres.

Table CT22: Lot yield based on different
scenarios

NRz4 | TZ Total
Lots
No. of lots at 500 883 22 905
square metres
No. of lots at 1000 315 9 324
square metres
No. of lots at 2000 86 3 89
square metres

Source: Latrobe City Council, 2020.

Supply of Township Zone Land

Lots available for development: Three parcels
of vacant land in the Township Zone exist. These
vacant parcels could either contribute to the
residential land supply or provide opportunities
for further commercial opportunities.

It is preferred that these vacant lots provide
further commercial opportunity; however, it is a
residential zone and allows for a dwelling without
a planning permit currently. As such, it has been
included in the land supply analysis as potential
residential lots.

Total vacant lot potential: These three lots have
a further potential for an additional four lots at
1000 square metres per lot.

Occupied lots with subdivisional potential:

Two lots that could potentially be subdivided
create an additional two lots.

ﬁﬁﬁﬁfﬂ?

3.7.2 SUPPLY OF RURAL RESIDENTIAL LAND

The supply of rural residential land in Toongabbie
consists of rural living zoned land and lots in the
Farming Zone under 6 Hectares.

Supply of Rural Living lots
The RLZ to the north of Toongabbie consists of:

Lots available for development: Two vacant
lots are available for development. There are no
approved subdivisions.

Occupied lots with subdivision potential:
Seven potential lots are located in the RLZ

and these consist of three vacant titles and
approximately four lots that can be created
through subdivision of one larger lot based on the
minimum lot size of 4 Hectares.

Supply of Farming Zone lots

Lots available for development: Eight lots are
available on lots under six hectares in the Farming
Zone 1. These lots currently need a planning
permit for any development associated with a
dwelling.

Occupied Lots with Subdivision Potential:
Currently, 19 vacant titles on lots under six
hectares are located in the FZ1 that form part

of a larger property. This includes titles where a
waterway runs through them. This analysis has
not assessed whether these lots can be developed
or not. However, it is noted that residential
development is unlikely on these parcels.
Subdivision potential has not been considered as
a part of this assessment due to the minimum
subdivision being 80 Hectares.

Tables CT24 and CT25 consolidates all of this
information.

toa . Mo tm st Toongabbie



Figure CT27 shows the vacant properties, vacant
titles, occupied lots with subdivision potential
and vacant lots with subdivision potential. There
are no lots in approved subdivisions. All vacant
titles in the Farming Zone within the study have
been shown, although they all will trigger a
planning permit as they are below 80 Ha and
have no subdivision potential. Although, they sit
outside the study area, Figures CT28 and CT29
also show the Toongabbie and Cowwarr rural
living precincts and their lot potential as they
contribute to available lifestyle options in the
area.

Photo: Toongabbie Men's Shed.
Source: McKenzie, T.,, 2020.




Table CT23: Lot yield category descriptions

Land Type Description Composition
of Categories
A | Vacant Lots Vacant GRZ1 and TZ lots which are less than 1000m?; -
vacant FZ lots which are less than 5Ha; and vacant RLZ
which cannot be further subdivided according to relevant
minimum subdivision sizes.
B | Lots in approved Lots which have planning approval to be subdivided. -
subdivisions
C | Lots available for | An estimate of the number of lots which could be A+B
development developed with no further subdivision approval required by
Latrobe City Council.
D | Vacant land Vacant lots which could be potentially subdivided into at
with subdivision least two lots based on an average lot size of 1000 square
potential metres to correspond with the surrounding land use
pattern. For NRZ4 and TZ land this consists of vacant lots
which are at least 2000m?2.
E | Total vacant lot An estimate of the total lot potential on land which C+D
potential is currently vacant and which has the potential to be
developed in the near future.
F [ Vacant parcels Vacant land titles which form part of a larger property -
of land that are which contains a dwelling.
part of a larger
occupied allotment
G [ Occupied lots Lots which are occupied by a dwelling but are large -
with subdivision enough to be subdivided into at least two lots based
potential on an average lot size of between 1000 square metres
to correspond with the surrounding land use pattern.
Including a lot for the existing dwelling or in NRZ4 and TZ
zone where the lot can create at least two lots of 1000m?2.
H | Additional Land which is currently occupied but has the potential to | F+G
lot potential accommodate additional lots in the future.
on occupied
allotments
Source: Essential Economics, 20009.
2o Hars he e o Mate 1t~ Toongabbie
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Table CT24: Lot yield categories by zone

Zone A B C D E F G H Total
(E+H)
NRZ4 10 0 10 70 80 20 222 242 322
TZ 1 0 1 4 5 2 2 4 9
RLZ 2 0 2 0 2 3 4 7 9
FZ 8 0 8 0 8 19 0 19 27
Source: Latrobe City Council Field Survey, March 2020. Aerial photos: Latrobe City Council, January 2020.
Table CT25: Lot yield by zone
Zone Lots Total vacant lot | Total occupied lots Total lot
available for | potential (E) with subdivision potential
development potential (H)
(@)
NRz4 10 80 242 322
TZ 1 5 4 9
LDRZ N/A N/A N/A N/A
Total Residential Zoned 11 85 246 331
Land
RLZ 2 2 7 9
FZ (less than 6 Ha) 8 8 19 27
Total Rural Residential 10 10 26 36

Land
Source: Latrobe City Council Field Survey, March 2020. Aerial photos: Latrobe City Council, January 2020.
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3.8 Identification of Additional Land Requirements

3.8.1 DWELLING FORECASTS

An estimate of dwelling demand over the next
15 years has been based on the percentage of
the Yallourn North-Glengarry SA2 for the broader
Toongabbie area.

Using the high growth scenario of an increase
of 1.63%, an additional 134 dwellings will be
required by 2036, while the moderate growth
scenario will result in an additional 73 dwellings
needed by 2036. Lastly, if the low growth
scenario was applied then an additional 31
dwellings would be required by 2036.

The results of each of these calculations is shown
in Tables CT26 to CT29. The average number of
persons per dwelling is assumed to remain at 2.7
persons per dwelling over the next 15 years.

It would be prudent to plan for the high growth
scenario to ensure that all demand is catered
for in terms of ensuring adequate land supply in
planning terms.

Photo: Aerial of Toongabbie corner of Guyatts Rd and Harris




Table CT26: Dwelling forecast demand - high growth scenario

Forecast dwelling demand 2016 |2021 |2026 (2031 |2036 |Additional
Dwellings
Required

Forecast population - High growth scenario 9921 1075| 1170| 1265| 1370

Average number per household 2.7 2.7 2.7 2.7 2.7

Number of Dwellings 373 398| 433| 469( 507

Source: DELWR 2019. Remplan, 2020. Latrobe City Council, 2020b.

Table CT27: Dwelling forecast demand - moderate growth scenario

Forecast dwelling demand 2016 |2021 |2026 (2031 |2036 |Additional
Dwellings
Required

Forecast population - Moderate growth scenario| 996| 1045| 1095( 1150| 1205

Average number per household 2.7 2.7 2.7 2.7 2.7

Number of Dwellings 373| 387| 406| 426 446

Source: DELWER 2019. Remplan, 2019. Latrobe City Council, 2020b.

Table CT28: Dwelling forecast demand - low growth scenario

Forecast dwelling demand 2016 |2021 |2026 (2031 |2036 |Additional
Dwellings
Required

Forecast population - Low growth scenario 996( 1045| 1060| 1075( 1090

Average number per household 2.7 2.7 2.7 2.7 2.7

Number of Dwellings 373| 387| 393| 398| 404

Source: DELWER 2019. Remplan, 2020. Latrobe City Council, 2020b.

Table CT29: Dwelling forecast demand summary

Forecast dwelling demand 2016-2036 Low growth Moderate High growth

scenario growth scenario
scenario

Forecast dwelling demand +31 +73 +134

Forecast annual residential dwelling demand in 1.55 3.65 6.70

Toongabbie

Source: Latrobe City Council, 2020b.
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3.8.2 DWELLING DEMAND BY ZONE

Between 2015 and 2019 Residential development
has accounted for 63% percent of the
development within Toongabbie, while rural
residential development accounts for 26%.

This differs markedly from the Latrobe City
Council Residential and Rural Residential Land
Assessment 2009 which stated that rural
residential development accounted for 57% of
development within Toongabbie.

This difference could be partly attributed to the
availability of land. However, interviews with

real estate agents have indicated that 2 Hectares
or more is a highly sought after property size.

For that reason, this assessment will use the

same assumptions from the Latrobe City Council
Residential and Rural Residential Land Assessment
2009 for dwelling demand by zone as it broadly
equates to current residential development rates
and allows for a slightly higher development rate
in rural residential areas assuming Rural Living
land is released through the Toongabbie Structure
Plan. This approach also assumes that a portion
of the demand will be for Low Density Residential
Land of 2000 square metres to 4000 square
metres per lot which is consistent with the 95 of
230 allotments that are larger than 2000 square
metres within the Toongabbie Township.

The following share of dwelling demand in
Toongabbie is assumed:

® NRZ4 and TZ will accommodate for 40% of
dwelling demand,;

e | DRZ will accommodate for 30% of dwelling
demand; and

e RLZ will accommodate 30% of dwelling
demand.

Based on the above assumptions, forecast
dwelling demand by zone in Toongabbie under
the high growth scenario for the next 15 years to
2036 is as follows:

e Residential: 54 dwellings
e Low Density: 40 dwellings
e Rural Residential: 40 dwellings

If the average annual dwelling demand is applied
between 2016 and 2019, then the dwelling
demand for a high growth scenario reduces to:

Residential: 43 dwellings
Low Density: 32 dwellings
Rural Residential: 32 dwellings

Table CT30 summarises the forecast residential
and rural residential demand in Toongabbie by
zone.




Table CT30: Dwelling forecast demand by zone

Period

Low Growth Scenario
(2016-2036)

Moderate growth
scenario (2016-2036)

High Growth Scenario
(2016-2036)

2016 - 2036

NRZ4 and TZ 40% 40% 40%
LDRZ 30% 30% 30%
RLZ 30% 30% 30%
Total 100% 100% 100%

2019-2036

Total dwelling demand 31 73 134
forecast in Toongabbie

Dwelling demand by zone

NRZ4 and TZ 13 29 54
LDRZ 9 22 40
RLZ 9 22 40

Total dwelling demand 25 58 107
forecast in Toongabbie

Dwelling demand by zone

NRZ4 and TZ 10 23 43
LDRZ 7 17 32
RLZ 8 18 32

Source: Essential Economics, 2009. Latrobe City Council, 2020b.
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3.8.3 LAND SUPPLY REQUIREMENTS

The adequacy or not of the supply of residential
and rural residential land is calculated by taking
the total lot potential and dividing it by the
forecast dwelling demand.

A development discount rate of 20% is applied to
the total projected lot potential, where this rate
assumes that 20% of the lots identified as having
future residential capacity will not be developed
for various reasons. These reasons may include
land holdings, speculative investments or lots that
are not available for development. On this basis
lot capacity will be reduced to 266 lots in the
Neighbourhood Residential Zone and Township
Zone, seven lots in the Rural Living Zone, and 29
lots in the Farming Zone where the lot size is less
than 6 hectares. If the forecast dwelling demand
of 2.7 dwellings in the Neighbourhood Residential
Zone 4 (NRZ4)/Township Zone (TZ) continues then
at 1000 square metres there is approximately

123 years land supply. However, this is reduced

to approximately 98 years of supply if the 20%
differential is applied. There is approximately 4.5
years of land supply in the Rural Living precincts

(RLZ), if all the rural residential type land (Rural
Living zone and Farming Zone lots under 6
Hectares) were available then there would be
approximately 18 years of land supply available.
However, this is reduced to approximately 3.5
years of Rural Living Zoned land with the 20

percent differential and 14.5 years of supply if the
FZ lots under six hectares is included.

In summary, this assessment indicates that there is

a need for more rural living zoned land and that
there is currently sufficient supply of residential
land, There is currently no LDRZ land; however
on the basis of 32 dwellings being required with
an average annual development rate of 2.0, a
16-year supply is required. Provision should be
made in the Toongabbie Structure Plan for future
low density residential areas to cater for future
demand. Some LDRZ land should be released at
this point in time.

Table CT31 summarises this land supply and

demand.

Table CT31: Summary of land supply and demand

Total lot |Total lot Forecast Forecast Years | Years of
potential |potential | dwelling dwelling of supply
with 20% | demand by |demand supply |with 20%
differential (2036 per year differential
Residential zoned land 331 265 43 2.7 123.0 98.0
Low Density Residential 0 0 32 2.0 0.0 0.0
Land
RLZ land (with FZ land 36 29 32 2.0 18.0 14.5
under 6 hectares)
RLZ land 9 7 32 2.0 4.5 3.5

Source: Latrobe City Council, 2020b.

Note: It has been assumed that the average dwelling demand of has occurred between 2016 and 2019 and these
have been subtracted from the total dwelling forecast. Numbers rounded to nearest 0.5 of a number,




3.8.4 IMPLICATIONS FOR LAND SUPPLY

Based on the analysis presented in this chapter,
there is a sufficient total supply of NRZ4 and

TZ land to satisfy forecast demand until 2036.
However, this outcome relies on large parcels
of land in the existing NRZ4 being subdivided
and become available for development. The
existing supply of vacant NRZ4 and TZ provides
for approximately 31 years of supply based on
the high growth scenario. However, this drops to
approximately 4 years if only the vacant lots are
taken into account.

As only a limited supply of RLZ land exists (there
is a shortage to meet demand), potential exists
for additional land to be identified in order

to meet forecast demand over the next 15
years. The existing vacant lot supply equates to
approximately 1 year based on the high growth
scenario.

Currently, no LDRZ land exists within Toongabbie,
If LDRZ land is provided, it is likely that such
supply would attract some interest as the 4000
square metre allotments were mentioned as a
drawcard for townships like Toongabbie. This
is evident from interviews conducted with real
estate agents and having consideration for the
recent development trends in Toongabbie. If
no LDRZ is provided, it is likely that this latent
demand will be taken up by additional RLZ
properties, meaning that additional land would
need to be supplied to meet this demand.

Table CT32 summarises the adequacy of the land
supply in Toongabbie as of March 2020.

Table CT32: Adequacy of Land Supply - Toongabbie to 2036 (as of March 2020)

Zone Low Growth Scenario

Supply of lots available for development

Moderate Growth
Scenario

High Growth Scenario

Supply of total vacant lot potential

NRZ4 and TZ 17 years supply 8 years supply 4 years supply
LDRZ No supply No supply No supply
RLZ 4 years supply 2 years supply 1 year supply

NRZ4 and TZ 131 years supply 59 years supply 31 years supply
LDRZ No supply No supply No supply
RLZ 4 years supply 2 years supply 1 year supply

Source: Latrobe City Council, 2020b.
Note: Land supply in years expressed in rounded totals.
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By 2036, under the high growth scenario, it is
estimated that there will be a shortfall of 23 RLZ
lots available for development and a shortfall of
32 LDRZ lots.

Two different scenarios are presented for potential
RLZ lots, which include:

e All lots are 2 Hectares as is consistent with
the fragmented FZ land to the west of the
township.

e All lots are 4 Hectares as is consistent with the
RLZ land to the north of the township.

For lots at two hectares there would need to be
an additional O Hectares to 46 Hectares. At 4

hectares there would be a need for between 0
Hectares and 92 Hectares.

For LDRZ land, it is assumed that the lots are
unsewered so they would have a minimum
subdivision size of 4000 square metres. As such,
there is a need for an additional 2.8 Hectares to
12.8 Hectares of land.

The land requirements are summarised in Table
CT33 which shows what is needed beyond the
total lot potential to meet the forecast dwelling
(and therefore lot) requirements.

Residential land is not shown as there is a
sufficient supply over the next 15+ years.

Table CT33: Land Requirements - Toongabbie, 2019 to 2036 (as of March 2020)

Zone Low Growth Scenario | Moderate Growth High Growth Scenario

(2019 - 2036) Scenario (2019 - 2036)

(2019 - 2036)

Low Density Residential Zone (LDRZ)
Short fall in supply 7 17 32
Average Lot size 4000 sg. m 4000 sg. m 4000 sg. m
Land required to meet 2.8Ha 6.8Ha 12.8Ha
15 year land supply
Rural Living Zone (RLZ)
Short fall in supply 0 9 23
Average Lot size 2Ha 2Ha 2Ha
Land required to meet 0.0 18Ha 46Ha
15 year land supply
Average Lot size 4Ha 4Ha 4Ha
Land required to meet 0.0Ha 36Ha 92Ha
15 year land supply

Source: Latrobe City Council, 2020b.




3.9 Limitations and other Considerations

This section looks at the possible limitations and
needs for this land supply assessment.

It will look at:

Sewer capacity;

Bushfire Provisions;

Flooding constraints;

Age structure and ageing in place; and
Dwelling suitability.

Sewer, flooding and bushfire are discussed in
further detail in the Toongabbie Structure Plan
Background Reports - Bushfire Assessment 2020
and Infrastructure and Servicing Assessment
2020.

3.9.1 SEWER CAPACITY

With the exception of the TZ and the LDRZ,
residential zones must be connected to
reticulated services including sewer, water and
electricity. Gippsland Water has stated that the
current sewer system in Toongabbie has capacity
for 40 additional sewer connections.

At 2.7 dwellings per year, this equates to
approximately 15 years worth of land supply for
the residentially zoned land. However, Gippsland
Water says on average there are two additional
connections per year; this would equate to 20
years of supply for the residentially zoned land.

3.9.2 BUSHFIRE PROVISIONS

The draft Municipal Bushfire Risk Assessment
2020 forms part of the draft Rural Rezonings
Strategy and is in response to Amendment
VC140 and an assessment against Clause

13.02 to the Latrobe Planning Scheme. The
draft Municipal Bushfire Risk Assessment 2020
proposes to introduce a “stop light” map (Figure

ﬁﬁﬁﬁfﬂ?

BF12 in the draft Toongabbie Structure Plan
Background Reports - Bushfire Risk Assessment
2020) for future rural living precincts. It has three
risk categories:

e Extreme - No further rural living rezonings
should occur;

e Significant - Rural living rezonings could
proceed if the bushfire risk is appropriately
mitigated; and

e Lower - Rural Living rezonings can proceed.

The rural living precincts in the north of
Toongabbie and Cowwarr are both in the
extreme category (see Figure BF12 on page 583).
It is proposed that those areas currently outside
of the Bushfire Management Overlay (BMO) may
be included in the BMO. As such, it is likely that
further subdivision is unlikely to be supported by
the CFA. This means that the rural residential land
supply could be reduced by four lots, eliminating
2.0 years of supply. Under the BMO, the existing
vacant lots and titles could still be potentially
developed.

Precinct A within the Toongabbie study area (refer
to page 13) sits partially within an Extreme Risk
area. However, all other precincts can support
Rural 