Planning and Environment Act 1987
Latrobe Planning Scheme
Amendment C152latr
Explanatory Report
Overview
This amendment seeks to rezone approximately 57.44 hectares (ha) of rural land for urban purposes. The amendment proposes to rezone approximately 1.38ha of land to the Commercial 1 Zone, whilst the balance of the site is proposed to be rezoned to the General Residential Zone – Schedule 3, consistent with the intentions of the Morwell to Traralgon Structure Plan (MTSP). Amendments to the Commercial 1 Zone Schedule are proposed - setting a maximum leasable floor space of 1,200m² for a Shop. The Development Plan Overlay (DPO) is proposed over the entire site to facilitate the orderly and efficient future development of the land. 
The amendment also proposes to apply the Environmental Audit Overlay (EAO) to the south-east corner of the land to ensure that further investigations and, if necessary, remediation works are undertaken prior to the approval of a potential sensitive use.  
Where you may inspect this amendment
The amendment can be inspected free of charge at the Latrobe City Council’s website at https://www.latrobe.vic.gov.au/Property/Development/Planning_Scheme_Amendments/Current_Planning_Scheme_Amendments.
And, the amendment is available for public inspection, free of charge, during office hours at the following places:

Latrobe City Council 
Corporate Headquarters
141 Commercial Road, Morwell 
Office hours: 9am to 5pm, Monday to Friday

Churchill Service Centre 
9-11 Philip Parade, Churchill 
Office hours: 8:30am to 12noon and 1pm to 5:15pm, Monday to Friday 

Moe Service Centre 
1-29 George Street, Moe 
Office hours: 8.30am to 5.15pm Monday to Friday and 9am to 12noon Saturday 

Traralgon Service Centre 
34-38 Kay Street, Traralgon 
Office hours: 8.30am to 5.15pm Monday to Friday and 9am to 12noon Saturday
Submissions
Any person may make a submission to the planning authority about the amendment. Submissions about the amendment must be received by 30 June 2026.
A submission must be sent to: 
Post: Latrobe City Council 
Attention: Strategic Planning
PO Box 264, 
Morwell, Victoria, 3840

Email: latrobe@latrobe.vic.gov.au 
Attention: Strategic Planning
Panel hearing dates
In accordance with clause 4(2) of Ministerial Direction No.15 the following panel hearing dates have been set for this amendment:
Directions hearing: 	21/09/2026
Panel hearing: 		26/10/2026
Details of the amendment
Who is the planning authority?
This amendment has been prepared by the Latrobe City Council who is the planning authority for this amendment. 
The amendment has been made at the request of Stable Property Services.
Land affected by the amendment
[bookmark: _Hlk153283623]The amendment applies to land at 5483 and 5495 Princes Highway, Traralgon which is also known as the strategic site called ‘Hollydale’. The land is located on the western edge of Traralgon, approximately 3.5km west of the Traralgon Activity Centre and within the Traralgon West growth area.  Approximately 500m west of the site is the Latrobe Valley Airport.  Approximately 750m south-west of the site is the Latrobe Regional Hospital.  Approximately 3.5km west of the site is industrial land on the eastern edge of Morwell.
The land is in a Farming Zone Schedule 1 and is subject to the Design and Development Overlay Schedule 10.  Part of the site is also in Design and Development Overlay Schedule 8.   
[bookmark: _Hlk152925227]The subject land is comprised of three allotments formally described as Lot 1 TP823034F (as contained in Volume 10143 Folio 075), Lot 1 TP954239D (as contained in Volume 11488 Folio 318) and Crown Allotment 41D of TP897605U (as contained in Volume 09516 Folio 324). 
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Figure 1: Area subject to amendment. Source: Near Map
What the amendment does
The amendment proposes to: 
· Amend Planning Scheme Map No. 85 to rezone 1.38ha of the south-east corner of 5483 and 5495 Princes Highway, Traralgon from Farming Zone Schedule 1 (FZ1) to Commercial 1 Zone (C1Z).
· Amend Planning Scheme Map Nos. 53 and 85 to rezone 56.06ha of land at 5483 and 5495 Princes, Highway, Traralgon from Farming Zone Schedule 1 to General Residential Zone Schedule 3 (GRZ3).
· Insert new Planning Scheme Map No. 53DPO and amend Planning Scheme Map No. 85DPO to apply the DPO Schedule 12 to 5483 and 5495 Princes, Highway, Traralgon.
· Insert new Planning Scheme Map No. 85EAO to apply the EAO to part of 5483 and 5495 Princes Highway, Traralgon. 
· Amend the Schedule to the Commercial 1 Zone to establish a ‘maximum leasable floor area for a Shop’ of 1,200m2 for the subject land.
· Insert a new DPO12 Schedule to the DPO to guide orderly use and development of the Hollydale Site.
· Amend Clause 02.04 (Strategic Framework Plans) to include 5483 and 5495 Princes Highway, Traralgon as ‘Residential Supply’ on the Morwell to Traralgon Framework Plan.
· Amend Clause 11.03-2L (MTSP) to include 5483 and 5495 Princes Highway, Traralgon as ‘Residential Supply’ on the MTSP
· [bookmark: _Hlk203990760][bookmark: _Hlk153284528][bookmark: _Hlk152067305]Amend Clause 16.01-1L (Housing Supply) to insert a new Housing Framework Plan for Traralgon West to identify 5483 and 5495 Princes Highway, Traralgon as Limited Change.
· Amend Clause 72.03 (What does this Planning Scheme Consist of?) to include new planning scheme maps in the Latrobe Planning Scheme. 
· Amend Clause 74.01 (Application of Zones, Overlays and Provisions) to amend where the application of the Commercial 1 Zone should apply to.
· Amend Clause 74.02 (Further Strategic Work) Schedule to recognised additional strategic work in Traralgon West.
Strategic assessment of the amendment
Why is the amendment required?
An amendment is required to facilitate the future development of the land for residential and commercial/retail purposes in accordance with Council’s strategic policies.
The amendment will contribute to meeting the goal of 13,000 new dwellings with the municipality required under Plan for Victoria, 2025.  Future dwellings enabled through this amendment will be appropriately located within the growth area of Latrobe City (Gippsland’s Regional City) close to established jobs, shops and essential services. The amendment includes a DPO that will drive the ambitions for great places, suburbs and towns as well as sustainability targets.  
Clause 11.03-2L - MTSP guides development within the area between Morwell and Traralgon, including Traralgon West and within it, the subject site.  The policy is a product of two strategic reviews completed by Council identified as Policy Documents in the planning scheme.
The first of these is the Traralgon Growth Areas Framework, 2013 (also known as TGAR), which identified significant constraints to Traralgon's long-term growth, prompting the creation of structure plans for Traralgon, Morwell and surrounding towns to guide development to 2051. TGAR identified Traralgon West as a key area for residential growth, with the subject land seen as suitable for residential development.
The second of these is the Morwell Traralgon Employment Corridor Investment Masterplan, 2020 (also known as MTEC Masterplan), which highlights poor retail servicing in Traralgon West and identifies a need for a Neighbourhood Activity Centre (NAC), including a supermarket and supporting retail. The Masterplan designates the subject land for residential land use with a NAC as a short-term action. 
The proposed planning scheme amendment supports this strategic framework, aligning with TGAR, MTEC Masterplan and the MTSP Policy.
How does the amendment implement the objectives of planning in Victoria?
[bookmark: _Hlk191555116]The amendment meets the following objectives of planning in Victoria (Section 4(1) of the Act):   
· Objective (a): The amendment provides for the fair, orderly, economic and sustainable use and development of identified future urban land in a manner consistent with the established planning policy framework including the MTEC Masterplan. The amendment will provide additional residential land supply to Traralgon, which is identified as a major urban growth centre within the Latrobe Planning Scheme and identified as a Regional City (Latrobe City) within Plan for Victoria, 2025.
· Objective (b): The amendment facilitates the transformation of land currently used for agriculture that is not seen to have substantial environmental or heritage characteristics. The environmental or heritage characteristics of the site are maintained pursuant to the proposed DPO12.  This outcome is preferable to developing alternative sites around Latrobe City that may have been more environmentally sensitive.
· Objective (c): The amendment will secure a pleasant, efficient, and safe living, recreational and working environments for all Victorians and visitors. The site will be transformed in a manner that is consistent with the relevant policies of the Latrobe Planning Scheme.
· Objective (d): The amendment will not substantially impact any place of known scientific, aesthetic, architectural or historical interest, or otherwise of special cultural value. Development at the site will proceed in accordance with a Cultural Heritage Management Plan that has been approved by the relevant Registered Aboriginal Party.
· Objective (e): The amendment protects and provides for public utilities and other assets in an orderly manner that will benefit the broader community. This is achieved through preparing a service strategy and a social infrastructure needs assessment in accordance with the DPO12.
· Objective (f): The amendment will enable the appropriate future development of the site for urban purposes in accordance with state and local planning policy, as well as the strategic direction for the area.  
· Objective (fa): The amendment will generate an uplift in the provision of residential lots suitable for new housing in Traralgon increasing downward pressure on pricing. DPO12 identifies a requirement for future development to provide social and affordable housing in accordance with Council’s Latrobe Social and Affordable Housing Strategy, 16 Nov 2021. 
· Objective (g): The amendment balances the present and future interests of all Victorians by facilitating capital investment in the region and by reinforcing the importance of sustainable and high-quality residential development through the requirements set out in DPO12 in conjunction with the provisions of the Latrobe Planning Scheme.  
How does the amendment address any environmental, social and economic effects?
Environmental Effects
The amendment is informed by a range of technical assessments, including ecological, economic, land supply and demand, stormwater, bushfire, aircraft risk, contamination, and servicing studies. These have shaped the proposed planning controls, particularly DPO – Schedule 12, which will require development-specific assessments to guide future development in a site-responsive, sustainable and efficient way.
The application of the EAO will ensure that remediation works occur to contaminated portions of the land whilst not inhibiting the balance of the site from future development. 
Retaining existing controls alongside new planning controls will ensure future development responds appropriately to the site’s characteristics and surrounding context.
Social Effects
The amendment addresses social effects by:
· Ensuring that the future development of the land will include the provision of services required within a new residential community, including the provision of public open space and social and affordable housing. 
· Providing increased available residential land for housing which will contribute to achieving the housing supply, housing diversity and housing affordability objectives of the Planning Policy Framework. 
· Applying DPO12 to guide the future design and layout of the site and support housing affordability and diversity, including medium density and appropriately located larger lots. DPO12 will also encourage a street network that supports the residential function of the site with design that supports socialisation, free movement and low traffic speed.  
· Providing employment opportunities to the community and supporting the viability of retailing in the area. 
Economic Effects
Consistent with the policy outcomes established for Traralgon West, including the MTEC Masterplan and the MTSP identified in Clause 11.03-2L, the proposed Commercial 1 Zone will facilitate retail development on the site to service the local community. The commercial use of this land will also generate local employment opportunities beyond the two primary industries in the immediate area, being the airport and the hospital. 
The requirement in the DPO to identify future commercial land aligns with Council’s strategic vision and safeguards land for future commercial use should the broader Traralgon West precinct be rezoned in the longer term. The proposed provisions address immediate needs while appropriately planning for the long-term growth of the wider community, in line with Council’s objectives.
Does the amendment address climate change?
The amendment appropriately considers climate change in accordance with Ministerial Direction 22 Climate Change Consideration under section 12A of the Act, including giving regard to minimising greenhouse gas (GHG) emissions and addressing the impacts of climate change on natural hazards and increasing climate change resilience.   
Minimising greenhouse gas emissions
The amendment focuses growth within a designated urban growth corridor located between the centres of Traralgon and Morwell which will reduce transport related emissions. New residents will have pedestrian and bicycle access to a NAC located in the south-eastern corner of the site that will provide convenience retailing and a range of community facilities.
Through the development plan, the urban structure, layout and residential densities are designed to support active transport, provide residents access to public transport, and increase energy performance through solar lot access.  The implementation of precinct-wide measures is also proposed to support renewable energy and projected increases in zero emissions vehicles.
Increasing resilience to climate change risks
The amendment facilitates urban growth that may be exposed to natural hazards, such as increased heat island effect, bushfire risk and storms.  
The amendment is informed by a bushfire report that seeks specific outcomes to the address low level bushfire risk within each stage of the development.  
The West Gippsland Catchment Management Authority (WGCMA) has requested specific information be provided to minimise risks associated with for future rainfall events.  Currently there is no recorded flooding over the land.  This information will be provided though the development plan once an urban structure and layout is designed and can be tested.   The development plan seeks to deliver 30% tree canopy cover within the public realm and in open spaces areas to counter the heat island affect.
Does the amendment address relevant bushfire risk?
The land is not affected by a Bushfire Management Overlay, however, it is located within a Bushfire Prone Area (BPA). A Bushfire Hazard assessment has been prepared, responsive to Clause 13.02-1S of the Latrobe Planning Scheme. It determined that future development of the site can be designed to meet the requirements of Clause 13.02-1S of the Latrobe Planning Scheme and address the risk from grassfires by implementing a series of proposed treatments. These include the provision of a buffers along the northern, western and eastern boundaries of the site and the implementation of BAL 12.5 rating for future dwelling construction.
The Amendment was authorised prior to Amendment VC248 appearing in the Victorian Government Gazette. The Amendment prioritises the protection of human life and includes measures for bushfire protection to the satisfaction of the relevant fire authority. 
Does the amendment comply with the requirements of any other Minister’s Direction applicable to the amendment?
A Planning Scheme Amendment must respond to any relevant Ministerial Direction. The following Ministerial Directions are relevant to this amendment:  
Ministerial Direction – Form and Content of Planning Schemes 
This Direction prescribes requirements relating to the form and content of all planning schemes prepared under Section 7(5) Part 3 of the Planning and Environment (Planning Schemes) Act 1996 and any amendment to those planning schemes. This amendment request has been prepared in compliance with this direction.
Ministerial Direction No. 1 – Potentially Contaminated Land 
A Preliminary Risk Screen Assessment (PRSA) has been undertaken by an Environmental Auditor and specifies that contaminated land is likely to be present at the Site, primarily due to the presence of metals contamination and asbestos containing material within shallow fill soils.  The Auditor recommends an environmental audit be undertaken for a portion of the land. The EAO is proposed to be applied to that portion of the land. This approach supports timely, staged development. The level of remediation will depend on future proposed land uses.
Ministerial Direction No. 11 – Strategic Assessment of Amendments 
The amendment complies with Ministerial Direction No. 11 (Strategic Assessment of Amendments) under section 12 of the Planning and Environment Act 1987. The amendment is consistent with this direction which ensures a comprehensive strategic evaluation of a planning scheme amendment and the outcomes it produces, including the preparation of this explanatory report, which addresses all the matters required in the Direction including the impact on resourcing and administration costs.  
Ministerial Direction No. 15 – The Planning Scheme Amendment Process 
The amendment will advance in accordance with the steps and timing specified in this Direction.
Ministerial Direction No. 19 – Amendments that may result in impacts on the environment, amenity and human health
The EPA views and how they have been responded to have been detailed below. 
Application of the Environmental Audit Overlay (EAO).
The EPA required Council to review:
· Step 6 of the Planners toolkit ‘Where appropriate, what is the recommended process for defining the new boundary?’;
· Confirm the scope of the PRSA;
· Whether separate PRSA statements have been issued for this site;
· Whether the PRSA recommends an audit;
· Confirm why it is difficult or inappropriate to complete the audit at this time; and
· The schedule to the DPO be updated to require the recommendations of the audit be implemented. 
In response to this, a PRSA has been undertaken by an Environmental Auditor. This audit details the scope of the PRSA which to the best of Council’s knowledge considers all use / developments of the land. It is the only PRSA issued for the site. 
The PRSA specifies that an environmental audit is required to be undertaken for a portion of the land before urban development occurs. The EAO is proposed to be applied to that portion of the land to defer the audit requirement. As the PRSA has been used to define the boundary of the EAO, this is in accordance with the planner’s toolkit, which states:
In limited circumstances, such as for very large former agricultural lots, the planning or responsible authority, with input from the proponent/applicant, may determine that the spatial extent of an audit (versus a PRSA) requirement can be varied to within the cadastral boundary. Typically, such variation will follow completion of a PRSA demonstrating that a portion of the site requires an audit, while the remainder of the site does not. 
The use of the EAO to defer the audit requirement is appropriate because the proposed land-use outcomes within the area requiring the audit could vary as it extends across proposed commercial and residential areas and require different remedial works.  This makes it difficult / inappropriate to complete the audit at this time as it is not certain an audit will be required for all land uses. 
The DPO12 has been updated to include a requirement to consider the contaminated land in accordance with the audit recommendations. 
Acoustic Risk
The EPA provided the following for Council’s consideration:
· Support for the requirements in the DPO12 for further noise assessments;
· Wording changes to the DPO12 to these requirements. 
In relation to noise, an Acoustic Report finds future residents will not be unreasonably impacted by transport noise provided a 4m high sound wall is constructed along the residential interface with the Princes Highway / Melbourne – Traralgon Railway corridor.  The report also recommends minimum construction measures to attenuate against aircraft noise for dwellings constructed in the north west corner of the site. 
The changes to wording as suggested by the EPA have been made to the proposed DPO12. 
Air Emissions
In relation to air, the EPA suggests the sound wall will also protect future residents from unreasonable air quality The EPA suggest Council should consider whether there is any need for an Air Quality Assessment based on their advice above. No changes were proposed to DPO12 based on the EPA’s views. 
Ministerial Direction No. 22 Climate Change Consideration
The amendment appropriately considers climate change in accordance with Ministerial Direction 22 Climate Change Consideration through the preparation of a Climate Change Consideration Report detailing how the proposal supports minimising greenhouse gas emissions and addresses the impacts of climate change on natural hazards and increasing climate change resilience. 
The rezoning focuses urban growth within a designated growth corridor located between the regional centres of Traralgon and Morwell which will reduce transport related emissions. Further, residents will have pedestrian and bicycle access to a NAC located on site that will provide convenience retailing and a range of community facilities.
Through the development plan, the urban structure, layout and residential densities are designed to support active transport, provide residents access to public transport, and increase energy performance through solar lot access.  The implementation of precinct-wide measures are also proposed to support renewable energy and projected increases in zero emissions vehicles.
The amendment is informed by a bushfire report that seeks specific outcomes to the address low level bushfire risk within each stage of the development.  
The WGCMA has requested specific information be provided to minimise risks associated with for future rainfall events.  Currently there is no recorded flooding over the land.  This information will be provided though the development plan once an urban structure and layout is designed and can be tested.   The development plan seeks to deliver 30% tree canopy cover within the public realm and in open spaces areas to counter the heat island affect.
How does the amendment support or implement the Planning Policy Framework?
The amendment supports and implements the objectives, strategies and policies contained within the Planning Policy Framework as detailed below. 
Clause 11 – Settlement aims to promote sustainable growth and development across Victoria by providing choice and opportunity through a network of settlements. 
Clause 11.01-1R Gippsland, outlines strategies specific to Gippsland, identifying Latrobe City, which includes Traralgon and Morwell, as part of Gippsland’s Regional City. The policy supports new urban growth in regional centres where environmental risks and natural hazards can be effectively managed.
The subject land has consistently been identified as a strategic redevelopment site in Council-commissioned studies following the TGAR (2013), including the Traralgon West Structure Plan (2013) and the MTEC Masterplan (2020). The MTEC Masterplan designates the site as a high-priority residential development area, supported by a proposed NAC.
Clause 11.02-2S – Structure Planning promotes orderly urban development. The proposed amendment aligns with this policy, being supported by the MTSP and the MTEC Masterplan, which identify the subject land as a priority site for mixed residential and commercial development. The application of DPO12 will ensure development is appropriately guided and responsive to local site conditions and context and staged to facilitate the orderly delivery of housing and infrastructure to the area.
Clause 11.03-1L-02 – Activity Centres supports the strategic planning of retail centres. The Latrobe Retail Strategy and Economic Impact Assessment prepared by Ethos Urban identifies the need for a NAC in Traralgon West, anchored by a supermarket to meet local demand.
The Ethos Urban report concludes that retail development on the site will not negatively impact existing centres, as future population growth will support ongoing spending across the trade area. In the short term, a small supermarket with complimentary retail offering and a 1,200sqm Shop cap is feasible based on projected demand from on-site residential development. with the potential for larger retail offerings in future as the population of Traralgon West grows.
To support future identified long-term growth in Traralgon West, 1.38 hectares of Commercial 1 Zone land is proposed. This area is capable of accommodating up to 1,200m² of Shop floor space now, with flexibility to support modest and incrementally increases in retail offerings over time with planning permission. 
The proposed amendment supports the local policy by supporting localised convenience retail, and community needs within the proposed future NAC 
Clause 11.03-2S – Growth Areas promotes urban growth near transport and services, while protecting key environmental and resource areas. The subject site, a key gateway to Traralgon’s western growth area, is well-positioned to initiate further development to the north and east.
Clause 11.03-2L – MTSP guides growth between Morwell and Traralgon. The clause identifies residential development north of the Princes Highway and promotes the retention of buffers to key industries. The Structure Plan supports a NAC at Bradford Drive and Princes Highway only if it serves a standalone catchment and limits impacts on other centres.
The amendment aligns with the MTSP, as the site can be efficiently serviced and supports diverse housing. Its proximity to the regional airport and hospital also aligns with Council’s Live Work Latrobe (2017) Strategy by enabling workers to live closer to employment.
Economic assessments confirm a standalone catchment exists but recommends staged growth of the NAC to avoid negative effects on nearby centres. The amendment reflects this by capping Shop floor space at 1,200m² in the Commercial 1 Zone.
Clause 12 - Environmental and Landscape Values seeks to protect Biodiversity. The site assessments and targeted surveys undertaken to inform the rezoning identified limited environmental values across the site. The site is not considered to have high ecological value and areas where ecological value may occur can be subject to appropriate mitigation measures to reduce further impact. These matters will be further considered and resolved through the future Development Plan and planning permit application processes. 
Clause 13 – Environmental Risks and Amenity addresses climate change, bushfire, contamination, noise, and air quality.
The Bushfire Risk Assessment found minimal risk, with mitigation achievable through subdivision design, including boundary roads and BAL12.5 construction standards. 
The Preliminary Risk Screen Assessment prepared for the amendment found contaminated land only present in specific locations. These locations are subject to an EAO through the amendment to address Clause 13.04-1S.   
An Acoustic Report assessed noise from Latrobe Regional Airport, the Princes Highway, and the railway, recommending construction treatments in the northwest and an acoustic barrier along the southern boundary to manage impacts. The proposed DPO Schedule identifies further consideration of these matters. 
Clause 14.02-1S – Catchment Planning and Management seeks to protect and restore waterways. The inclusion of rehabilitated waterways within future development will further these objectives. The DPO12 requires a Waterway Management Plan and concept Landscape Plan for revegetation to be approved by WGCMA. 
Clause 15 – Built Environment and Heritage aims to create safe, functional, and culturally meaningful urban environments. Future dwellings are expected to align with Traralgon’s established neighbourhood character.
Consistent with Clause 15.01-3S/3L – Subdivision Design, the proposed DPO12 requires a permeable road network with tree-lined streets, footpaths, on-street parking and direct lot access via internal roads. Drainage corridors are required to manage stormwater while serving as public open space with walking paths. Lots will be oriented to the street to facilitate passive surveillance.
Clause 16.01-1S/1L – Housing supply encourages a diverse range of housing in locations with access to community services, activity centres and public transport in accordance with the Housing Framework Plans in this clause. The amendment adds a Housing Framework Plan for Traralgon West.    
The subject land is identified as limited change due to location on the urban fringe of Traralgon and as a new estate. The policy supports the development of detached dwellings and dual occupancies that reinforce the spacious regional suburban character. However, smaller and diverse housing types should be encouraged within 200 metres of existing or planned NAC’s consistent with requirements at Clause 11.03-2L – MTSP.
Clause 16.01-2S/2L – Housing affordability encourages a diversity of future housing stock to meet a broad demographic including affordable and social housing. DPO12 identifies a requirement to provide social and affordable housing in accordance with Latrobe Social and Affordable Housing Strategy (2021). 
Clause 17.02-1S– Business seeks to encourage development that meets the community’s needs for retail, entertainment, office and other commercial services. 
The proposed Commercial 1 Zone will facilitate retail development on the site to service the local community. The commercial use of this land will generate local employment opportunities beyond the primary industries in the immediate area.  
An Economic Impact Assessment estimates the NAC will attract $5 million in capital investment, create 29 full-time equivalent (FTE) construction job, and support 30–40 ongoing retail jobs once operational. The MTEC Masterplan report also identifies the site’s potential to capture tourist spending due to its strategic location on the Princes Highway.
Clause 18.01-1S – Land Use and Transport Integration aims to protect major transport infrastructure, including the Princes Highway. Discussions with the Department of Transport and Planning (DTP) have guided road upgrades for the site, including:
· Signalising the Princes Highway and Bradford Drive intersection, making Bradford Drive the main estate/NAC access.
· Approving left-in/left-out access for residential uses from Princes Highway.
· Approving left-in only access for the commercial area, with exits directed via Bradford Drive.
· Considering removal of the underused rest area east of the residential access due to maintenance issues.
DPO12 requires further consideration of transport infrastructure, informed by a proposed subdivision and staging of the site.
Clause 18.02-1S Walking and Clause 18.02-2S Cycling, will be considered as part of the future Development Plan, including connections to the land located north, east and west of the site. DPO12 requires the identification of walking and cycling paths. 
Clause 19.02-6S – Open Space seeks to establish, manage and improve a diverse and integrated network of public open space that meets the needs of the community. The MTEC Masterplan anticipates open space connections traversing the waterways within the subject site. DPO12 requires a landscape concept plan for the proposed development with detailed landscape plans to be required for each stage of the development.
Clause 19.03-2S/2L – Infrastructure design and provision, seeks to provide timely, efficient and cost-effective development infrastructure. DPO12 requires several reports to be prepared, including a Servicing Strategy, a Traffic Impact Assessment and an Integrated Stormwater Management Plan, which will inform the staged delivery of key infrastructure.  
Clauses 19.03-3S/3L – Integrated Water Management promotes sustainable management of water supply, wastewater, drainage, and stormwater. The background stormwater report confirms that an integrated solution can meet WGCMA and Latrobe Council requirements, with details to inform the future development plan. DPO12 requires a stormwater management strategy to be prepared to support future development proposals.  
How does the amendment support or implement any relevant strategic plan or policy statement adopted by a Minister, government department or public authority?
The amendment focuses residential growth within a designated urban growth corridor located between the centres of Traralgon and Morwell.  
The National Airports Safeguarding Framework (NASF) was considered in the preparation of the Airport Risk Assessment technical documents. The DPO12 has introduced requirements following the recommendations of the Aircraft Risk Assessment. This addresses the requirements of the NASF as part of the Amendment. 
There are no other strategic plans or policy statements adopted by a Minister, government department or public authority that are relevant to the rezoning of the land and that have not already been considered as part of the assessment of state policy in the Latrobe Planning Scheme (i.e. Plan for Victoria, relevant EPA guidelines and other technical guidance). 
Is the amendment consistent with the delivery of the relevant housing target set out in the Planning Policy Framework?
The Amendment increases the availability of land for new housing, contributing what is likely to be upwards of 500 lots to the urban area of Latrobe City (Gippsland’s Regional City). 
The new lots will contribute to the long-term housing target of 13,000 new dwellings for Latrobe City pursuant to Clause 16.01-1S of the Latrobe Planning Scheme and deliver on a short-term need within Traralgon. A Residential Supply and Demand Assessment submitted with the amendment highlights a constrained residential land market with less than two years supply of new greenfield lots.
Consistent with policy objectives, the site is appropriately located close to a range of employment and essential services including a bus service that links the site to Traralgon and Morwell’s regional and sub-regional activity centres.  The site will also host a NAC providing future residents with convenience shopping and local services via walking and cycling routes.  
The amendment includes a DPO that will drive the ambitions for great places design and sustainability.  The plan requires a range of residential lots to be provided, including increased density around the NAC and along open space linkages.
How does the amendment support or implement the Municipal Planning Strategy?
The proposed rezoning and future development of the site aligns with Council’s Vision at Clause 02.02 by supporting four of its five key objectives: creating jobs and driving economic growth through the Neighbourhood Activity Centre; enhancing liveability and connectivity via a well-designed residential estate with new roads and open spaces; fostering a safe and connected community through pedestrian links and active frontages; and promoting civic pride through high-quality subdivision design.
The Vision is supported by a range of strategic directions in Clause 02.03. The directions highlight Traralgon as the largest of the four main towns in Latrobe City, which is experiencing higher population and urban growth due to its role as the major commercial centre. A portion of this growth is to occur through new ‘planned’ residential areas that support diversity in lot sizes and housing types including affordable, social and specialised housing.  
Directions within the Municipal Planning Strategy also seek to protect Latrobe Regional Airport and freight corridors such as Princes Highway, align development with the delivery of key infrastructure items and encourage a consistent approach to the design and construction of infrastructure across the municipality.
Coordinating the delivery of Council’s vision are the Strategic Framework Plans contained at Clause 02.04. Specific to the subject site is the Morwell – Traralgon Growth Framework Plan which identifies the subject land as Residential Supply with a Future Neighbourhood Activity Centre located in the south-east corner of the site.
The proposed rezoning will action a key policy outcome detailed in the Latrobe Planning Scheme and specifically, the Morwell – Traralgon Growth Framework Plan.  This planning scheme amendment proposes to transfer land from Future Residential to Residential Supply.  
How does the amendment balance any competing policy objectives or strategies?
The rezoning of land for future residential and commercial development within an identified growth area within Latrobe City does not introduce any conflict from competing policy objectives or strategies.
However, some balancing of policy objectives and strategies may be required in future once an indicative subdivision layout and development plan is prepared for approval under DPO12.  Most noticeably this includes balancing strategies to revegetate waterways pursuant to Clause 14.02-1S with the objectives and strategies in Clause 13.02-1S relating to bushfire planning that seeks to strengthen the resilience of settlements including through ensuring bushfire risk is not increased as a result of future land-use and development decisions.  
The strategy in Clause 13.02-1S that priority should be given to protecting human life over all other policy considerations ensures that there is meaningful guidance on how this conflict can be balanced in favour of net community benefit and sustainable development for the benefit of present and future generations. 
Does the amendment make proper use of the Victoria Planning Provisions?
The amendment makes proper use of the Victoria Planning Provisions by applying Schedule 3 to the General Residential Zone and applying the Commercial 1 Zone with a Schedule to limit the maximum leasable floor area that can be used for Shop to the land. 
The amendment also applies a DPO and EAO to guide development outcomes and to respond to site specific constraints. 
General Residential Zone – Schedule 3 (GRZ3)
The primary reason for applying the GRZ3 to the site is that it is consistent with the historical approach by Latrobe City Council. The zone was specifically created for new residential estates across the municipality, including land shown as ‘Residential Supply’ on the Morwell – Traralgon Growth Framework such as Traralgon North.  This land is generally recognised as supporting ‘limited change’, defined by Clause 16.01-1L of the Latrobe Planning Scheme as detached dwellings and dual occupancies that reinforce the spacious regional suburban character.
The use of the zone is considered consistent with Planning Practice Note 91 – Using the Residential Zones (PPN91) which outlines the General Residential Zone is to be applied to (existing) areas where housing exists up to three storeys exists or is planned for in locations offering good access to services and transport.  
The GRZ3 will enable the delivery of housing at varying densities, styles and amenity outcomes throughout the site. The areas adjacent to the NAC and creeks could potentially attract varying forms of housing at higher density than the remainder of the site and the GRZ3 will provide for this. The proposed new estate will also offer good access to services.
Commercial 1 Zone (C1Z)
The Commercial 1 Zone is the primary zone applied to activity centres in urban areas. Its objectives and structure support the establishment of a range of commercial, retail and residential uses consistent with strategic policy objectives for the NAC located on the site at the corner of Princes Highway and Bradford Drive. 
The amended C1Z Schedule introduces a 1,200m2 maximum leasable floor area for a Shop, within the subject site area. This is consistent with commercial demand analyses undertaken for this amendment and based on redeveloping the subject site.  
Development Plan Overlay Schedule 12 (DPO12)
Development Plan Overlay Schedule 12 will ensure that future development of the site has regard to the opportunities, constraints and values of the land in accordance with Planning Practice Note 23: Applying the Incorporated Plan Overlay and DPO (PPN23). DPO12 will ensure that the development of the site is undertaken in a logical and efficient manner that is informed by a staging and infrastructure delivery program, including roadworks, service infrastructure, drainage and open space provision. 
Environmental Audit Overlay
The Environmental Audit Overlay is the appropriate statutory tool to manage further contamination investigations and remediation pursuant to the recommendations from the Preliminary Risk Screen Assessment that was completed in accordance with PPN30: Potentially Contaminated Land.
How does the amendment address the views of any relevant agency?
Informal consultation with several authorities and infrastructure servicing agencies has occurred as part of the amendment preparation process. Several responses from the various authorities have assisted in the drafting of DPO12. 
Relevant agencies will be formally notified of the amendment during exhibition.
Does the amendment address relevant requirements of the Transport Integration Act 2010?
The amendment supports the objectives of the Transport Integration Act 2010, particularly:
Section 8 – Social and Economic Inclusion
Promotes future development that improves access to the transport network, enhancing community wellbeing.
Section 9 – Economic Prosperity
Increases housing near key transport corridors, enabling efficient movement of people and goods to jobs, markets, and services.
Section 10 – Environmental Sustainability
Encourages development that supports sustainable transport, including walking and cycling infrastructure.
Section 11 – Integration of Transport and Land Use
Facilitates coordinated planning between transport and land use to improve access to social and economic opportunities.
Section 13 – Safety, Health and Wellbeing
Supports a safe and healthy transport system through DPO12 design requirements.
[bookmark: _Hlk193114501]How does the amendment have regard to the principles set out in the Yarra River Protection (Wilip-gin Birrarung murron) Act 2017 in relation to Yarra River land and other land, the use or development of which may affect Yarra River land?
Not Applicable.
Resource and administrative costs
What impact will the new planning provisions have on the resource and administrative costs of the responsible authority?
[bookmark: _Hlk153797452]The consideration and implementation of the amendment will not give rise to any unreasonable resource or administrative costs for Council beyond its normal role as the planning authority. 
Additionally, the administration and enforcement of a future development plan and planning permit application as a result of the new planning controls will not burden Council beyond its normal role as the responsible authority.



Attachment 1 – Mapping reference table
	Location 
	Land /Area Affected
	Mapping Reference
	Address
	Proposed Zone changes
	Proposed Overlay changes
	Proposed deletion changes

	Traralgon West 
	Land on the north western corner of Princes Highway and Bradford Drive 
	Map 53 
Map 85
	5483 and 5495 Princes Highway, Traralgon
	Rezone from FZ to part GRZ1 and part C1Z
	Apply DPO12 and
(part) EAO 
	



Page 1 of 10
 

image1.png




