
 

   

Planning and Environment Act 1987 

WELLINGTON PLANNING SCHEME 

AMENDMENT C116well 

EXPLANATORY REPORT 

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 the NBA Group Pty Ltd. 

Land affected by the amendment 

The amendment applies to Precincts 9 and 10 as identified in the Longford Development Plan (November 

2015) with the specific land parcels proposed for rezoning to the Rural Living Zone listed below: 

Precinct 9 

• Lots 1 & 2 on TP861526 (Volume 09658 Folio 844) Longford-Loch Sport Road, Longford; 

• Crown Allotment 32A Parish of Glencoe (Volume 03681 Folio 022) “Summerhill” 216 Longford-Loch 

Sport Road, Longford; 

Precinct 10 

• Crown Allotments 34A, 37 & 37A Parish of Glencoe (Volume 10327 Folio 419, Volume 10327 Folio 

420, Volume 10327 Folio 421) Part “Weemala” 286 Longford-Loch Sport Road, Longford; 

 

Figure 1: Subject Site 



 

   

 

What the amendment does  

The amendment seeks to rezone the land from the Farming Zone (FZ) to the Rural Living Zone Schedule 5 

(RLZ5) and apply a new Development Plan Overlay Schedule 14 (DPO14) to facilitate future rural residential 

subdivision of the land in accordance with the Sale, Wurruk & Longford Structure Plan (2010)’ and the 

‘Longford Development Plan (November 2015).’ The amendment also applies the Environmental Audit Overlay 

(EAO) to a confined area of the site, which will result in the need for an environmental audit of the area to be 

completed (by an accredited auditor) prior to any rural residential development commencing. 

The amendment seeks to: 

• Insert a new Schedule (Schedule 14) to the Development Plan Overlay at Clause 43.04 

• Amend Planning Scheme Zone Map 135; and 

• Amend Planning Scheme Maps 135DPO. 

• Insert a new Planning Scheme Map 135EAO (and update the Schedule to Clause 72.03 as a result) 

 

Strategic assessment of the amendment 

Why is the amendment required? 

The amendment is required to allow the land within Precincts 9 and 10 as identified in the Longford 

Development Plan (November 2015), to be rezoned and subsequently developed for rural living purposes.  

 
The amendment proposes to rezone the land from Farming Zone to Rural Living Zone (Schedule 5) and 
apply the Development Plan Overlay (Schedule 14). 

A Rural Living Assessment prepared by Ethos Urban (September 2021) highlights a demonstratable need for 

additional rural residential land, with Longford requiring 225 lots to be created over the next 15 year period to 

be commensurate with demand across the Wellington Shire. The rezoning proposed is an appropriate 

development outcome in satisfying this demand. 

Precincts 9 and 10, which are located on Longford-Loch Sport Road, are sought to be rezoned from the 

Farming Zone to the Rural Living Zone – Schedule 5 (with a minimum subdivision size of 0.6 hectares) to 

facilitate the desired outcome of the plan.   

A Development Plan Overlay (Schedule 14) is sought to be applied to the subject land to guide future 

development of the site and ensure the objects of the Longford Development Plan (November 2015) are 

achieved. The application of this overlay will also ensure bushfire mitigation measures as recommended by 

the relevant fire authority will be implemented as part of any development plan approval in future.   

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

Development Plan (November 2015). 

Application of the EAO to part of the land is required to ensure that the land is free of any contamination risk 

and is hence suitable for future rural residential use. 

How does the amendment 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 – the Act) 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 relevant objectives of Section 12 of the Act include (inter alia): 

• S.12(1)(a) implement the objectives of planning in Victoria. 

How does the amendment address any environmental, social and economic effects? 

The Longford Development Plan (November 2015) was prepared to allow for the orderly and sustainable 

development of the Longford region. During the preparation of this plan, relevant stakeholders including the 

community were consulted and no significant concerns were identified with creation of further rural living land.  

In response to the requirements of the Longford Development Plan, the proponent of this Amendment has 

prepared a range of technical studies in support of the Amendment including a land capability assessment, 

land supply assessment, traffic assessment, flora and fauna assessment, stormwater assessment, 

contamination assessment and a bushfire risk assessment to demonstrate that the land is suitable for future 

rural living purposes. 

The Amendment is considered to result in net community benefit in satisfying a commensurate need for 

additional rural-lifestyle opportunities within the Wellington Shire. 

The proposed rezoning will not cause a foreseeable detrimental effect on air, land or water quality.  

There are no threshold distances applicable under Clause 53.10 of the Wellington Planning Scheme (uses 

and activities with potential adverse impacts) and the amenity of surrounding farming areas and rural living 

areas will be protected through site response design at subdivision stage. The land is not used for intensive 

farming and its conversion to rural living will not result in a loss of important agricultural land.  

The flora and fauna assessment has been undertaken for the land and there are no ecological qualities of the 

land that have a clear and demonstrable conservational need. Recommendations of the assessment can be 

readily implemented at the time of subdivision.  

The Traffic Impact Assessment confirms that the use of this land for rural living purposes will not cause 

detriment to the transport network.  

Potential land contamination has been considered in depth and is discussed in detail under ‘Ministerial 

Direction 1’ contained within this report.  An EAO is to be applied to a limited area of land to ensure that 

environmental conditions are suitable for future rural living purposes. 

Preliminary investigations indicate that available service infrastructure has capacity to cater for future 

development at the scale intended and where reticulated infrastructure is not available it has been 

demonstrated that on-site services can be installed.  Relevant service providers will be formally notified of the 

Amendment. 

Does the amendment address relevant bushfire risk? 

The land is located within a Designated Bushfire Prone Area and the south-eastern corner is covered by the 

Bushfire Management Overlay (BMO).  In accordance with Clause 13.02-1S a Bushfire Assessment has been 

prepared by Millar-Merrigan in support of the rezoning proposal and preliminary liaison has occurred with 

Country Fire Authority (CFA). The CFA initially raised a number of concerns based on site-based exposure, 

road layout and suitable bushfire protection measures.  

Appropriate policy is included in Schedule 14 of the Development Plan Overlay to enforce appropriate bushfire 

mitigation measures during the consideration and approval of a Precinct Plan (in accordance with the 

requirements of the Longford Development Plan) and ensure the risk to life and property is managed to an 

appropriate level. The precinct plan requirements relating to bushfire safety within the proposed Schedule 14 

to the Development Plan Overlay have been informed by feedback from the relevant fire authority and is 



 

   

considered to be an acceptable planning mechanism to ensure future Bushfire Safety is a major priority in 

assessing any precinct or subdivision plan in future.     

Does the amendment comply with the requirements of any Minister’s Direction applicable to the 

amendment? 

This Amendment has been prepared in accordance with various Ministerial Directions and Planning Practice 

Notes.  

Ministerial Direction: Form & Content of Planning Schemes including the local provision templates have been 

utilised to guide the preparation of the proposed Development Plan Overlay (Schedule 14). 

Ministerial Direction 1: Potentially Contaminated Land and Planning Practice Note 30  

The proponent for the Amendment commissioned two Preliminary Risk Screen Assessment (PRSA) reports 

prepared by AAA Environmental Pty Ltd.  The first report was prepared for the property described as a portion 

of 216 and 286 Longford-Loch Sport Rd and Crown Allotment 37 (i.e. the ‘Land affected by the Amendment’ 

as described above), comprising an area of approximately 143.21 hectares used for grazing.  The auditor 

determined that the outcome of the PRSA report is as follows: 

Unlikely that contaminated land is present and no environmental audit is required. 

The second PRSA was for a confined area of land (approximately 5.79 hectares in area) at 216 Longford-Loch 

Sport Rd (Portion of Lot 1 TP861526S) comprising a dwelling, sheds and former sheep dip.  

The auditor determined that the outcome of the PRSA report is as follows: 

Likely that contaminated land is present, and an environmental audit is required. 

Accordingly, an EAO is proposed to be applied to the confined area of land (surrounding the dwelling, sheds 

and former sheep deep) via the Amendment.  This will ensure that required auditing processes (involving 

additional soil and groundwater investigations) are completed prior to any rural residential use being 

established on the land. 

The planning authority is satisfied, therefore, that the majority of the land proposed to be rezoned is suitable 

for future rural residential use, while the confined area of the dwelling, sheds and former sheep deep will be 

appropriately investigated and managed in accordance with the requirements of the EAO. 

Ministerial Direction 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 19: Information requirement for amendments that may result in impacts on the 

environment, amenity and human health  

The Direction requires planning authorities to seek the views of the Environment Protection Authority (EPA). 

The views of the EPA have been sought throughout the preparation of this amendment. Initial advice from the 

EPA focused on the need for Council to ensure that Ministerial Direction 1 was complied with, particularly given 

that initial contamination investigations did not take the form of a PRSA or audit (instead a Preliminary Site 

Investigation, PSI was provided by the Amendment proponent). In response to EPA feedback, two PRSA’s 

were provided by the Amendment proponent which have informed an appropriate response (refer to Ministerial 

Direction 1 discussion above).  

How does the amendment support or implement the Planning Policy Framework (PPF) and any 

adopted State Policy? 



 

   

The amendment 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 amendment increases the supply of land available for rural living in accordance 

with the Longford Development Plan (November 2015).  

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. The 

identified features of flora and fauna significance can be protected at subdivision stage given the large lot sizes 

required under the Rural Living Zone (Schedule 5).  

Clause 13 - Environmental Risks and Amenity: The key environmental hazard identified for this land is the fact 

that it is contained within a Bushfire Prone Area and the south-east corner is impacted by the BMO. To 

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

recommendations to ensure that bushfire risk is mitigated to an acceptable level. The requirements of the CFA 

have been included in Schedule 14 to the Development Plan Overlay.  

Clause 15 - Built Environment and Heritage: The amendment enables the creation of rural living opportunities 

adjacent to land that has already been developed for these purposes. The rezoning will enable creation of 

sense of place and cultural identity and contribute positively to the local context. The larger lot sizes that will 

be implemented through the schedule of the zone will ensure that future subdivision and development respects 

the valued rural character of Longford.  

Clause 16 - Housing: Application of Schedule 5 to the Rural Living Zone will create a suitable range of densities 

to create a diversity of housing and lifestyle opportunities. 

Clause 19 - Infrastructure: Infrastructure appropriate to a rural living area can be viably installed, with non-

reticulated services provided on site.  

How does the amendment support or implement the Local Planning Policy Framework (LPPF) and, 

specifically the Municipal Strategic Statement (MSS)? 

 

The Local Planning Policy Framework (LPPF) and Municipal Strategic Statement (MSS) of the Wellington 
Planning Scheme provides local content to support the PPF and the amendment is supported by the relevant 
policies: 

Clause 21.01 – Municipal Profile: Longford is within Planning Unit 4a and the proposed land use is considered 

appropriate given the Longford Development Plan (November 2015). 

Clause 21.02 – Key Issues and Influences: Rural residential development is identified as an important feature 

of the Shire and the rezoning facilitates the ongoing supply of this type of land.  

Clause 21.03 – Vision-Strategic Framework: Longford is identified as a Main Rural Residential Area and the 

rezoning supports this intent.  

Clause 21.04 – Settlement and Housing: The amendment will facilitate future development within an identified 

growth area, which will support and reinforce the regional role of Sale.  

Clause 21.05 – Sale, Wurruk and Longford Strategic Framework: Longford’s role as a township is described 

as follows: ‘Longford will be a key focus for rural residential growth and will also provide opportunities for further 

residential intensification within its core and in close proximity to recreation and education facilities and the 

redeveloped golf course. As growth occurs, Longford will see its identity as a desirable rural lifestyle area 

protected and enhanced.’ This Clause shows the subject land within the settlement boundary and identifies it 

for rural living development.  

Clause 21.14 – Environmental Risk: The site has an identified bushfire risk and the rezoning process can 

implement appropriate policy to ensure that this is mitigated to an acceptable level.  

Clause 21.19 – Infrastructure: Development of the land post rezoning will be driven by market demand, with 

any future subdivision application expected to be staged to release lots when the demand is present. Likewise, 

the development of physical infrastructure will also be likely implemented on a stage-by-stage basis as 

required. 



 

   

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 5 to the Rural Living Zone (RLZ5) provides appropriate controls to ensure suitable future 

development of the subject land. RLZ5 applies to land immediately to the west of the subject land. 

The Wellington Planning Scheme includes a Development Plan Overlay for the Longford Development Plan 

Area (Schedule 10). This overlay does not include bushfire mitigation requirements to CFA satisfaction and as 

such a new Schedule 14 is to be inserted into the planning scheme.  

The EAO is also proposed to be applied to the land to ensure that contamination requirements on a confined 

area of the site are appropriately managed. 

How does the amendment address views of any relevant agencies? 

Preliminary comments of the relevant agencies have been sought in response to the rezoning request and will 

again be sought as part of the public exhibition stage of the planning scheme amendment process. Referral 

responses have been received from the following: 

- Country Fire Authority 

- Department of Environment, Land, Water and Planning.  

- Department of Transport 

- EPA 

- Gippsland Water 

- Southern Rural Water 

- West Gippsland Catchment Management Authority 

 The amendment adequately responds to the responses provided.  

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. 

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.  

A Development Plan will be required to be approved prior to the subdivision of land and this will require Council 

resources for assessment and approval.  

The number of additional planning permits to be processed due to the controls introduced by the amendment 

will be acceptable.  

Where you may inspect this amendment 

The amendment 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 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 can also be inspected free of charge at the Wellington Shire Council’s website, at 
www.wellington.vic.gov.au/planning-scheme-amendments/amendment-c116  

 

Submissions  
 
Any person who may be affected by the Amendment may make a submission to the planning authority. 
Submissions about the Amendment must be received by 20 January 2023.  
A submission must be sent to:  
 
Strategic Planning  
Wellington Shire Council  
PO BOX 506  
SALE VIC 3850  

or to 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 
set:  

 

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

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