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1 Gelnferrie Road 
Malvern, 3144 

Our Ref: 3230036 
Authorship:  

   

23 April 2024  

 

Via email:    

Dear , 

Re: 5483 & 5495 Princes Highway, Traralgon – Residential Supply and Demand 

This letter of advice has been prepared for Stable Property Group Pty Ltd (the client) and provides an assessment 
of the supply and demand for residential land in Traralgon, which is situated in Latrobe City.  We understand that 
the client is seeking to have land at 5483 & 5495 Princes Highway, Traralgon (the Subject Land) rezoned from the 
Farming Zone (FZ) to the General Residential Zone (GRZ) and the Commercial 1 Zone (C1Z). The Subject Land is 
located just beyond the current township boundary. The Subject Land is identified in Figure 1 on the following 
page. 

It is understood the client is looking to fast-track the proposed amendment through the Development 
Facilitation Program (DFP). Since responding to DFP’s request for further information DFP requires further 
evidence to show Traralgon currently has less than 5 years of residential land supply. As such, Ethos Urban has 
been engaged to prepare a residential supply and demand assessment for Traralgon to be submitted with the 
rezoning and planning permit application and shows the medium to long-term supply situation, and short-term 
or ‘market available’ supply. 

It is noted that the conventional approach of assessing the adequacy of supply is that if a parcel does not 
currently contain a dwelling or existing use in a residential zone, or is identified for residential development in a 
structure plan or growth plan, it is considered to be supply. This approach has been taken in this letter of advice. 

However, another approach has also been undertaken which is to examine the availability of residential lots for 
sale in active estates; that is to say, a measure of the actual supply available to the market in the short term. This 
approach is considered important as a regional city literally running out of land available for purchase would 
represent a poor economic outcome.  

Traralgon has positive attributes to support growth in population and housing, with the town acting as the major 
retail and commercial centre in the Latrobe municipality. In recent years, Traralgon has experienced relatively 
strong levels of take-up of residential vacant land, and the town represents Latrobe City’s primary centre for 
residential growth.  

This Letter of Advice considers residential land supply and demand in Traralgon, and addresses the following key 
areas:  

1. Local and Regional Context 

2. Demand Assessment  

3. Theoretical Land Supply  

4. Active Estate Land Supply 

5. Conclusions and Implications.  
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1.0 Local and Regional Context 
1.1. Regional Context 

Latrobe City is located approximately 150km east of Melbourne and is a major regional Victorian municipality, 
with a population of approximately 77,470 residents. Significant coal deposits have underpinned the 
municipality’s employment and population growth over many generations.  

A structural economic shift is occurring in the region, associated with the shutdown of several coal-fired power 
stations and the broad shift away from coal power towards renewable energy alternatives. However, recent 
growth and the outlook for future growth in Traralgon is comparatively strong as it is generally considered to be 
the population and economic growth centre for Latrobe City.  

Four main townships are located in the municipality: Traralgon (29,590 persons), Moe (15,850 persons), Morwell 
(14,080 persons) and Churchill (4,900 persons). These central towns (with the exception of Churchill) are located 
along the Princes Highway/Freeway and are supported by several small and district townships.  

The regional location and context of Traralgon is reflected in Figure 1. 

Figure 1 Regional Context 

Source: Ethos Urban using QGIS 
 
 
 
 
 
 
 
 
 
 
 
 

 



  

23 April 2024  |  Traralgon West  |  Residential Supply and Demand Assessment  |  3     

1.2. Proposed Project 

The Subject Land at 5483 & 5495 Princes Highway, comprises an area of 57ha and is situated in the FZ. It is 
presently occupied by one dwelling with legacy agricultural activities undertaken on the balance of the site. The 
Subject Land has significant frontage along the east-bound carriageway of the Princes Highway on the eastern 
urban edge of Traralgon.  

The Subject Land has a range of attributes which support residential development, including:  

• Relatively flat, unencumbered and easily developable land; 

• Frontage along the Princes Highway, the primary road link to Melbourne and surrounding townships 
including Warragul and Sale; and 

• Neighbouring rural living residential area surrounding the Subject Land to the north, east and west. 

A concept plan (Figure 2) for the urban development of the Subject Land has been prepared by Beveridge 
Williams which provides guidance in terms of future development. This allows for a total of 518 residential lots 
with two entry points from the Princes Highway. 
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Figure 2 Indicative Development Plan 

 
Source: Beveridge Williams
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1.3. Planning Context 

1.3.1. State Planning Context 

Clause 11.02-1S of the Latrobe Planning Scheme 

State Planning Policy relating to the Supply of Urban Land. A key strategy is to:  

“Plan to accommodate projected population growth over at least a 15-year period and provide 
clear direction on locations where growth should occur. Residential land supply will be 
considered on a municipal basis, rather than a town-by-town basis”. 

The strategy refers to the consideration of land supply at a municipal level, though it is noted there is some 
ambiguity as to how to interpret the adequacy of land supply at a local level against the needs of the 
municipality. The need for discrete assessments on a more localised basis is particularly relevant in regional and 
rural areas where the particulars of demand and supply may vary significantly between urban centres. In many 
instances, a measure of the adequacy of land supply is frequently undertaken against a particular urban centre 
rather than at a municipal level.  

Traralgon is Latrobe City’s primary urban growth area with regional significance in terms of retail and 
commercial services. It is important to ensure there is sufficient residential land supply in the township to 
provide for at least 15 years urban growth, as land supply constraints in Traralgon have the potential to affect 
overall growth in the municipality.  

Development Facilitation Program (DFP) 

As defined by the Department of Transport and Planning (DTP), “the Development Facilitation Program (DFP) is 
an accelerated assessment pathway for priority projects in identified sectors to inject investment into the 
Victorian economy, keep people in jobs and create homes for people. All applications lodged to the DFP will be 
determined by the Minister for Planning or the Department of Transport and Planning under delegation.” 

For residential development in regional Victoria applications must meet the following thresholds and criteria: 

“$15 million development cost (DC) and must deliver at least 10 per cent of the total number of dwellings in the 
development as affordable housing. 

If the application has a rezoning component the following must be met: 

• The general locality has less than five years of residential supply. 
• The land is within a defined settlement boundary and is supported by state, regional and local policy. 
• The provision of civil infrastructure and services is demonstrated as being readily achievable and supported 

by servicing agencies.” 

This letter of advice responds to point one of the above criteria, where the locality (Traralgon in this case) must 
have less than 5 years of residential supply. 

1.3.2. Local Planning Context  

Clause 11.01-1L of the Latrobe Planning Scheme outlines strategies that relate to the future growth of Traralgon. 
Policies and strategies are set out in the context of the Traralgon Town Structure Plan (TTSP), which is set out in 
the Planning Scheme. Strategies include: 

• Encourage short to medium term (within 0-15 years) residential development in TTSP Areas 1, 2 and 13 (see 
Figure 3).  

• Encourage long term (15 or more years) residential intensification of land zoned rural living and farming in 
TTSP Areas 9, 10 and 11.  

• Encourage the long-term development of Rural Living Area 12. 

An additional source of future residential supply, and one that sits separate to the TTSP, is the Morwell to 
Traralgon Employment Corridor (MTEC) where the Subject Land is located.  The MTEC seeks to facilitate 
employment and residential growth between Morwell and Traralgon. The Morwell to Traralgon Structure Plan, 
which is included in the Latrobe Planning Scheme, sets out residential development opportunities including: 
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•  The Subject Land, which is estimated to accommodate in the order of 518 residential lots. This site is 
considered to be a short-term supply to medium term development opportunity. 

• Redevelopment of the Traralgon Golf Club, which is considered to be a medium to longer term 
redevelopment opportunity. 

• Re-subdivision of a significant area of land presently in the Rural Living Zone as conventional density 
residential development. This is considered to be a longer-term development opportunity.  
 

Figure 3 Location of Subject Land in Traralgon 

Source: Ethos Urban using QGIS 
Note:  Indicative TTSP Residential Areas 
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2.5. Summary of Residential Demand  

Two dwelling demand scenarios are adopted in this report to test the adequacy of land supply. The two scenarios 
have regard for: 

• Population projections: VIF2023 and id forecast; 

• Residential building approvals trends for the Study Area and the Latrobe City. 

• The expectation that future growth in regional cities such as Traralgon will be higher than previously 
anticipated. This is based in part on the growing popularity of regional living, the emergence of technology 
that enables persons to work remotely on a full or part-time basis, and the growing acceptance of 
employers to accommodate an element of working from home within their workforce.   

Accordingly, the following two dwelling growth scenarios are adopted for Traralgon over the next 12 years, from 
2024 to 2036: 

• Growth Scenario 1: 190 dwellings per year (in line with official projections) 

• Growth Scenario 2: 230 dwellings per year (approximately +20% higher than Growth Scenario 1) 

For these growth scenarios to be realised, residential land must be delivered in a way that provides for a 
competitive environment and a supply framework that can account for unexpected surges in demand.  
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3.0 Theoretical Land Supply 
3.1. Supply Methodology 

An assessment of residential land supply in Traralgon has been undertaken based on analysis of Nearmap aerial 
imagery from 13 February 2024. The analysis estimates the potential supply of actual and future residential lots 
capable of accommodating dwellings.  

For the purposes of this assessment, a residential lot is considered vacant if no habitable dwelling is evident on 
the lot and construction has not begun on a dwelling. The assessment has been undertaken for zoned residential 
land in all residential areas of Traralgon.   

The assessment of potential land supply establishes a theoretical land supply position. The theoretical nature of 
the assessment is emphasised. For example, landowner intentions, in regard to individual vacant lots are 
unknown, as are the intentions of the owners of larger properties that could be developed. In some cases, vacant 
lots may be held for long term purposes or not be available for dwelling construction at all. In this regard, the 
calculated land supply position is considered to represent an optimistic assessment of supply.   

3.2. Residential Supply 

Residential land supply in Traralgon as of February 2024 is summarised in Table 6 and is geographically 
represented in Figure 8. A number of key observations can be made:  

• The Traralgon North growth area, where several key active estates are located, has a remaining supply of 
approximately 930 lots. 

• Franklin Place, which is also located in the north of Traralgon (directly south of the Franklin North estate) is 
almost fully built out with just 16 vacant lots remaining.  

• Around 380 lots remain in the Cross’ Road development area in north-west Traralgon. 
• The Ellavale East estate has a capacity of 320 lots. 
• The Erin Park estate, in south-western Traralgon, has just 8 lots available. 
• The Astoria Estate, also in south-western Traralgon, has only 3 vacant lots remaining. 
• In total, the supply of zoned greenfields lots, on which a residential dwelling may be accommodated now or in 

the future, is estimated to be approximately 1,660 lots. 
• In addition, approximately 150 vacant lots are identified in the established urban area of Traralgon. 
• Additional short to medium term residential supply identified in the Latrobe Planning Scheme is anticipated 

in Areas 1, 2 and 13, and in the METC (refer section 1.3 of this report): 

– Area 1 (North of Baldwin Road), which is located north of the Traralgon North development area is 
estimated to provide in the order of 350 lots. 

– Area 2, which is located on the north-eastern side of Traralgon is estimated to provide in the order of 
1,020 lots. 

– Area 13, which is part of the Traralgon South East Structure Plan area, is estimated to provide for 1,500 
lots, though it is noted this estimate applies to the full PSP area, rather than the smaller area (13) 
identified in the TTSP. 

– The Subject Land (within MTEC), which is estimated to provide approximately 518 lots.   

It is noted that planning on the Traralgon South East Structure Plan area had advanced to the point that Council 
sought authorisation to prepare a planning scheme amendment. The Minister for Planning refused authorisation 
on 24 December 2021 based on advice from the Minister for Resources that until further geotechnical 
investigations have been completed by the Department of Jobs, Precincts, and Regions (DJPR), the risks remain 
too uncertain to support urban growth in Area 13.  

Accordingly, and having regard for the uncertainty concerning the Traralgon South East Structure Plan (and Area 
13) as well as the highly fragmented nature of land ownership in the area, the consideration of the adequacy of 
supply in section 4 of this report, prioritises Areas 1 (North of Baldwin Road) and 2, and the Subject Land as the 
areas more likely to be delivered to the market within a short to medium term planning timeframe.   














