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1. Overview of the Project 

1.1 Project Purpose 

The aim of this study is to determine the extent of available land that has a rational potential to be rezoned so as to facilitate the provision of rural lifestyle 

living opportunities in Port Albert. 

The study will: 

 Investigate land that was directly translated into a Farming Zone under Planning Scheme Amendment C43 in 2007 that clearly is not able to be 
traditionally farmed. 

 Examine the current supply and likely future demand for rural lifestyle lot opportunities within the Study Area based on recent trends and take-up rates. 

 Identify opportunities for the potential rezoning of land for rural lifestyle living in Port Albert. 

1.2 Issues and Options Paper  

This report provides an overview of the key issues relating to the provision of additional rural residential development and land in the Port Albert hinterland. It 

also provides a set of strategic directions and key principles which will be further developed as the project progresses.  

1.3 The Study Area 

The Study Area has been identified by Wellington Shire Council in discussion with the Port Albert Progress Association.  

The Study Area is shown overleaf, and includes the town areas of Port Albert and Langsborough, as well as the Port Albert hinterland/surrounds.   

During consultation it was requested that a parcel of land along the northern edge of the Study Area be excluded from the Study Area as it forms part of a 

larger operational agricultural business, the majority of which lies beyond the Study Area.  The land’s owner considers it would be inappropriate to make 

recommendations to change zoning on this land. The land is located at 68 Yarram-Port Albert Road, Langsborough and is predominantly within the Farming 

Zone.  
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2. Background 

A review of the town planning background of the Study Area and 

the history of rural zones within the Port Albert hinterland has been 

undertaken to provide an understanding of the concerns held by 

local residents.  

2.1 Port Albert Context 

Port Albert is an historic fishing town within Gippsland. It is located 

along the coast, approximately 15kms from the town of Yarram 

and 85kms from the larger centre of Sale.  

 

Context Plan 

 

 

2.2 Zoning Controls 

Land within the Port Albert hinterland is generally located within 

the Farming Zone or a Public Use or Public Park and Recreation 

Zone. A zoning map is provided overleaf to indicate the zoning 

applicable to the area. The Study Area includes two distinct areas 

of town zones, being the settlements of Langsborough and Port 

Albert/Palmerston. These town areas are surrounded by Farming 

Zone land and a mix of public land zones.  

2.3 Overlay Controls  

The hinterland around Port Albert, as well as the town itself, is 

affected by a range of planning scheme overlay controls which 

guide development in the area. These are shown on the images 

overleaf. The overlay controls relate to flooding and inundation, 

heritage, design and development, environmental significance and 

state significant coal reserves.  

2.4 Other Physical Constraints 

In addition to the overlays impacting the Study Area there are a 

number of other physical constraints that have the potential to 

impact on certain land uses and developments. These include the 

area’s proximity to a Ramsar wetland (Nooramunga Marine and 

Coastal Park), the presence of Coastal Acid Sulphate Soils in the 

south-eastern portion of the Study Area, high levels of vegetation 

cover - including remnant native vegetation  and bushfire prone 

areas. The Study Area includes the presence of the Heathy 

Woodlands EVC (least concern), Wetlands EVC (least concern) 

and Riparian Scrubs EVC (endangered). The constraints plan 

provides an overall view of the approximate extent of the 

constraints which relate to the Study Area.  
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Zoning map of the study area 
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Plan of Flooding Overlay and Land Subject to Inundation Overlay 

 

 

 

 

 

 

 

 

 

 

Plan of other overlays affecting the Study Area showing the extent 

of the: Environmental Significance Overlay (ESO), Heritage 

Overlay (HO), Design and Development Overlay (DDO), 

Development Plan Overlay (DPO), State Resource Overlay (SRO) 

and Public Acquisition Overlay (PAO).  
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Constraints plan 
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2.5 Planning Context 

2.5.1 State Planning Policy Framework 

In determining how land should be used and developed, Council 

must have regard to the State Planning Policy Framework 

(SPPF).  The Framework contains specific policies in relation to 

urban development, rural development, the environment, heritage 

and built form, housing, transport, infrastructure and economic 

development to ensure the orderly and consistent planning of 

Victoria.   

Clause 11.05-3 Rural Productivity seeks, ‘To manage land use 

change and development in rural areas to promote agriculture and 

rural production’, by preventing inappropriately dispersed urban 

activities and limiting new housing development in rural areas.  

Coastal settlement strategies at Clause 11.05-5 include support for 

a network of diverse coastal settlements which provides for a 

broad range of housing types, economic opportunities and 

services; avoiding ribbon development within rural landscapes; and 

directing urban development and infrastructure within defined 

settlement boundaries.  

Clause 11.02-1 relates to the supply of urban land and includes 

the following strategies:  

 Ensure that sufficient land is available to meet forecast 
demand.  

 Plan to accommodate projective population growth over at least 
a 15 year period and provide clear direction on locations where 
growth should occur…on a municipal basis…  

Clause 16.02-1 provides guidance on rural residential 

development and includes a number of strategies to manage 

development in rural areas and to identify land suitable for rural 

living and rural residential development. These strategies include 

demonstrating the need for rural residential development; ensuring 

planning for it avoids or significantly reduces adverse impacts; 

does not encroach on high quality productive agricultural land or 

impact on waterways or other natural resources; and is only zoned 

where it is located close to existing towns…and can be supplied 

with electricity and water and good quality road access.  

2.5.2 Planning Practice Notes 

In addition to the SPPF, Planning Practice Note No. 37 (November 

2013) provides a clear direction for rural residential use and 

development.  Whilst both the SPPF and the Practice Note 

recognise the planning scheme should ensure reasonable 

opportunities are found for rural residential development, as part of 

providing for housing diversity and choice, they also recognise that 

rural residential development can have environmental, social and 

economic costs that are significantly higher than those of standard 

residential development.  

Of particular relevance is, ‘The local environment and landscape 

should have the capacity to absorb more intensive use and 

development without significant or irreversible harm to its values or 

to the new use and development’.    

Practice Note 37 requires four broad questions to be answered in 

sequence:  

 Strategy: Does rural residential development align with the 

overall strategic planning of the municipality? 

 Housing need: How much rural residential development is 

required to provide appropriate housing diversity and choice to 

meet housing needs? 

 Location: Where should new rural residential development 

take place? 
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 Subdivision and design: Is the new rural residential 

development subdivided and designed in an attractive setting 

offering high amenity and efficient infrastructure? 

Practice Note 37 includes detailed guidance on managing future 

rural residential development in terms of protection of natural 

resources, environmental areas and biodiversity, landscape and 

heritage values, provision of social and physical infrastructure, land 

use compatibility and servicing capacity.   

In addition to Practice Note 37 on rural residential development, 

reference should also be made to Practice Note 42 – Applying the 

Rural Zones (November 2013). Practice Note 42 recognises the 

role of and need for sound strategic planning in rural areas and 

provides guidance on the changing nature of farming in Victoria. 

The rural zones of relevance to Port Albert include: 

 Farming Zone – a zone that is strongly focussed on protecting 
and promoting farming and agriculture.  

 Rural Activity Zone – a mixed use rural zone that caters for 
farming and other compatible land uses.  

 Rural Conservation Zone – a conservation zone that caters for 
rural areas with special environmental characteristics.  

 Rural Living Zone – a zone that caters for residential use in a 
local setting.  

2.5.3 Local Planning Policy Framework 

The Local Planning Policy Framework within the Wellington 

Planning Scheme provides guidance for land use and 

development at a more localised level and includes policy for and 

commentary on coastal areas - including Port Albert. Clause 21.04 

Settlement, identifies Port Albert as one of the larger coastal 

settlements and a place of special heritage significance. Coastal 

areas in Wellington are particularly sensitive from an 

environmental perspective with inundation, climate change and 

significant biodiversity areas all playing a part in the future of this 

coast.  

Objectives for coastal settlements in Wellington include recognition 

that some settlements can accommodate growth and change 

whilst others cannot; requirements for necessary infrastructure to 

protect the environment; provision of rural lifestyle opportunities in 

appropriate locations; and protection of agricultural land from 

inappropriate urban encroachment (Clause 21.04-2).  

Land use and development within Port Albert is specifically guided 

by Clause 21.12-10 of the Wellington Planning Scheme which 

seeks, ‘To protect and enhance the character and environment of 

Port Albert’. 

Strategies to support this objective include: 

 Encourage those activities which cater for the needs of the 
town’s growing permanent and tourist populations. 

 Encourage tourism development which responds to the town’s 
environmental constraints and special character. 

 Ensure that urban development occurs in stages that can be 
appropriately serviced. 

 Ensure that development is sympathetic to the 
heritage/character qualities of the town. 

 Encourage major tourism uses or developments which are not 
dependent on a coastal location to develop within the main 
existing townships of Loch Sport and Port Albert. 

2.6 Current and Projected Demographic Trends 

An analysis of current demographics has been undertaken to 

provide a picture of the Study Area from which to plan from. ABS 
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Census data1 from 2011 has been used for the state locations of 

Port Albert and Robertsons Beach, as these are the most 

appropriate matches to the Study Area. The Port Albert data refers 

generally to land within the urban zones (Residential 1 Zone 

mainly) whilst the Robertsons Beach data refers to an area which 

includes the Port Albert hinterland, including Langsborough as well 

as land to the east.  

Currently these combined areas have a total population of 607 

people, with 247 people residing in the township of Port Albert. 

The median age is relatively high at 55 years, indicating a slightly 

older population, this is again reflected in the age profiles which 

indicate significantly higher proportions of people aged over 65 

than the State average (Chart 1). The family configurations 

indicate almost 60% of families are couples without children, 

generally a reflection of an older community. However it is noted 

the Robertsons Beach area has almost double the proportion of 

children than Port Albert being almost 1 in 5 persons. This accords 

with commentary that Langsborough is home to more young 

families than the balance of the area.  

                                                      
1 Quick stats and table builder ABS Census 2011 

 

There were 514 dwellings in the combined area in 2011, 46% of 

these were located in the township of Port Albert. As expected for 

a rural coastal settlement, the majority of dwellings are detached 

and comprise multiple bedrooms as shown in Chart 2.  Given the 

seasonal nature of the coastal community a significant proportion 

of dwellings were unoccupied on Census night which occurs in 

August.  
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Chart 3 provides details on household tenure for the Study Area 

and indicates a higher number of rental properties within the 

township area compared with the hinterland (30% and 12.4% 

respectively). 

                                                      
2 SEIFA Index of advantage and disadvantage scores – Wellington 961, Port Albert 881 
(rank 61 in Vic.), Robertsons Beach 908 (rank 117 in Vic.) 

 

From a socio economic perspective Port Albert and its hinterland 

community are considered to be ‘relatively disadvantaged’. The 

area has a median weekly household income which is 

approximately half that of the State average and low socio-

economic index scores indicating a significant level of 

disadvantage2. Mortgage stress3 also appears to be present in the 

area and in particular for those renting in Port Albert itself, which 

has a figure double the State average, as shown in Chart 4.  

3 Mortgage Stress is indicated when housing costs equate to more than 30% of income.  
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3. Key Issues 

The key issues for the consideration of additional rural residential 

land and development in the Port Albert hinterland have been 

developed from an assessment of the planning scheme 

provisions/controls, physical constraints and town planning history 

of the Study Area, as well as consultation with residents and key 

stakeholders.  

3.1 Farming Zone  

This study has arisen from concerns expressed by the local 

community that the Farming Zone, which was applied by the 

Minister for Planning through Amendment C43 in 2007, is 

‘inappropriate' in its application and too restrictive. The Farming 

Zone replaced the previous Rural Zone whilst the Rural 

Conservation Zone replaced the previous Environmental Rural 

Zone.  

Following a State government review of the rural zones, some of 

the uses previously permissible in the Rural Zone and not included 

within the Farming Zone were placed within the Rural Activity 

Zone, a zone which is intended to be applied to expand the range 

of permitted uses in a designated area where they can co-exist 

with productive agriculture4. Following another review, the Farming 

Zone was further amended in September 2013 to reduce some of 

the restrictions which previously applied.  

The Rural Zone provided for a greater range of land uses than the 

Farming Zone introduced by Amendment C43 in 2007. Some 

previously permissible uses (as of right or allowed with a planning 

                                                      
4 GRAP p.4 
5 Referenced in Rural Zones Review 2009 from Swan and Volum 1984. Class 3 land is 
“generally of limited versatility but is very good dairying and grazing land;” Class 3A is 
suitable for more intensive uses than class 3 provided particular care is taken…” 

permit), including many tourism and industry uses, were restricted 

or even prohibited in order to better protect agricultural land. The 

Rural Activity Zone, which was not applied within Wellington Shire, 

was now the location for such tourism and industry uses. This 

discrepancy between the two zones has led to many land owners 

feeling they have lost their “development rights” and/or their land 

use is inconsistent with the zoning controls. Land owners also 

indicated that the Farming Zone does not reflect the true land use 

of their property as well as the Rural Zone had done, and now 

restricts them from business expansion and dwelling development. 

3.2 Agricultural Capability, Suitability and Quality 

The concepts of agricultural capability, suitability and quality have 

been discussed at length in Council’s Rural Zones Review (RZR) 

Report (2009). These concepts are all elements in determining the 

productivity of agricultural land. The land class around Port Albert 

was identified as a mix of Class 3 and 3A5.  

The RZR report noted that for planning the concepts of agricultural 

land quality and the importance of land for agriculture are different 

concepts. Small areas of high quality land can be strategically less 

important within a municipality or region than larger areas of lesser 

quality land6.  

3.3 Past Amendments and Their Impact 

The planning controls within the Study Area have been subjected 

to a number of changes (amendments) since the introduction of 

the New Format Planning Scheme in 2000. The changes as a 

6 Wellington Rural Zones Review 2009, Maunsell p.31 
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result of these amendments have in some cases been significant 

and led to community opinion that they are ‘inappropriate’.  

3.3.1 Amendment C43 (2007) – Introduction of the Farming Zone and 
Rural Conservation Zone 

A State Government initiated amendment introduced new rural 

zones – the Farming Zone (FZ) and the Rural Conservation Zone 

(RCZ) – to replace the existing Rural Zone and Environmental 

Rural Zone. Land within the existing zones was directly translated 

to the appropriate new zone by the amendment prior to Wellington 

Shire Council undertaking a strategic review of the application of 

the new zones.  

The new zones had clearer purposes and a stronger focus on the 

protection of productive agricultural land and areas with significant 

environmental values. These changes followed concerns that the 

previous controls did not adequately recognise the importance of 

agriculture leading to increased land use conflicts by allowing a 

range of non-agricultural uses to establish in rural areas7. The 

amendment was considered to have a positive effect by limiting 

urban development opportunities in productive agricultural areas.  

The translation of the zones, particularly the application of the 

Farming Zone, was seen by the Port Albert community as 

inappropriate and limiting for a number of reasons, including the 

restrictions it placed on development and in particular new 

dwellings, and its application to land which cannot be traditionally 

farmed due to size, vegetation and soil constraints.  

It is important to note neither the Rural Zone nor the Farming Zone 

which replaced it provided for “as of right” entitlement for a 

dwelling.  

3.3.2 Amendment C55 (2014) – Rural Zones Review 

                                                      
7 Amendment C43 Explanatory Report p.1 

Amendment C55 sought to introduce Council’s Rural Zones 

Review (2009) by including descriptions of Planning Units and the 

rural areas, a new Rural Policy and appropriate strategies. It did 

not seek to alter the zoning in or around Port Albert. The purpose 

of the amendment was to increase the recognition and protection 

of the agricultural base of the Shire by providing greater clarity and 

direction for use and development. Planning Unit 8 – Coastal 

applies to this area.  

The Panel assessing Amendment C55 noted many of the issues 

put forward by Port Albert area residents related to the direct 

translation of their properties to the Farming Zone by Amendment 

C43. The Panel recommended:  

Council proceed with review of rural residential lot opportunities in 

Port Albert and surrounding areas in the 2013/2014 strategic 

planning work program and resolves to rezone land in this area for 

its most appropriate use, whether that be for rural/residential living, 

farming or conservation values.  

This recommendation was in response to submitters’ suggestions 

that they could no longer build a house on their property leaving 

them with land that they can neither live on nor farm due to size 

and environmental conditions. Other submitters had suggested 

adverse implications for business expansion due to the zoning 

controls. The Panel suggested there were some properties within 

the area which were clearly not able to be farmed as per the 

purpose and objectives of the Farming Zone.   

The Rural Zones Review itself included preparation of an 

Environmental Investigation Report – Wonnangatta and Port Albert 

2012, which looked at land either side of the Old Port Foreshore 

Road in Port Albert. The report conclusions included: 
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 Properties north of Old Port Foreshore Road occur within an 
EVC 48 Heathy Woodland. This appears to have been 
historically disturbed with a number of small lots and has no 
identifiable environmental values to warrant application of the 
Rural Conservation Zone.  

 Properties south of Old Port Foreshore Road occur within an 
area of EVC 10 Estuarine Wetland with some smaller portions 
of Heathy Woodland. This area borders the marine and coastal 
park and have little sign of disturbance. Consideration in the 
future should be given to applying the Rural Conservation Zone 
as part of an overall study of zoning in the area.  

 The EVCs are both of Least Concern in terms of Bioregional 
Conservation Significance.  

The Rural Zones Review report provided criteria for implementing 

each of the four rural zones within the Shire which added to the 

GRAP principles (developed to guide the implementation of rural 

zones in Gippsland) and Planning Practice Notes. 

3.3.3 Amendment C33 

Amendment C33 (2014) proposed to introduce new and modify 

existing Flood Overlays and Land Subject to Inundation Overlays 

in areas known to be affected by mainstream flood during a 1 in 

100 year ARI flood. It included the application of these overlays to 

land in Port Albert, however following the Panel Hearing the 

Minister for Planning decided not to apply the flood controls to the 

township area. Council in response regulates floors heights 

through the building permit system only.  

The Panel looked at the concerns raised by residents regarding 

the application of the overlays as a consequence of the 

determined 1 in 100 year ARI tidal flood surge. These concerns 

included land use and development constraints arising from the 

                                                      
8 Survey analysed May 1st, 2014 

imposition of the overlay and social and economic stresses. The 

significant height of the flood levels and the required floor levels 

were questioned based on anecdotal evidence and residents 

experiences that tidal inundation would be slow and relatively 

gentle.  

The Panel noted there were substantial uncertainties for the 

community as a consequence of the overlays and indicated 

Council would need to be flexible in building heights in the town. 

Overall the Panel concluded that the overlays be introduced.  

The community has indicated the potential application of these 

overlays has had significant impacts on the economic and social 

wellbeing of Port Albert.  

3.4 Issues Summary 

The key issues affecting the Port Albert hinterland have been 

developed through an analysis of the project background, 

discussions with Council officers and community consultation 

initiatives including an online survey, community drop in session 

and community workshop meeting. Approximately 30 people 

attended one or both of the sessions in April 2014 and 45 

responses to the survey were received (approximately 7.4% of the 

population8). 

Key results from the survey included:  

 95.5% of respondents would like to see more development of 
the Port Albert hinterland for rural residential uses.  

 95.5% indicated that there is not enough rural residential 
development in the area.  

 A variance in the type of rural residential development 
considered appropriate for this area - 55.5% said in excess of 4 
hectares, 20% said half acre or 2 hectares  
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 Just over half of the respondents indicated flooding and 
drainage were constraints to rezone land in the Study Area, 
whilst a quarter considered there to be no restraints. Other 
constraints included building restrictions, vegetation, bushfire 
and farming potential.   

 Demand for rural residential development in the Port Albert 
hinterland was perceived to exist by 91% of respondents.  

 A variance in the type of rural residential land/development in 
demand. A preference for permanent homes over holiday 
homes (90% and 70% respectively) and small (86%) or town 
type (58%) lots over large lots (16%). Other responses 
indicated homes with access to the coast/water should be 
provided. However two respondents indicated there was no 
demand and rural residential land for sale is not selling.  

3.4.1 Key issues summary 

The key issues affecting the Port Albert hinterland can be 

summarised as follows:  

 Impact of previous planning decisions including Amendments.  

 Inability to build a dwelling on Farming Zone land in the Port 
Albert hinterland due to requirements for agricultural activity. 
The prohibitions of the Farming Zone on dwellings were seen 
by 91% of survey respondents as the key issue, with more than 
a third also indicating planning permit refusals as an issue. 

 Existing land sizes are too small to productively farm, making 
the application of the Farming Zone appear misguided and 
inappropriate to the land. Perception that the land is not 
suitable for farming due to low lying nature apart from discrete 
pockets along the northern edge.  

 Constraints on development due to the application of overlays, 
high levels of existing native vegetation, fire risk, ability to treat 
wastewater (septic tanks and run off issues due to soil type) 
and the capacity to manage stormwater (flooding and drainage 
were issues for the majority of survey respondents). 

 Supply of rural residential lots is very low due to the 
unlikelihood of planning permits for dwellings being issued.  

 A substantial number of township lots are currently for sale with 
few buyers. 

 Anecdotal demand exists for rural residential lots between 1 
and 20 acres (0.4 – 8 hectares).   

 Existing subdivision sizes and patterns are not suited to a 
traditional large scale farming area/enterprise. Fragmentation of 
productive farmland should be avoided, however a significant 
proportion of the Study Area is already fragmented. 

 Low population levels, limited job opportunities, lack of a 
commercial hub and low levels of investment are impacting on 
Port Albert generally. Greater promotion of the town for tourism 
and investment is needed.  

 Existence of land which has limited or no ability to be 
developed for a range of reasons including access and 
environmental features.  

 Lack of appropriate development and associated housing 
affordability levels due to a confidence loss within coastal areas 
generally and Port Albert in particular. 

 Holiday service role highlights infrastructure limitations and the 
impact of poor land management and absentee owners.  

 Lack of certainty and consistency in land use outcomes and 
rules including the impact of climate change/sea level rise.  

 Lack of investment in and use of community assets including 
crown land. 

 Demographics have an impact on service offering in town.  

 Perception of infrastructure constraints – i.e. poor road 
maintenance, sea wall and drainage infrastructure, limited 
foreshore access.  

 Community belief that people should be able to build when and 
where they want within the area.  
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 Difficulty of balancing removal of vegetation with the protection 
of the existing landscape character and recognition that not all 
the vegetation is significant/remnant. 

 A perception that restrictions and regulations have reduced the 
amount of development/investment that has occurred in and 
around Port Albert. These restrictions are in addition to the 
hurdles that the environment presents. 
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4. Supply and Demand Assessment 

This section provides an overview of existing supply and likely demand for rural residential within the Port Albert hinterland. 

4.1 Existing Land Use  

Privately owned land within the Port Albert hinterland is utilised for a range of activities depending on the size and characteristics of the lots. These activities 

include hobby farms (small crops including cut flowers and grazing), grazing for dairy cattle, tourist accommodation and rural residential lots in landscaped 

or bush settings.  

4.2 Supply 

The township area of Port Albert (generally Residential 1 Zone land) currently has a relatively high number of properties for sale.  

4.2.1 Building approvals data 

Building approvals data – 145 building permits have been issued for the Port Albert area over the last 10 years. These include approvals for dwellings, 

dwelling alterations/extensions, cabins, units, carports, sheds, garages, decks, barbeque shelters, a fire station, warehouse, restaurant and demolition 

works.  

In relation to the Farming Zone there have been a total of 22 building permits issued in the last 10 years and these varied from new sheds (10), dwelling 

alterations (3), new dwellings (4), cabins (2) and demolition of sheds (3). The low number of dwelling approvals within the Farming Zone may indicate either 

the difficulty of developing the land for dwellings or a lack of demand.  

4.2.2 Lot density 

There are currently 243 lots zoned Farming within the Study Area. These lots have an average size of approximately 2.15 hectares (5.3 acres). The plan 

below provides an indication of lot size diversity in the Study Area. Lots under half an acre in size (approximately 2,000sqm) equate for 44% of the lots, while 

lots between half an acre and an acre account for nearly 12% of lots. Only 12 lots (5%) within the area are over 8 hectares. The fact that many of the 

existing lots are already quite small resonates with comments by community representatives that they don’t see a need for further subdivision.  
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Plan showing lot sizes of Farming Zone land in the study area. 
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4.2.3 Current properties for sale 

Anecdotal evidence has suggested that people are seeking rural 

residential allotments rather than township lots in Port Albert. At 

the time of writing realestate.com.au9 has approximately 120 lots 

for sale within the Study Area, the majority of these properties are 

within the township area itself. There are currently nine properties 

for sale within the Farming Zone ranging in size from 40 hectares 

(100 acres) to 1 acre (0.4ha).  

4.3 Demand 

4.3.1 Anecdotal demand 

Discussions with the community and local real estate agents have 

indicated that there is a level of demand for rural residential land in 

the Port Albert hinterland.  

Discussions with the local real estate agents in Yarram (Elders and 

Landmark Harcourts) have indicated the following demand levels 

and influences:  

 There is low demand for township blocks partly as the size of 
these lots does not cater to residents wishing to come to the 
area for fishing who need storage areas for boats and trailers.  

 Rural lots can be too difficult to develop.  

 Demand for rural lots is generally for land that is between 1-10 
acres (0.4ha to 4ha).  

 Planning requirements (zones and overlays) can impact on the 
ability to build on smaller blocks and deter buyers - this includes 
the issues around the ‘prohibitive’ impact of the controls. 

 Demand for both sewered and unsewered lots. 

 Vegetated characteristic is sought after as well as cleared and 
well drained land.  

                                                      
9 Accessed April 17th, 2014 

4.3.2 Growth projections 

Victoria in Future 2012 (VIF 2012) provides rates of growth per 

annum figures for Regional Victoria at 1.3% for the next 10 to 15 

years. When applied to the population of the Study Area this is 

approximately 0.7 persons per annum.  

VIF 2012 projects private dwelling occupancy rates for Wellington 

Shire in 2016 as 17,500 dwellings or 82% of total dwellings. This 

occupancy rate is considerably higher than that experienced in the 

Study Area at the 2011 census. It is anticipated occupancy rates of 

approximately 50% will remain in the Study Area.  

In conclusion, based on data and anecdotal evidence, current 

projected demand could be reasonably assessed at a rate of 2 

additional persons per annum. 
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6. Key Principles and Preferred Strategic Directions 

The following set of key principle and preferred strategic directions 

have been developed to guide the development of 

recommendations during the further stages of the Port Albert Rural 

Residential Lifestyle Lots Review. These have been ‘ground 

proofed’ during consultation with the Port Albert community in April 

2014.  

The key principles and strategic directions for this study are: 

 Retain Port Albert’s role as a small coastal town with significant 
heritage built form in Wellington Shire.  

 Retain high quality agricultural land within the hinterland. 

 Responsible recognition of the environmental features and 
constraints for the area including levels of inundation (mainly 
tidal or drainage related), potential fire risk, coastal wetlands 
and vegetation cover. 

 Recognise the existing assets available before creating new 
opportunities for dwellings and population growth – in relation to 
existing dwelling supply and vacant lots.  

 The need to protect existing levels of vegetation cover and 
landscape characteristics.  

 Recognition of the town’s fishing village and seasonal role and 
the varying demands on infrastructure throughout the year.  

 Recognition of community desires for growth within the context 
of existing demographic trends.  

 Recognition of the requirements and guidelines with Practice 
Note 37 and Practice Note 42 regarding the appropriateness of 
rural residential land and the application of the rural zones.  

 Consideration of GRAP assessment criteria (2007): settlement, 
agriculture, regional economy, environment, coastal issues, 
mapping and interface issues.  

7. Future Options for Growth 

Options for change have been determined through an analysis of 

prior research and a review of stakeholder feedback and planning 

controls. The changes relate to the application of zones and in 

particular rural zones in the Port Albert hinterland area. The 

options for further investigation are detailed below.  

 Potential to rezone small areas of land for rural residential 
development within the Port Albert hinterland based on a more 
detailed analysis of constraints and strategic land use 
considerations. 

 Reconsider the application of the rural zones in the area 
generally.  

 Possible application of the Rural Conservation Zone or Rural 
Activity Zone to specific parcels of land to the south of Old 
Port Foreshore Road and south of Old Port Road.  

 Better understanding and awareness of the constraints 
impacting the area and on the requirements for rural settlement 
planning more generally.  

 Encourage the consolidation of older inappropriate 
subdivisions.  
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