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Who is the planning authority?   

This amendment has been prepared by Wellington Shire Council, which is the planning authority for this 

amendment.  The amendment has been made at the request of NBA Group Pty. Ltd. 

The concurrent application for planning permit P542/2021 for staged residential subdivision of the land has 

been made by the NBA Group Pty Ltd. 

Land affected by the amendment and permit application  

The amendment applies to 10.11 hectares of land at the western extremity of the existing ‘Glenhaven 

Estate’, specifically Crown Allotment 114B Section 1 Parish of Sale. The land (see Figure1 below) is located 

at the western-most end of Cantwell Drive and Surkitt Boulevard, Sale. The site is identified as Area 11 in 

the North Sale Development Plan (2018).  

 

 

Figure 1: Land affected by the amendment/permit application 

The Amendment is a combined planning permit application and Planning Scheme Amendment under section 

96A of the Planning and Environment Act 1987. 

The planning permit application also applies to Crown Allotment 114B Section 1 Parish of Sale as shown in 

the map above. 

 



What the amendment does   

The amendment proposes to rezone the subject land from the Farming Zone to the General Residential 

Zone – Schedule 1 to facilitate residential subdivision of the land. The amendment makes the following 

changes to the Wellington Planning Scheme:   

• Amends Planning Scheme Map 84.   

The planning permit application seeks approval for:    

• The subdivision of the land into 82 Lots in 4 stages  

The planning permit is attached as a separate document to this Explanatory Report.   

Strategic assessment of the amendment   

Why is the amendment and permit application required? 

The amendment enables Area 11 identified within the North Sale Development Plan (2018) to be rezoned 

from the Farming Zone to the General Residential Zone – (Schedule 1) and subsequently developed for 

residential purposes.  The proposed subdivision will create a total of 82 lots, averaging 700 square metres, 

with the exception of three larger lots in the northwest, southwest and southeast corners of the land. 

The amendment supports the delivery of additional residential land in a manner that will not compromise 

future growth opportunities identified for the North Sale Growth Area, nor make any significant impacts on 

the adjacent Macalister Irrigation District Area. The proposed amendment is supported by a Residential Land 

Supply Assessment (Ethos Urban, October 2021). The study estimates current land availability to be 

sufficient for approximately 2.2 years.  Under Clause 11.02-1S of the Wellington Planning Scheme, a 

minimum 15 year supply of adequately zoned residential land is required. The assessment provides 

justification to support the rezoning of the subject land, which will contribute to providing an adequate land 

supply in Sale.    

The amendment is consistent with the Sale, Wurruk & Longford Structure Plan (2010) and the North Sale 

Development Plan (2018).   

How does the amendment and permit application implement the objectives of planning in Victoria?   

The Planning Policy Framework seeks to ensure that the objectives of planning in Victoria (as set out in 

Section 4 of the Planning and Environment Act 1987) are fostered through appropriate land use and 

development planning policies and practices which integrate relevant environmental, social and economic 

factors in the interests of net community benefit and sustainable development. In particular, the amendment 

implements:   

The relevant objectives of Section 4 of the Act include (inter alia):   

• S.4(1)(a) to provide for the fair, orderly, economic and sustainable use, and development of land;   

• S.4(1)(c) to secure a pleasant, efficient and safe working, living and recreational environment for all 

Victorians and visitors to Victoria;   

• S.4(1)(f) to facilitate development in accordance with the objectives set out in paragraph (a) and (c);   

The amendment and permit application implements the objectives of Planning in Victoria by providing for and 

facilitating the fair, orderly, sustainable and economic development of residential land in a location identified 

for urban growth.  

Future residential use of the site reflects strategic expectations as identified within the North Sale 

Development Plan (2018) and can occur in an orderly manner to achieve desirable land use and 

development outcomes.  

How does the amendment and permit application address any environmental, social and economic 

effects?   

The relevant objectives of Section 12 of the Act include (inter alia):   

• S.12(2)(b) must take into account any significant effects which it considers the scheme or 

amendment might have on the environment or which it considers the environment might have on any 

use or development envisaged in the scheme or amendment.   

• S.12(2)(c) must take into account its social effects and economic effects.   



The North Sale Development Plan (2018) was prepared to allow for the orderly and sustainable development 

of the northern growth area of Sale. During the preparation of this Plan, relevant stakeholders including the 

community of Sale were consulted extensively, with this process ultimately resulting in the adopted Plan. The 

rezoning is considered to result in net community benefit with additional residential land provided to support 

the regional role of Sale, which accords with the strategic direction and development priorities of the Plan.  

The rezoning and permit application will not cause a detrimental effect on air, land or water quality.   

There are no threshold distances applicable, and the amenity of surrounding farming areas and rural living 

areas will be protected through site responsive design. The land is not used for intensive farming and its 

conversion to residential zoning will not result in a loss of significant agricultural land. Subsequently the land 

will be removed from the Macalister Irrigation District (MID) as per conditional consent to the proposal 

provided from Southern Rural Water.  

An Ecological Assessment (Indigenous Design, September 2021) has been undertaken, indicating there are 

no ecological characteristics that suggest the land is not suitable for rezoning, subdivision and ultimately 

developed for residential purposes. The native vegetation in windrows running east-west on the land has 

been proven to be planted vegetation and as such is exempt from the considerations of Clause 52.17 of the 

Wellington Planning Scheme. The vegetation is not considered to be notable to a point of providing 

considerable amenity benefits. No threatened ecological communities listed under either the Commonwealth 

Environment Protection & Biodiversity Conservation Act 1999 nor under Victoria’s Flora & Fauna Guarantee 

(Amendment) Act 2019 were identified or determined to be present on site.  

The Traffic Impact Assessment (O’Brien Traffic, October 2021) confirms that the use of this land for 

residential purposes will not cause detriment to the transport network. Consultation has occurred with the 

Department of Transport, including VicTrack and Public Transport Victoria, with conditional consent provided 

for  both the rezoning and the 82 lot subdivision.  

Existing service infrastructure constructed to the boundary of the subject land has capacity to cater for the 

proposed development, with conditional consent also being received from AusNet and Gippsland Water. 

Nominated conditions will be included as part of any issued planning permit.    

Does the amendment and permit application address relevant bushfire risk?   

The land is located within a Designated Bushfire Prone Area. In a Bushfire Prone Area, the protection of 

human life must be prioritised over all other policy considerations. A Bushfire Assessment has been 

prepared by Millar-Merrigan (April 2022) in accordance with Clause 13.02-1S of the Wellington Planning 

Scheme. The assessment concludes that a Bushfire Attack Level of BAL-12.5 can be achieved for the 

proposed lots in the subdivision subject to appropriate mitigation measures.  

Extensive engagement has occurred with the Country Fire Authority (CFA) including analysis of the 

submitted Bushfire Assessment.  The CFA have provided advice to the initial documentation provided, which 

have been updated to ensure a level of satisfaction has been reached by the authority. They have provided a 

list of planning permit conditions to address areas of concern relating to off-site fire risk as well as standard 

planning permit conditions relating to road construction and availability of fire hydrants. Further opportunity 

will be afforded to the CFA to review the initial response provided during the exhibition period of the Planning 

Scheme Amendment process.   

Does the amendment and permit application comply with the requirements of any Minister’s 

Direction applicable to the amendment?   

The amendment complies with the requirements of the Ministerial Direction on the Form and Content of 

Planning Scheme pursuant to section 7(5) of the Planning and Environment Act 1987 (the Act).   

Pursuant to section 12 of the Act, the amendment complies with:   

Ministerial Direction No. 1 – Potentially Contaminated Land.    

A combined Preliminary Site Investigation and Site History Review has concluded that the site is not 

considered to be potentially contaminated land and a Preliminary Risk Screening Assessment or 

Environmental Audit is not required for the site.   

Ministerial Direction No. 11 – Strategic Assessment of Amendments.    



The amendment has been prepared in accordance with this Direction, with the Explanatory Report and 

accompanying Strategic Assessment Guidelines evaluation addressing the requirements as outlined in 

this Direction.  

Ministerial Direction No. 15 – The Planning Scheme Amendment Process 

This Direction sets out timeframes for completing each step in the planning scheme amendment 
process. The amendment will follow the requirements of this Direction.  

 

Ministerial Direction No. 19 – Preparation and content of amendments that may significantly 

impact the environment, amenity and human health.  

   

The amendment will not result in water, noise, air or land pollution impacts or waste that may result in 

significant impacts on the environment, amenity or human health. The responsible authority has sought 

the written views of the Environment Protection Authority (EPA) about the potential impacts of the 

amendment on the environment, amenity and human health. Through the PSI and Site History Review 

process, it has been concluded that the land has not been subject to potential contamination.   

  

How does the amendment and permit application support or implement the Planning Policy 

Framework (PPF) and any adopted State Policy?   

The amendment and permit application is consistent with the Planning Policy Framework (PPF) and is 

supported by the relevant objectives. The following Clauses of the Planning Policy Framework are relevant 

to this amendment:   

Clause 11 - Settlement: The rezoning increases the supply of land available within Sale for residential 

development. This policy seeks to plan to accommodate projected population growth over at least a 15 year 

period. A land supply analysis undertaken throughout the preparation of this amendment indicates a 

significant shortfall of land available to accommodate the future population. The proposal will increase the 

supply of available residential land to support the regional role of Sale as encouraged by the Gippsland 

Regional Growth Plan (2014).   

Clause 12 – Environmental and Landscape Values: The rezoning will have minimal impact on the natural 

environment given that the land has a long history of grazing and contains little ecological significance.   

Clause 13 - Environmental Risks and Amenity: The subject land is within a Bushfire Prone Area. To 

demonstrate compliance with Clause 13.02 a Bushfire Assessment has been completed and it provides 

recommendations (and proposed planning permit conditions) to ensure that bushfire risk is mitigated to an 

acceptable level.   

The proposal considers future residents’ amenity in relation to noise impacts associated with the nearby 

railway through appropriate subdivision design. Feedback provided to the proposal from VicTrack does not 

support the erection of sound attenuation fencing, contrary to the North Sale Development Plan (2018). It is 

proposed that a Section 173 Agreement will be applied to the land to alert future landowners to the existence 

of the railway and that noise and vibration may occur in association with this ongoing land use.   

Clause 15 - Built Environment and Heritage: The amendment and subsequent subdivision results in an 

attractive urban environment that is safe and functional and responds to the surrounding residential 

neighbourhood character available in the Glenhaven Estate. The subdivision incorporates generous road 

widths which provide ample space for streetscape planting, well designed lots to provide for future 

development and associated landscaping and a lot layout that ensures public spaces are overlooked to 

provide for safety and security. The neighbourhood will continue the residential neighbourhood character 

created by Glenhaven Estate.   

Clause 16 - Housing: The proposal increases housing density and diversity in an identified growth area. Land 

supply analysis indicates an immediate need for additional vacant residential land to be available to the 

market in order to cater for the identified population increase. The subject site is strategically supported by 

the North Sale Development Plan and is located 3.5km away from the commercial centre of Sale. It is 

considered an appropriate candidate for development at this time, given its strategic support, the availability 

of services and the willingness of the developers to proceed immediately.   

 



 

 

Clause 19 - Infrastructure: All required infrastructure is readily available and can be connected to the new 

allotments. Council is currently preparing an Infrastructure Funding Arrangement to fund key shared 

infrastructure required for the North Sale Growth Area. Conditions of permit will include requirements for this 

proposed residential subdivision to contribute to shared infrastructure costs. The subject land is capable of 

being fully provisioned with services on-site.   

How does the amendment and permit application support or implement the Local Planning Policy 

Framework (LPPF) and, specifically the Municipal Strategic Statement (MSS)?   

The LPPF and MSS of the Wellington Planning Scheme provides local content to support the PPF and the 

amendment and permit application is considered to support the relevant polices as follows:   

Settlement & Housing (21.04)   

The proposal is considered to be consistent with the settlement objectives contained in the Wellington 

Planning Scheme.   

The site is within the main township of Sale and a recognized growth area where future development is 

encouraged. A Land Supply analysis suggests that there is an immediate need for additional vacant 

residential land within Sale and as such the timing for the rezoning is considered appropriate.   

The subdivision responds appropriately to the Settlement Strategies contained within the scheme and will 

result in an attractive, well located and connected neighbourhood that will reinforce the role of the township 

and the regional role of Sale.   

Sale, Wurruk and Longford Strategic Framework (21.05)   

The Sale & Wurruk Strategy Plan (2012) nominates the site as ‘Urban Residential Expansion’ and as such 

the rezoning of this land for residential purposes is considered to be consistent with the Sale, Wurruk and 

Longford Strategic Framework. The proposal supports the objectives of the Strategy Plan by:   

• Providing additional housing close to the township of Sale, thereby supporting the regional role of 

Sale;   

• Increasing housing choice and diversity to the market where a need has been identified;   

• Providing well designed and sustainable residential development in a strategic location;   

• Providing opportunity for design excellence to ensure an attractive neighbourhood. Lot layout has 

been designed to overlook public spaces and new landscaping will create a well designed 

neighbourhood character.   

• Providing an appropriate movement network throughout the subdivision and links to surrounding 

parcels where appropriate. The recommendations of the NSDP have been implemented and 

appropriate walking and cycling throughout the precinct is provided for.   

• Facilitating housing choice that is strategically located, well designed, sustainable, inclusive and 

affordable.   

Clause 21.14 – Environmental Risk   

The site has an identified bushfire risk and the rezoning process (and planning permit process) can 

implement appropriate policy to ensure that this is managed to an acceptable level. Feedback from CFA and 

the EPA have been provided to mitigate bushfire risk; the EPA has concluded that there is no potential 

contamination on the land. 

Clause 21.19 – Infrastructure   

All required physical infrastructure (and services) can be provided to the land in accordance with this Clause.   

Further, the land proposed to be rezoned and subdivided is well located to a broad range of community 

facilities and services including education, aged care and public transport.  

Does the amendment make proper use of the Victorian Planning Provisions?   

The amendment uses the most appropriate tools from within the Victoria Planning Provisions to achieve the 

strategic objectives of the Wellington Planning Scheme.   

The existing Schedule 1 to the General Residential Zone which applies to the land directly east provides 

appropriate controls to ensure suitable future development of the subject land.   



How does the amendment and permit application address views of any relevant agencies?   

The views of agencies were sought during the North Sale Development Plan (2018) process, informing the 

strategic basis and general development criteria that the rezoning proposal adequately responds to. 

Additionally, preliminary comments have been sought from key statutory authorities and will again be sought 

as part of the public exhibition stage of the Amendment. A proposed planning permit has been included as 

part of the amendment documentation in accordance with Section 96A of the Planning and  

Environment Act 1987 that considers the views and nominated conditions of the Environment Protection  

Authority (EPA), the Country Fire Authority (CFA), Gippsland Water, Southern Rural Water (SRW),  

Department of Transport, Department of Defence, VicTrack, GunaiKurnai Lands and Waters Aboriginal 

Corporation (GLAWAC), APA Gas and the Department of Environment, Land, Water and Planning 

(DELWP).   

Does the amendment address the requirements of the Transport Integration Act 2010?   

The amendment will not have a significant impact on the transport system and as such there is no adverse 

effects on the Transport Integration Act. The Department of Transport have reviewed the proposal and 

offered conditional consent for the amendment and subdivision permit application as submitted.    

Resource and administrative costs   

What impact will the new planning provisions have on the administrative costs of the responsible 

authority?   

The amendment will not have any significant financial implications for the responsible authority.   

The land subject to this amendment is a single land holding and a combined amendment and planning 

permit application is proposed. It is intended that the general residential zoning proposed for the subject land 

will result in no further planning approval being necessary to develop the lots created by the subdivision with 

a single dwelling and ancillary development.   

Where you may inspect this amendment and planning permit application 

The amendment and planning permit application is available for public inspection, free of charge, during 

office hours at the following places:  

  

Wellington Shire Council   

Sale Service Centre   

18 Desailly Street   

Sale VIC 3850   

  

  

The amendment and permit application can also be inspected free of charge at the Department of 
Environment, Land, Water and Planning website at  http://www.planning.vic.gov.au/public-inspection or by 
contacting the office on 1800 789 386 to arrange a time to view the amendment documentation. 
  

The amendment and permit application can also be inspected free of charge at the Wellington Shire 

Council’s website at: https://www.wellington.vic.gov.au/planning-schemeamendments/amendment-c115   

  

Submissions   

 

Any person who may be affected by the Amendment or planning permit application may make a 

submission to the planning authority. Submissions about the Amendment and permit application must 

be received by Friday 20 January 2023. A submission must be sent to:   

  

Strategic Planning   

Wellington Shire Council   

PO BOX 506   

SALE VIC 3850   

Or via email strategicplanning@wellington.vic.gov.au  

  

http://www.planning.vic.gov.au/public-inspection
https://www.wellington.vic.gov.au/planning-schemeamendments/amendment-c115
mailto:strategicplanning@wellington.vic.gov.au


Panel hearing dates   

  

In accordance with clause 4(2) of Ministerial Direction No.15 the following panel hearing dates 

have been tentatively set for this Amendment:  

Directions hearing: to commence in the week of Monday 17 April 2023 

Panel hearing: to commence in the week of Monday 15 May 2023 


