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or employee of Urban Enterprise Pty. Ltd. or SMEC Urban Pty Ltd takes
responsibility in any way whatsoever to any person or organisation (other
than that for which this report has been prepared) in respect of the
information set out in this report, including any errors or omissions therein. In
the course of our preparation of this report, projections have been prepared
on the basis of assumptions and methodology which have been described in
the report. It is possible that some of the assumptions underlying the
projections may change. Nevertheless, the professional judgement of the
members and employees of Urban Enterprise Pty. Ltd. and SMEC Urban Pty
Ltd have been applied in making these assumptions, such that they
constitute an understandable basis for estimates and projections. Beyond
this, to the extent that the assumptions do not materialise, the estimates and
projections of achievable results may vary.
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EXECUTIVE SUMMARY

This report was prepared by for Wellington Shire Council by Urban Enterprise to assess the supply and
demand for industrial land in the towns of Yarram, Maffra and Stratford and make recommendations relating
to future industrial land requirements (in terms of both quantity and quality) over the next 15 years to 2026.

Following the Urban Enterprise supply and demand report, SMEC Urban incorporated a Planning and
Engineering Review of the industrial land in each of the three towns and updated the original project report.

Wellington Shire Council has received funding from Regional Development Victoria (RDV) under the
Planning for Growth Fund to support the preparation of an Industrial Land Strategy for Yarram, Maffra and
Stratford.

PoLicYy AND STRATEGY CONTEXT

With respect to industrial development, Planning Authorities are required by the State Planning Policy
Framework to:

e  “Ensure a sufficient supply of land is available for industrial uses;

e Plan to accommodate projected population growth over at least a 15 year period and
provide clear direction on locations where growth should occur;

e Identify land for industrial development in urban growth areas where good access for
employees, freight and road transport is available and appropriate buffer distances can be
provided;

. Protect and carefully plan existing industrial areas to, where possible, facilitate further
industrial development; and

e  Provide an adequate supply of industrial land in appropriate locations including significant
stocks of large sites for strategic investment.”

The Wellington Shire Municipal Strategic Statement (MSS) includes strategy plans for the towns, including
preferred industrial growth areas for Stratford and Yarram but not Maffra. Urban development is encouraged
to locate within existing township boundaries and designated growth areas. Further, the MSS encourages
the full development of existing industrial zoned land to maximise infrastructure efficiencies.

The key industries identified in the Shire are horticulture, dairying, timber production, fishing, tourism the oil
and gas industry and brown coal production.

An industrial land audit undertaken by the Department of Planning and Community Development indicated
that the industrial land vacancy rate by total area in Wellington Shire was 17% in 2007.

The Gippsland Regional Plan (2010) notes that demand for industrial land in Wellington Shire and the wider
Gippsland region is rising and the projected strong population growth in the region will place pressure to
provide more urban land and to balance land use conflicts, particularly in relation to industrial land.

Much of the industrial land within Gippsland requires extension of services to provide access to water, gas
or electricity at title boundaries and is therefore limited in its ability to attract new entrants. A large proportion
of Gippsland is not supplied with domestic reticulated natural gas, and the electricity distribution network
also requires infrastructure upgrades to supply future industrial land parcels.
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The Wellington Shire Economic Development Strategy (2006 and updated 2010) identified the following key
sectors which would drive economic development and provide opportunities for Wellington Shire into the

future:
. Food and Horticulture;
e Dairy (particularly Maffra);
e  Timber (particularly Yarram, where the timber industry and associated development is to be
supported);
e  Aviation;
e Mining and Energy; and
e  Specialist Manufacturing.
YARRAM

SUPPLY AND DEMAND

There is 24ha of zoned industrial land in Yarram, 6.8ha (28%) of which is vacant and 5.5ha (23%) of which
is underutilised. The vacant lots in Yarram are located in the southern section of Industrial Precinct 2 near

McLean Street. Based on rates data it is estimated that the value for industrial land in Yarram is
approximately $37.00/m? this compares to a figure for Sale industrial land of approximately $84 indicating a
land value of half of Sale.

Yarram Precinct 1 (2.6ha at the northern edge of the town on the South Gippsland Highway) is owned
entirely by Murray Goulburn. This land was previously used as the Yarram Butter Factory and other dairy
related uses. The site is currently unused and the owners have no plans to use or sell the site. Existing
buildings and asbestos contamination negatively impact on the potential to sell or development the site and
there is potential for this site to suffer ongoing deterioration which will impact negatively on the town
amenity.

In general, the industrial uses in Yarram are low intensity and low value service and rural support
businesses, including storage, workshops and machinery sales.

Yarram is projected to experience population growth of between 0.4% and 0.8% per annum over the next 15
years to reach a total of up to 2,011 residents by the year 2026.

Industrial building approvals over the period 2000 to 2010 were low, with 18 approvals, 50% of which were
for shed and storage units.

Based on the projected population and associated employment growth, Yarram will require up to 2.5 ha of
new industrial land by 2026. This includes up to 0.5ha to support population growth and 2ha to allow sites
for strategic investment.

OPPORTUNITIES AND CONSTRAINTS

The key opportunities identified for Yarram include:

e  Timber industry growth, including growth in the existing operations and establishment of
new timber related operations (such as wood-chip processing);

¢ Road transport industries, including large vehicle mechanics and related businesses;

e Rural supply industry, including farm machinery and rural support services.
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The major constraints to industrial development identified in Yarram include:

Low land values and relatively high servicing costs resulting in limited industrial subdivision
and development in recent times;

Poor drainage and road access, particularly in the southern section of Precinct 2;

Land ownership - the majority of vacant and underutilised land is owned by Murray Goulburn
and one private owner. The inability or lack of interest to sell/develop these strategic parcels
may be an ongoing constraint to new industrial activity in the town.

RECOMMENDATIONS

In response to the issues detailed above, recommendations for Yarram are:

MAFFRA

Demand levels are low and there is sufficient vacant zoned land to the south of Precinct 2 to
accommodate organic growth in the township over the next 15 years;

Rezone the Carter Holt Harvey Mill (currently Farming Zone) in Yarram to the Industrial 1
Zone to appropriately reflect existing land use and facilitate further growth opportunities for
this timber business.

Council should discuss and actively pursue the sale of all of part of Industrial Precinct 1 with
Murray Goulburn.

Council should actively explore funding opportunities to enable the Murray Goulburn site to
be cleared and decontaminated, particularly relating to the existing asbestos. Potential
public/private partnerships should be investigated.

Council should consider rezoning land adjacent to Industrial Precinct 2 to the north of the
existing zone. This will allow the provision of larger lots (1 - 1.5ha) in a strategic location and
to provide a second growth area that is in separate ownership to the vacant land to the south
of Precinct 2;

The parcels at the western end of Rodgers Street (approximately 4.8ha in total) provide
another logical growth option. Part of this area is identified as an industrial growth area in
the Yarram Strategy Plan. This area could accommodate organic growth in the medium term
if the vacant area to the south is not developed;

Local timber businesses offer an immediate opportunity for employment and output growth
for the Yarram area and should be facilitated wherever possible.

SUPPLY AND DEMAND

Of the 62 hectares of industrial zoned land in Maffra, approximately 21% is vacant (13.1ha). A significant

proportion of vacant land is Crown Land (4.5ha), proposed for subdivision (3.2ha) or owned by Murray

Goulburn (4ha). Based on rates data it is estimated that the value for industrial land in Maffra is

approximately $46.30/m? compared to a Sale figure of approximately $84/m?. This figure is reflective of the

serviced nature of Maffra and the Demand for Industrial zoned land.
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When Murray Goulburn owned land and Crown land is excluded from vacant land supply calculations,
vacant industrial land area in Maffra falls to approximately 4.6ha (which equates to 7.4% of all industrial land
in Maffra).

Maffra is projected to grow at between 0.8% and 1.1% per annum over the next 15 years to a total
population of up to 5,167 persons in 2026.

Employment in industrial sectors increased by 3.6% per annum between 2001 and 2006 in Maffra, a higher
rate than the Regional Victorian average of 2% per annum. The largest employment increases were
recorded in the Mining (30%) and Construction (7%) sectors.

19 industrial buildings were approved in Maffra between 2000 and 2010, an average of 1.7 per annum. This
represents steady demand for industrial land, with many new and extended factories constructed in the past
decade.

Based on the projected population growth rate for Maffra of between 0.8% - 1.1% and the associated growth
in existing industrial activity and employment, a total of between 1.9ha and 2.7ha of industrial land will be
required by 2026.

The existing vacant land supply (excluding Crown Land and Murray Goulburn land) is 4.6ha. This vacant
land supply is estimated to be equivalent to between 25 and 35 years supply. This vacant land is
developable and is anticipated to provide sufficient supply to meet population-driven demand.

OPPORTUNITIES AND CONSTRAINTS

Opportunities identified for industrial activity in Maffra include:

e Attract and support businesses from the vegetable processing industry following the
successful example of Mulgowie Farming Group, based on the proximity to fertile
agricultural land with a stable water supply;

e  Service industrial demand is expected to grow, there is the opportunity to facilitate this
growth by providing appropriately located and serviced land;

Constraints to industrial development in Maffra identified include:
e  Cost of connecting new subdivisions to natural gas and trade wastes;

e Drainage and slope - some sites in or adjacent to industrial zones in Maffra are constrained
by drainage requirements and sloping sites;

e Land ownership - a significant proportion of industrial zoned land is owned by the Crown,
VicTrack, Murray Goulburn and a private land owner. A number of land parcels are vacant or
underutilised, but are not for sale.

RECOMMENDATIONS

The existing vacant land supply is sufficient to meet projected population-driven demand over the next 15
years in Maffra. The vacant land is generally developable.

However, there is a shortage of large industrial lots available for major investment, with the majority of lots
available between 500m? and 4,000m?. Council should consider rezoning land to provide large sites for
strategic investment.

Council should initiate discussions with the Department of Sustainability and Environment regarding the
desired transfer of the Crown Land parcel to freehold land for industrial use.
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The opportunity to attract vegetable processing businesses to the Maffra area should be investigated
further, particularly in relation to attracting existing businesses from other areas with an uncertain water
supply. Council should advocate State Government to facilitate gas and water extensions to service these
vegetable processing industries, as the need/opportunity arises.

STRATFORD

SUPPLY AND DEMAND

There is currently 8ha of land zoned for industrial purposes in Stratford in 16 lots. 3 lots are vacant (0.37ha)
and one lot is considered underutilised (2.9ha - unused brickworks site for sale). There is also a Crown Land
parcel that is within the Industrial estate that has been excluded from the assessment). Based on rates data
it is estimated that the value for industrial land in Stratford is approximately $26.60/m? compared to a Sale
figure of approximately $84/m?. This figure is reflective of the smaller nature and location of the industrial
precinct and the lack of available blocks to drive Demand for Industrial zoned land.

The existing industrial precinct in Stratford is well located for industrial use. It is constrained, however, by
poor drainage, poor maintenance, lack of natural gas, low vacancy rates, lack of large lots and restricted
access for large vehicles. The industrial precinct is suited to smaller service industrial uses. Larger industrial
uses are generally not provided for Stratford.

Stratford is experiencing strong population growth (approximately 1.7% per annum) and is expected to
reach a population of 2,017 persons by 2026.

Between 2001 and 2006, the number of Stratford residents employed in industrial sectors increased above
the regional Victorian average, particularly in the Construction, Mining and Transport and Storage sectors.

There were only 2 industrial building approvals in Stratford between 2000 and 2010. However, industrial
building activity may have been constrained by the lack of available land, given that only two parcels are
currently available for development.

Current vacant land supply (0.4ha) is equivalent to 4 years supply. A further 1ha of industrial land will be
required to meet population-driven demand over the next 15 years. Appropriately located large sites (0.5 -
1.5ha) should also be zoned to facilitate the attraction of large industrial businesses in industries identified
as suited to Stratford, including the transport industry.

OPPORTUNITIES AND CONSTRAINTS

Opportunities identified for Stratford include:
° Facilitate transition of home-based industrial businesses to service industrial locations;

¢ Re-zone new industrial estate to allow larger lots for existing successful businesses to expand/relocate
their operations;

e Attract a transport and storage business given the strategic location on the Princes Highway between
two major regional centres of Sale and Bairnsdale;

e Low land values - proximity to Sale but significantly lower land values offer the opportunity to attract
new businesses to Stratford.

Constraints identified for industrial activity in Stratford include:
e  Existing industrial area has a lack of vacant land and a lack of large sites for strategic investment;
e  Absence of natural gas;
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e  Poor drainage, maintenance and inadequate large vehicle access to existing industrial estate limits the
attractiveness of the area to new businesses;

e  High service costs compared to land values; and

e Proximity of existing industrial estate to residential areas.

RECOMMENDATIONS

Council should consider rezoning approximately 4-10ha for industrial use to meet demand in Stratford.

The recommended location of future industrial activity is the site at the north-east corner of Princes Highway
and Bengworden Road (see map in Section 5.7).

The site recommended for industrial expansion in the existing Stratford Strategy Plan is not considered
appropriate given the extensive native vegetation, access issues and lack of freehold land in this area.

Rezoning land for a new industrial estate further from the centre of town and existing sensitive land uses will
allow more opportunities for existing manufacturing businesses to expand and provide the opportunity for
new businesses to locate in the area, including transport and storage and construction companies.
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1.1.

1.2.

INTRODUCTION

THE PROJECT

Urban Enterprise and SMEC Urban were engaged by Wellington Shire Council (Council) to
prepare an Industrial Land Strategy for the towns of Yarram, Maffra and Stratford (the ILS).

The ILS relates specifically to the towns of Yarram, Maffra and Stratford due to low industrial
zoned land vacancy rates identified by a recent State government audit', and the lack of strategic
direction for industrial growth in these towns.

Wellington Shire Council has received funding from Regional Development Victoria (RDV) under
the Planning for Growth Fund to support the preparation of an Industrial Land Strategy for
Yarram, Maffra and Stratford.

This report has been prepared by Urban Enterprise and SMEC Urban to assess the supply and
demand for industrial land in the towns and make recommendations relating to future industrial
land requirements (in terms of both quantity and quality) over the next 15 years to 2026.

In preparing this report, a supply and demand analysis was undertaken by Urban Enterprise,
followed by a planning and engineering review of the industrial land in each town by SMEC
Urban.

THE STUDY AREA
The ILS relates specifically to the towns of Yarram, Maffra and Stratford in Wellington Shire.

Yarram is located approximately 60 km south west of Sale and 170 km south east of Melbourne.
Maffra is located approximately 18 km north of Sale and 180 km east of Melbourne. Stratford is
located approximately 16 km north of Sale and 190 km east of Melbourne. Wellington Shire and
the towns of Sale, Maffra, Stratford and Yarram are shown in Figure 1.

This study relates to existing industrial zoned land within the towns of Yarram, Maffra and
Stratford.

' Audit of Industrial Land in Provincial Victoria, Department of Planning and Community Development, 2007.
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FIGURE 1 LOCATION OF WELLINGTON SHIRE AND TOWNS

MELBOURNE

Source: Urban Enterprise

1.3. METHODOLOGY

This report applies the following methodology:

Undertake a review of relevant background reports, planning and demographic context;
Identify quantity and quality of existing land supply;

Undertake consultation with landowners, businesses, and stakeholder to identify
opportunities and constraints;

Identify quantitative and qualitative factors of demand for industrial land;

Compile and prioritise opportunities and constraints relating to industrial land and
development, with particular emphasis on emerging and potential industries;

Use the information collected to make recommendations as to future land requirements,
growth directions and prospective industries.

SMEC Urban conducted consultation with service providers and Council officers, to review the

zoning and planning framework to enable implementation of the land supply and demand

findings.
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The report assesses the requirement for industrial land by matching local issues and
opportunities, quantity and quality of existing supply of zoned industrial land, and the level and
key characteristics of demand for industrial land over the next 15 years. This relationship is
shown in Figure 2.

FIGURE 2 METHODOLOGY

POLICY AND
STRATEGIC
CONTEXT
SUPPLY DEMAND
Quantity- supply MATCH SUPPLY AND Quantity-
DEMAND FOR LAND Demand
{QUANTITY)

MATCH SUPPLY AND
DEMAND FOR LAND
MNature of Supply (QUALTY Type of Demand

CONSIDER ECONOMIC
OPPORTUNITIES &
CONSTRAINTS

RECOMMENDATIONS FOR
FUTURE LAND REQUIREMENTS

Source: Urban Enterprise

1.4. DOCUMENT LAYOUT AND STRUCTURE

Section 2 (Policy and Strategy Context) provides information relevant to all three towns, including
State, regional and municipal policy and strategies and planning zones and overlays. Section 3
relates to the town of Yarram, Section 4 relates to the town of Maffra, and Section 5 relates to the
town of Stratford.

Sections 3, 4 and 5 are divided into the following sections:
e Supply - including quantity and quality of zoned land supply;
e  Demand assessment - including quantity and type of land required;

e Findings from consultation and research, including workshops, targeted consultation and
discussions with service authorities, real estate agents and Council officers;
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e Opportunities and constraints; and
e Land requirements and recommendations.

Detailed supply audits and maps for each town are included as Appendices.

1.5. DEFINITIONS

The supply audits undertaken by Urban Enterprise to inform this report refer to land that is
developed, vacant and underutilised. These categories are defined as follows:

e  Developed: visible activity, equipment and/or buildings on the majority of the site;
¢ Underutilised: either -

*  Some industrial activity taking place on the site, but with a significant proportion of the
site unused/vacant; or

*  An unused site which requires significant works (including de-contamination, removal
of buildings or vegetation, etc) to allow commencement of a new industrial use.

e Vacant: no visible activity, equipment or buildings on the entire site. Site may be fenced,
cleared or used for grazing purposes.

13 URBAN ENTERPRISE PTY LTD
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2. PoLICY AND STRATEGY CONTEXT

2.1. INTRODUCTION

This section of the report summarise relevant provisions of the State and local planning
framework, together with relevant strategies.

2.2. KEY FINDINGS
The key findings of the policy and strategic context review are:

e  With respect to industrial development, Planning Authorities are required by the State
Planning Policy Framework to:

*  “Ensure a sufficient supply of land is available for industrial uses;

*  Plan to accommodate projected population growth over at least a 15 year period and
provide clear direction on locations where growth should occur;

e Identify land for industrial development in urban growth areas where good access for
employees, freight and road transport is available and appropriate buffer distances
can be provided;

*  Protect and carefully plan existing industrial areas to, where possible, facilitate further
industrial development; and

° Provide an adequate supply of industrial land in appropriate locations including
significant stocks of large sites for strategic investment.”

e  The Wellington Shire Municipal Strategic Statement (MSS) includes strategy plans for the
towns, including preferred industrial growth areas for Stratford and Yarram but not Maffra.
Urban development is encouraged to locate within existing township boundaries and
designated growth areas. Further, the MSS encourages the full development of existing
industrial zoned land to maximise infrastructure efficiencies;

e The key industries identified in the Wellington Planning Scheme are horticulture, dairying,
timber production, fishing, tourism the oil and gas industry and brown coal production.

e An industrial land audit undertaken by the Department of Planning and Community
Development indicated that the industrial land vacancy rate by total area for the Wellington
LGA was 17% in 2007,

e  The Gippsland Regional Plan notes that demand for industrial land in Wellington Shire and
the wider Gippsland region is rising and the projected strong population growth in the region
will place pressure to provide more urban land and to balance land use conflicts, particularly
in relation to industrial land.

e  Part of the industrial land within Gippsland does not have water, gas or electricity services to
property boundaries and is therefore limited in its ability to attract new entrants. A large
proportion of Gippsland is not supplied with domestic reticulated natural gas, and the
electricity distribution network has minimal additional capacity available for both low and
high voltage industrial.
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The Wellington Shire Economic Development Strategy (2006 and updated 2010) identified
the following key sectors which would drive economic development and provide
opportunities for Wellington Shire into the future:

o Food and Horticulture;

e Dairy (particularly Maffra);

e Timber (particularly Yarram);
e Aviation;

e Mining and Energy; and

e Specialist Manufacturing.

2.3. STATE PLANNING POLICY FRAMEWORK

The State Planning Policy Framework includes a range of objectives and strategies relevant to

industrial land. The key clauses are summarised as follows:

Clause 11.02 - Urban Growth: the objective of this clause is “to ensure a sufficient supply of
land is available for industrial uses” (among others). The clause notes that planning
authorities should “plan to accommodate projected population growth over at least a 15 year
period and provide clear direction on locations where growth should occur.”

Clause 11.05 - Regional Development: this clause identifies the Moe/Traralgon/Morwell
cluster as a major regional city to which urban growth is to be directed. Sale is identified as a
regional city which can support sustainable development. Yarram, Stratford and Maffra are
identified as ‘regional towns’. The clause includes the strategy to “provide for appropriately
located supplies of residential, commercial and industrial land across a region sufficient to
meet community needs”.

Clause 13.04 - Noise and Air: this clause includes the strategy “to ensure that development
is not prejudiced and community amenity is not reduced by noise emissions using building
design, urban design and land use separation techniques as appropriate”. The clause also
notes the importance of ensuring that “there is suitable separation between land uses that
reduce amenity and sensitive land uses” to assist the protection and improvement of air
quality.

Clause 17.02-1 - Industrial Land Development: the objective of this clause is “to ensure

availability of land for industry”. The strategies include:

*  “Identify land for industrial development in urban growth areas where good access for
employees, freight and road transport is available and appropriate buffer distances
can be provided;

e Protect and carefully plan existing industrial areas to, where possible, facilitate further
industrial development; and

°  Provide an adequate supply of industrial land in appropriate locations including
significant stocks of large sites for strategic investment.”

Clause 52.10 - Uses With Adverse Amenity Potential: this clause sets out the buffer zones
which are to be established around potentially offensive industries. A full list of the buffer
zones for relevant industries is shown in Appendix E.
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2.4. LOCAL PLANNING POLICY FRAMEWORK

2.4.1. MUNICIPAL STRATEGIC STATEMENT

The Wellington Municipal Strategic Statement (MSS) identifies that the Shire’s main industries
include dairying, beef production, timber production and industries based on oil and gas
exploration.

The MSS identifies Sale as the main employment, education and commercial centre of the Shire.
Maffra and Yarram are described as ‘other main towns’ which act as service centres for the
surrounding rural communities. Stratford is located on the Princes Highway and is “developing
specialist functions such as tourism based retail”.

Relevant points and strategies in the MSS include:
. Maffra and Yarram have problems with drainage infrastructure;

e Ensure a sufficient supply of land is available in or nearby to settlements for residential,
commercial, industrial, recreation and community uses;

e  Protect coal related land and other assets such as airports and agricultural land from
inappropriate encroachment by urban settlement;

e Encourage urban development to be consolidated within existing town boundaries and
identified growth areas;

e  Address existing and potential conflict between industrial and residential land uses;

The MSS includes strategy plans for the three towns. The strategy plans for each town are shown
in Appendix F. Issues identified in relation to specific towns include:

e Yarram - ensure that any future rezoning of land or proposed use and development in
Yarram does not exacerbate existing drainage problems;

e Yarram - protect the Parkside Aerodrome and its ability to expand;

e  Stratford - ensure that additional industrial land is appropriately located in or close to
Stratford.

ECONOMIC DEVELOPMENT

Clause 21.06 Economic Development identifies the key industries in Wellington Shire as
horticulture, dairying, timber production, fishing, tourism the oil and gas industry and brown coal
production.

Relevant economic development objectives in this clause include:
e  To expand and diversify the regional economy and increase employment;

e To promote and develop opportunities for value adding industries, plantation timber
production, eco-tourism and cultural tourism;

e To achieve sustainable industrial development, particularly in the agricultural and timber
industries;

e To discourage the use of development of high quality agricultural land that would be
incompatible with its sustainable agricultural use of the land;

e  To facilitate oil and gas production and exploration; and
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To protect the brown coal resource from the encroachment of incompatible use,
development or subdivision.

Relevant economic development strategies include:

Support the establishment of new industries and businesses, and the expansion of existing
operations in appropriate locations;

Support new and innovative rural and other industries to help achieve a diverse regional
economy;

Ensure that sufficient, well located and attractive land is provided for the expansion of
industrial and commercial activities in each of the main towns.

Support the development of aviation related industries on, or in close proximity to,
aerodromes.

Relevant implementation strategies include:

Encourage the full development of existing commercial and industrial zoned land to
maximise infrastructure efficiencies;

Require that the expansion of industrial areas is subject to investigation into the feasibility of
infrastructure provision and an assessment of the potential impact of such use on any
nearby residential areas;

Provide appropriate buffer areas between industrial and residential land;

Identify potential development sites for the promotion of timber-related activities (eg.
Yarram) and value adding dairy related and food process industries (Maffra milk industry);

Review the Industrial 1 Zone land in Maffra with the aim of investigating the possible future
need and locations for additional Industrial Zone land and providing an Industrial 3 Zone
buffer to land zoned Industrial 1;

Ensure that rezoning and development of industry on the existing Public Transport
Corporation (PTC) owned land to the south of the Maffra township and land around the
existing treatment plant is further investigated;

Review the Yarram peripheral Industrial 1 Zone with the option of rezoning to Industrial 3;

Review industrial land adjacent to residential areas (including Stratford industrial estate) and
where appropriate apply the Industrial 3 Zone;

Identify land for the purposes of any future noxious industrial process, taking into account
the appropriate buffer distances and other environmental concerns.

2.4.2. LOCAL POLICIES

The relevant local policies include the following:

L]

Clause 22.07 - Coal Buffers Policy: this clause relates to Yarram, as a large coal resource
area is located immediately to the west of the town. The clause requires that a buffer of
750m from the edge of the coal resource area is maintained. This buffer area is only to be
used for uses or developments which are ancillary to coal development.
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2.5. REGIONAL AND LOCAL STRATEGIES

2.5.1. GIPPSLAND REGIONAL PLAN 2010
The Gippsland Regional Plan (GRP) 2010 is a long-term strategic plan which focuses on the
region’s economic, social and environmental challenges and trends. The GRP was
commissioned by six municipal councils with an interest in Gippsland, including East Gippsland,
Wellington, Bass Coast, South Gippsland, Baw Baw Shire and Latrobe City. It was launched in
September, 2010 with the aim of establishing the broader priorities of the region and as a
gateway to future funding.

General findings relevant to the industrial land strategy for Yarram, Maffra and Stratford include:

e  Gippsland has a wealth of natural resources including oil and gas from the Gippsland basin,
coal resources in the Latrobe Valley and water from catchments surrounding public land and
state forests;

e  Agricultural produce is also a key economic driver in the region, including dairy exports;

e  Nature-based tourism, Gippsland’s coastal spaces and public land also play a key economic
role in the region;

e Climate change will impact industries in Gippsland, both through legislation and
environmental impacts;

e The Gippsland Region is expected to experience significant population growth from 2010 to
2026.

A key issue for the region as recognised in the GRP is climate change. In particular, policies such
as carbon pricing and the need to transition to a low carbon economy may have impacts on
industrial land demand.

The GRP also establishes that Gippsland’s population is projected to grow by approximately
50,000 people by 2026. This is a significant increase of 20% compared to the current population
of approximately 250,000 in 2009. An increase in population of the Gippsland region will in turn,
affect demand for industrial land.

Findings which are related to industrial land within the Wellington Shire and Gippsland region
include:

e Much of the projected growth in Gippsland will be contained within centres and towns that
already accommodate over half of the regional population, placing extensive pressure on the
demand for residential space and industrial land and the functioning of commercial centres
in these towns;

e There is the need to provide a strategic means to resolve conflict around competing land
use demands including between residential, industrial and agricultural land use;

e  The industrial land vacancy rate by total area for the Wellington LGA is 17%;
e Demand for industrial land in Wellington Shire and the wider Gippsland region is rising;

e  The major industries in Wellington include agriculture, forestry and fisheries, manufacturing,
construction, retail and wholesale trades;

e A number of Councils in Gippsland are planning to increase the availability of industrial land.
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Table 1 below shows the industrial land supply in the Wellington LGA as referenced to the Audit
of Industrial Land in Provincial Victoria and also outlined in the GRP.

TABLE 1 INDUSTRIAL LAND SUPPLY- WELLINGTON LGA

Total (ha) Occupied (ha) Vacant (ha) Vacancy rate by Occupancy rate

total area by total area

Wellington 461 384 78 17% 83%

Source: Audit of Industrial Land in Provincial Victoria, cited in Gippsland Regional Plan 2010.

On the face of it, the existing vacancy rate of 17% suggests that a reasonable supply of zoned
industrial land exists. However, the GRP indicates that much of the industrial land within
Gippsland does not have access to water, gas or electricity and is therefore limited in its ability to
attract new entrants. A large proportion of Gippsland is not supplied with domestic reticulated
natural gas, and the electricity distribution network has minimal additional capacity available for
both low and high voltage industrial.

2.5.2. WELLINGTON ECONOMIC DEVELOPMENT STRATEGY

The Wellington Economic Development Strategy was prepared by Nexus Consulting and Urban
Enterprise in 2006 and updated in 2010.

Some key indicators for Wellington Shire include:

e  The estimated regional population in Wellington for 2006 was 40,080;
e 34% of all businesses in Wellington Shire are located in Sale;

e Inearly 2010, Wellington Shire had an estimated 14,628 jobs;

e In 2006, most residents in Wellington Shire were employed as ‘Managers’ (19%),
‘Technicians and Trade Workers’ (16%) and ‘Professionals’ (15%).

e In 2006, Agriculture is the most prominent sector in terms of resident employment (14%),
followed by Retail Trade (12%) and Health Care and Social Assistance (11%).

ECONOMY

e  From the 12 months to February 2010, Wellington Shire had a total Gross Regional Product
of approximately $3 billion. This is equivalent to $76,000 per capita.

e The total Industry Output in Wellington Shire was estimated at $6.1 billion, in which ‘Oil and
Gas’ accounted for 34% of all output. Other significant industries include ‘Dairy Cattle’ (5%),
‘Retail Trade’ (4%), ‘Dairy Products’ (3%), ‘Defence’ (3%), ‘Health Services’ (2.7%), and
‘Residential Building’ (2.7%).

e  There were 1,995 ‘Employing’ businesses in Wellington Shire in 2006, an increase of 466
new businesses since 2004.

e Most of Wellington Shire’s businesses were located in Sale (1,185), followed by Maffra (939)
and the Rural Balance of the Shire (795).

The report identified the following key sectors which would drive economic development and

provide opportunities for Wellington Shire into the future:
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. Food and Horticulture;

. Dairy;
e  Timber;
e  Aviation;

e Mining and Energy;
e  Specialist Manufacturing.

Yarram is identified in the EDS as a key timber town and it is recommended that the timber
industry and development is supported. Maffra is identified as a key dairy industry cluster.

2.6. ZONES AND OVERLAYS

2.6.1. ZONES

There are three industrial zones in the Victorian Planning Provisions: Industrial 1, Industrial 2 and
Industrial 3.

All townships have land in the Industrial 1 Zone. There is no land in the Industrial 2 Zone or
Industrial 3 Zone in the towns.

INDUSTRIAL 1 ZONE

Under the Victoria Planning Provisions Section 33.01, the purpose of Industrial 1 Zone (IN12) is
to ‘provide for manufacturing industry, the storage and distribution of goods and associated uses
in a manner which does not affect the safety and amenity of local communities’.

INDUSTRIAL 2 ZONE

Under the Victoria Planning Provisions Section 33.02, the purpose of Industrial 2 Zone (IN2Z) is
as follows:

“To provide for manufacturing industry, the storage and distribution of goods and associated uses
in a manner which does not affect the safety and amenity of local communities.

To promote manufacturing industries and storage facilities that require a substantial threshold
distance within the core of the zone.

To keep the core of the zone free of uses which are suitable for location elsewhere so as to be
avallable for manufacturing industries and storage facilities that require a substantial threshold
distance as the need for these arises.”

INDUSTRIAL 3 ZONE

Under the Victoria Planning Provisions Section 33.03, the purpose of Industrial 3 Zone (IN12) is
as follows:

“To provide for manufacturing industry, the storage and distribution of goods and associated uses
in a manner which does not affect the safety and amenity of local communities.

To provide a buffer between the Industrial 1 Zone or Industrial 2 Zone and local communities,
which allows for industries and associated uses compatible with the nearby community.

To ensure that uses do not affect the safety and amenity of adjacent, more sensitive land uses.”
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A detailed table of uses for each zone, showing as of right, permitted and prohibited uses, is
provided in Appendix D.

2.6.2. OVERLAYS

Some industrial zoned land parcels in Yarram, Maffra and Stratford are affected by overlays.
These are described as follows.

YARRAM

e Design and Development Overlay- Schedule 1 - to provide well planned industrial estates
which are suitable for a wide range of industry users and to encourage quality development
within the industrial zones which results in a neat appearance whilst also providing for the
practical and efficient use of the land and is compatible with its surrounds. This DDO applies
to Precincts 1 and 2.

e Design and Development Overlay- Schedule 11 - to ensure that new development does not
encroach on the flight path areas associated with the Yarram Recreation Reserve helipad
and to ensure that the new development avoids creating a hazard to aircraft in the vicinity of
the Yarram Recreation Reserve helipad and to facilitate safe emergency medical service
helicopter operations. This DDO applies to Precincts 1 and 2.

e A Heritage Overlay (HO27) applies to the Yarram Butter Factory (main building only) which
is located in the Industrial 1 Zone within Yarram Precinct 1. The Heritage Overlay aims to
conserve and enhance heritage places of natural or cultural significance by requiring
planning approval for subdivision, building and works.

MAFFRA

Precincts 1 to 5:
e Design and Development Overlay- Schedule 1 applies (see above);

e Rural Floodway Overlay affects some lots closest to Macalister River with frontage to
McMahon Drive and Backwater Road.

Precincts 6 and 7:

e Design and Development Overlay- Schedule 1 applies (see above).

STRATFORD

e  Design and Development Overlay- Schedule 1 applies (see above).
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3. COMMUNITY AND SERVICE PROVIDER
CONSULTATION

3.1. INTRODUCTION

This section of the report summarises the responses from the following service providers,
VicRoads, SP Ausnet (electricity), West Gippsland Catchment Management Authority (WGCMA),
Gippsland Water (Maffra and Stratford) and South Gippsland Water (Yarram), Department of
Sustainability and the Environment (DSE) along with individual responses. A detailed summary
of responses is attached in Appendix G

3.2. KEY FINDINGS

Yarram

Sewer and Water - sewer and water services are available to the existing industrial areas
within Yarram. The future industrial areas are located within the water district and able to
be serviced; however they are outside the sewer district. Services are able to be
extended to these areas at full cost to developers.

e Power - industrial level supply is available to existing and future industrial areas. SP
Ausnet will fund infrastructure by negotiation where costs are deemed to be offset by
revenues.

VicRoads - Existing industrial zone access is via an existing service road with design
constraints. The future industrial area would require a traffic study of the intersection of
Livingstone Rd and Tarra valley Rd (Church Rd) at the time of rezoning.

¢ Drainage - the CMA requires a minimum of 30m either side of designated waterways to be
retained for environmental reasons and for developments to incorporate Water Sensitive
Urban Design (WSUD) principles into developments. The existing industrial zoned areas
are constrained by the existing waterway and poor drainage. The CMA strongly
recommends a strategic drainage strategy be prepared for the existing and future
industrial areas to integrate development into the wider area.

General community support exists for industrial rezoning. However, it will be important to
achieve appropriate buffers and treatments to ameliorate potential impacts.

Maffra

e Sewer and Water - services are available to existing industrial areas within Maffra
Township apart from potentially limited sewerage capacity in Railway Place. The Fulton
Road industrial precinct is able to be serviced with water; however sewerage servicing
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requires further investigation.2 Industrial development is considered appropriate in the
buffer zones associated with the waste water treatment plant.

e Power - industrial level supply is available within existing and future industrial areas. SP
Ausnet will fund infrastructure by negotiation where costs are deemed to be offset by
revenues.

¢ VicRoads - requires a traffic study of the intersection of Fulton Road and Maffra Stratford
Road to determine appropriate intersection requirements. No objection has been offered
in relation to the broad industrial strategy.

e Drainage - CMA requires a minimum of 30m either side of designated waterways to be
retained for environmental reasons and for developments to incorporate Water Sensitive
Urban Design (WSUD) principles into developments. The existing industrial zoned areas
are unaffected by waterways however the future industrial areas in Fulton Road will
need to address these constraints.

e DSE - There is one parcel of industrial zoned land managed by the Crown. To release this
for development the Crown would need to declare the land surplus and cancel a existing
grazing license

e General landowner support for industrial rezoning subject to appropriate buffers and
treatments between Fulton Road and Maffra Township

Stratford

e Sewer and Water - services are available to existing industrial areas within Stratford
however the future industrial area will need detailed investigation and design of
connections.

e Power - industrial level supply is available to existing and future industrial areas. SP
Ausnet will fund infrastructure by negotiation where costs are deemed to be offset by
revenues.

e VicRoads - Existing industrial zone access is via an existing service road with design
constraints. The future industrial area would require a traffic study of the intersection of
Princes Highway and Bengworden Road before rezoning. Access to this area will only
be allowed from Bengworden Road. No objection has been offered in relation to the
broad industrial strategy.

e Drainage - CMA requires a minimum of 30m either side of designated waterways to be
retained for drainage environmental reasons and for developments to incorporate Water
Sensitive Urban Design (WSUD) principles into developments. The existing industrial
zoned areas are unaffected by waterways, however the future industrial area on
Bengworden Road will need to address these constraints on the eastern boundary.

e DSE - There is one parcel of industrial zoned land and a parcel of Business 1 Zone land
managed by the Crown. Both these parcels are subject to native title which requires
negotiation with the Gunai/Kurnai people to release this land for development. It is noted

2 It is noted, however, that Gippsland Water have offered no objection in relation to sewerage services being brought to the Fulton Rd
precinct by the appropriate party.
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that the B1Z parcel of land is heavily vegetated and is not suitable for development and
should be rezoned to Public Park and Recreation Zone to reflect its values. The small
9000m2 parcel of land is suitable for development and the release of this land should be
pursued by Council.

e General community support exists for industrial rezoning. However, it will be important to
achieve appropriate buffers and treatments between the existing rural lifestyle area and
future industrial area.
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4.  YARRAM

4.1. KEY FINDINGS

The key findings from the assessment of supply and demand for industrial land in Yarram are:

There is 24ha of zoned industrial land in Yarram, 6.8ha (28%) of which is vacant and 5.5ha
(23%) of which is underutilised;

3kms to the west of Yarram is a large industrial sawmill site of 10ha owned by Carter Holt
Harvey. This is inappropriately zoned for farming.

The vacant lots in Yarram are located in the southern section of Industrial Precinct 2 near
McLean Street;

Yarram Precinct 1 (2.6ha at the northern edge of the town on the Princes Highway) is owned
entirely by Murray Goulburn. This land was previously used as the Yarram Butter Factory
and other dairy related uses. The site is currently unused and the owners have no plans to
use or sell the site. Existing buildings and asbestos contamination negatively impact on the
potential to sell or development the site.

In general, the industrial uses in Yarram are low intensity and low value service and rural
support businesses, including storage, workshops and machinery sales.

Yarram is projected to experience population growth of between 0.4% and 0.8% per annum
over the next 15 years to reach a total of up to 2,011 residents by the year 2026.

Industrial building approvals over the period 2000 to 2010 were low, with 18 approvals, 50%
of which were for shed and storage units.

Based on the projected population and associated employment growth, Yarram will require
up to 2.5 ha of new industrial land by 2026. This includes up to 0.5ha to support population
growth and 2ha to allow sites for strategic investment.

The key opportunities identified for Yarram include:

e Timber industry growth, including growth in the existing operations and establishment
of new timber related operations (such as wood-chip processing);

* Road transport industries, including large vehicle mechanics and related businesses;
e Rural supply industry, including farm machinery and rural support services.
The major constraints to industrial development identified in Yarram include:

* Low land values and relatively high servicing costs resulting in limited industrial
subdivision and development in recent times;

e Poor drainage and road access, particularly in the southern section of Precinct 2;

*  Land ownership - the majority of vacant and underutilised land is owned by Murray
Goulburn and one private owner. The inability or lack of interest to sell/develop these
strategic parcels may be an ongoing constraint to new industrial activity in the town.

In response to the issues detailed above, recommendations for Yarram are:
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4.2.

4.3.

4.3.1.

Demand levels are low and there is sufficient vacant zoned land to the south of Precinct 2 to
accommodate organic growth in the township over the next 15 years;

Council should consider immediately rezoning the Carter Holt Harvey Mill (currently Farming
Zone) in Yarram to the Industrial 1 Zone so as not to restrict growth opportunities for this
business and its associated service industries;

Council should discuss and actively facilitate the sale of all of part of Industrial Precinct 1
with Murray Goulburn.

Council should actively explore funding opportunities to enable the Murray Goulburn site to
be cleared and decontaminated, particularly relating to the existing asbestos. Potential
public/private partnerships should be investigated.

Council should consider rezoning land adjacent to Industrial Precinct 2 to the north of the
existing zone. This will allow the provision of larger lots (1 - 1.5ha) in a strategic location and
to provide a second growth area that is in separate ownership to the vacant land to the south
of Precinct 2;

The parcels at the western end of Rodgers Street (approximately 4.8ha in total) provide
another logical growth option. Part of this area is identified as an industrial growth area in
the Yarram Strategy Plan. This area could accommodate organic growth in the medium term
if the vacant area to the south is not developed;

The parcels at the southern side and western end of McLean Street provide another long
term logical growth option. Inclusion of this area may assist with a strategic drainage
assessment. This area could accommodate organic growth in the long/medium term in
conjunction with development of the vacant industrial land to the north.

Local timber businesses offer an immediate opportunity for employment and output growth
for the Yarram area and should be facilitated wherever possible;

Council should amend the Wellington Planning Scheme (particularly, the Yarram Strategy
Plan in Clause 21.04) to recognise these areas and incorporate the above strategic
directions in any future structure plan work.

INTRODUCTION

This section provides information relating to the supply and demand for industrial land in Yarram.
Yarram is located in the southern part of Wellington Shire, approximately 60 km south west of
Sale and 170 km south east of Melbourne on the South Gippsland Highway. The town is a
important regional centre for the south western part of the Wellington Shire and is the focus of
industry and the community in this part of the district.

SUPPLY OF INDUSTRIAL ZONED LAND

LOCATION AND PRECINCTS

Industrial zoned land in Yarram has been divided into two precincts - Yarram Precinct 1 and
Yarram Precinct 2. The locations of these precincts are shown in Figure 3.
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FIGURE 3 LOCATION OF YARRAM INDUSTRIAL PRECINCTS

Source: Planning Maps Online, DPCD, Urban Enterprise, 2011.

4.3.2. QUANTITY OF INDUSTRIAL LAND
An Audit of Industrial Land in Provincial Victoria was undertaken in 2007 by the Department of
Planning and Community Development. The audit noted that there was no vacant industrial land
in Yarram.
Table 2 provides a summary of the industrial land audit undertaken by Urban Enterprise in
Yarram in February 2011. Approximately 28% of industrial land Yarram (7 lots) was vacant,
totalling approximately 6.85 hectares. The full audit is shown in Appendix A.
TABLE 2 SUMMARY OF INDUSTRIAL AUDIT- YARRAM
Developed Vacant Underutilised Total Average lot
size (m?)
Lots Area (ha) Lots Area Lots Area Lots Area
(ha) (ha) (ha)
Yarram Precinct 1 0 0 1 0.69 14 1.97 15 2.66 1,770
Yarram Precinct 2 36 11.89 6 6.16 3 3.53 45 21.58 5,428
Total 36 11.89 7 6.85 17 5.49 60 24.24
% of total land area 49% 28% 23% 100%
Source: Urban Enterprise, 2011.
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YARRAM PRECINCT 1

All lots within Yarram Precinct 1 are owned by Murray Goulburn. All lots are underutilised with the
exception of one lot which is vacant. Other parcels in Precinct 1 have existing but dilapidated
additions including a laboratory, the Yarram Butter Factory, sheds and other buildings. It is
understood the property has significant infrastructure to deal with food processing trade wastes.

The laboratory operations ceased in 2007. The laboratory buildings appear to be in reasonable
condition and could be reused by a new owner or tenant.

The Buttery Factory is affected by a Heritage Overlay and is in poor condition, requiring
significant decontamination and restoration works before it could be re-used. Murray Goulburn
previously attempted to lease the site however the level of interest was affected by the presence
of asbestos in the roof and walls. A public/private partnership may be required to enable this land
to be sold and/or developed.

Discussions with Murray Goulburn have established that they do not have any expansion or
redevelopment plans for the site. It was noted that the site is in poor condition and that the cost of
decontamination and rehabilitation could be high and prohibitive to redevelopment.

YARRAM PRECINCT 2

Yarram Precinct 2 is a large industrial area located to the west of the town. This area includes a
variety of land uses which are summarised in Table 3. The most common industrial uses are
manufacturing and wholesaling businesses.

In general, the industrial uses are low intensity service and rural support businesses, with a
number of uses based on storage, workshops and machinery sales.

The industrial zone also contains 10 residential dwellings.

A significant area to the south of the industrial zone is vacant or underutilized.

TABLE 3 LAND USE SUMMARY - YARRAM
users

Manufacturing 5 15%
Construction 3 9%
Wholesaling 5 15%
Transport, Postal and Warehousing 3 9%
Professional, Scientific and Technical Services 2 6%
Public Administration and Safety 3 9%
Other Services 3 9%
Residential 70 29%
Total 34 100%

Source: Urban Enterprise, 2011
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4.3.3. QUALITY OF INDUSTRIAL LAND

The main assessment criteria for industrial land include:
e  Exposure to an arterial road for large format retail and wholesale uses;

e A range of lots sizes for a mix of uses including industrial service businesses, large format
retail/wholesale, small manufacturing businesses and transport and storage;

e  The existence of level and cleared development sites;
e Access to electricity, reticulated water and sewer;

e Good access roads to meet heavy transport requirements, allow for turning trucks and clear
access to the highway;

e  Appropriate buffers from existing and future residential development, coal reserves and
aerodromes;

e Land available for sale and/or development; and
e  Affordable land for a range of industrial uses.

A SWOT analysis of the two industrial precincts in Yarram against these criteria is provided
below.

YARRAM PRECINCT 1
Strengths

e Land is well located on a major road (South Gippsland Highway), level site with access to
services;

. Good access to electricity, water and sewer.

Weaknesses

. Land is in single ownership;

e  Extensive existing buildings, high decontamination/demolition costs;

e Ongoing deterioration of the Yarram ‘gateway’ site (the Murray Goulburn site);
e  Adjacent to existing residential area, potential buffer issues for future uses;

e  Some unsealed roads and narrow access to the rear of the site.

Opportunities

e  Butter factory has heritage value - could be re-used for retail or tourism use;

e Site is in single ownership and could potentially accommodate a large industrial operation if
contamination issues and costs can be overcome.

Threats

e Landis in single ownership and despite not being in use, the land is not on the market.

YARRAM PRECINCT 2
Strengths

e  There is a range of lot sizes available;
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4.4.

4.4.1.

e Land is flat and clear of vegetation;

. Precinct is well separated from sensitive uses;
Weaknesses

e  Low exposure to passing traffic and main road access,

e Poor drainage and access roads in some areas, particularly to the south (narrow and
unsealed roads);

e  Existing and proposed industrial areas are constrained by a designated waterway and CMA
requirements for a 30m buffer either side of the waterway;

e High voltage electricity required to be extended along Station Street for more intense
industrial purposes;

e Lack of sewer and water services to property boundaries, in particular the southern portion
of Precinct.2.

Opportunities
. Flat land is available at the boundaries of the zone for future expansion;

e  Broadhectare lots are available in the southern and western part of the zone and can be
subdivided.

Threats

e High servicing costs, low land values and low demand levels are prohibitive to future
subdivision and development.

e Majority of vacant land is in single ownership.

DEMAND FOR INDUSTRIAL LAND

Demand for industrial land is generally driven by the following main factors:
e  Population and employment growth;

e Age, skills, qualifications and availability of the local workforce;

e Local business mix and the ability to form business partnerships and complimentary
services and products; and

e Local and regional economic drivers.

This section analyses relevant indicators of trends in local demographics, building activity and
property values which inform the level of demand for industrial land in Yarram.

POPULATION

In 2006, Yarram had a usual resident population of 1,715 persons. The population of Yarram
decreased at an average of 2.01% per annum between 2001 and 2006. The population of
regional Victoria increased at an average of 1% over the same period.

30 URBAN ENTERPRISE PTY LTD

WELLINGTON SHIRE COUNCIL



TABLE 4 POPUATION GROWTH, 2001 AND 2006~ YARRAM

Township Population Average Annual
Change 2001 - 2006

Yarram 1,898 1,715 -2.01%
Total Wellington 39,158 40,080 0.47%
Regional Victoria 1,278,408 1,322,581 1%

Source: Australian Bureau of Statistics, Census Data 2001 & 2006; Regional Population Growth 2009 (3218.0).

However, in the period between 2004 and 2009, the population of the Wellington Alberton
Statistical Local Area (including the towns of Yarram, Alberton, Port Albert and Woodside and the
rural and coastal areas surrounding these towns in the south of Wellington Shire) increased by
0.4% per annum, indicating that the downward population trend has been halted in the Yarram

area.

Table 5 shows the projected population growth for Yarram, Wellington Shire and Regional
Victoria. Since population projections are not calculated by township, the projected population
growth rate of Wellington Shire for the period 2006 to 2026 as published in Victoria in Future
2008 (0.8% per annum) has been used for Yarram as an ‘upper’ growth rate, while the average
annual growth rate of the Alberton SLA between 2004 and 2009 (0.4%) has been applied as a
‘lower’ growth rate.

TABLE 5 POPULATION PROJECTIONS, 2026- YARRAM

Township Population Projected Growth
per annum 2006 -

2006 2026 2026

Yarram 1,715 1,858-2,011 | 0.4% - 0.8%
Total Wellington 41,591 48,776 0.8%
Regional Victoria 1,383,937 1,688,666 1%

Source: Urban Enterprise, using Victoria in Future 2008.

4.4.2. EMPLOYMENT

Table 6 shows the industries in which Yarram residents were employed in 2006. A number of

sectors experienced employment decline between 2001 and 2006 at a higher rate than regional
Victoria, including Agriculture, Forestry and Fishing, Mining and Transport and Storage.

TABLE 6 RESIDENT EMPLOYMENT BY INDUSTRY SECTOR - YARRAM 2001 - 2006
Yarram Regional Victoria
Industry Sector 2006 Ave change p.a. 2001 - 2006
Agriculture, Forestry and Fishing 68 43 -7% -2%
Construction 50 52 1% 6%
Electricity, Gas and Water Supply 3 0 N/A 1%
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Government Administration and Defence 24 36 10% 10%
Manufacturing 43 49 3% 0%
Mining 15 10 -71% 12%
Transport and Storage 14 9 -7% 3%
Wholesale Trade 25 23 -2% -1%
Total 648 619 -1% 2%

Source: Australian Bureau of Statistics, Census 2001, 2006 Usual Place of Residence by Industry Division.

To enable a more detailed analysis of the local economy, data on employment in the local area
can be used. Table 7 shows the industry of employment of all those who were employed within
the Wellington - Alberton Statistical Local Area (including the towns of Yarram, Alberton,
Woodside and surrounding areas) in 2006, regardless of their usual place of residence.

Table 7 shows that the most common industry of employment in 2006 in Wellington - Alberton
was Agriculture, Forestry and Fishing (553 persons), followed by retail trade (268 persons) and
Health and Community Services (183 persons).

Between 2001 and 2006, significant employment shifts took place in some industries when
compared to the Victorian average, including:

e Above average increases in employment in ‘Construction’;

e Above average decreases in employment in the ‘Manufacturing’ and ‘Transport and Storage’
industries.

This data is a good indication of trends in the local economy, which is experiencing an increase in
employment in the construction industry but a reduction in Manufacturing, Wholesale Trade and
Transport and Storage.

TABLE 7 EMPLOYMENT CHANGE, 2001 - 2006

Wellington - Alberton Victoria

Change 01 = Change % pa Change % pa

Industry 2001 2006 -06 01-06 01-06
Agriculture, Forestry and Fishing 654 553 -101 -3% -3%
Mining 8 4 -4 -10% 4%
Manufacturing 125 103 -22 -4% -2%
Electricity, Gas and Water Supply 6 6 0 0% 3%
Construction 75 90 15 4% -2%
Wholesale Trade 70 59 -1 -3% 0%
Transport and Storage 51 27 -24 -9% 2%
Government Administration and

Defence 45 64 19 8% 9%
Total 1941 1794 -147 -2% 1%

Source: ABS, 2006 and 2001 Census data.
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4.4.3. BUILDING APPROVALS
Data provided by Wellington Shire Council shows that between 2000 and 2010, 18 building
permits were granted for industrial zoned land in Yarram, an average of 1.6 approvals per year.
Five of these approvals were outside the existing industrial zones.

Half of all building approvals were for ‘Sheds and storage units’, indicating that the majority of
industrial demand over the past decade has been for low intensity and low value uses such as
storage, workshops and repairs. The average value of building works approved was $72,005.

TABLE 8 INDUSTRIAL BUILDING APPROVALS, YARRAM, 2000 - 2010

Year Factory Z?:Igti?i;yns Office Warehouse Dairy g?oerg;:ﬁjnits Other Total
2001 1 1
2002 1 1 2
2003 1 1 2
2004 1 1 2
2005 1 1 2 1 5
2006 1 1
2007 1 1
2008 2 2
2009 1 1
2010 1 1
Total 1 0 3 0 1 9 4 18

Source: Wellington Shire Council, 2011.

Other relevant industrial-type building approvals in and around Yarram since 2000 include:
e A veterinary clinic;

e 4 hangars at Parkside Aerodrome;

e Acarwash;

e A petrol station; and

e  2rural dairy uses.

4.4.4. PROPERTY VALUES

Wellington Shire rates information gives an indication of property values in the industrial zones in
Yarram. In 2010, the average site value for a land parcel in an industrial zone in Yarram was
$131,395. The site value increased at an average of 10% per annum between 2006 and 2010.
This is a steady increase but does not illustrate strong demand for industrial land. This analysis
assumes that lot sizes have not varied since 2006.
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4.4.5.

TABLE 9 RATES INFORMATION, 2006 - 2010, YARRAM

Year Average CIV Average SV
2006 $159,595 $89,459
2008 $186,947 $102,263
2010 $224,684 $131,395
Annual % Change 8.9% 10.1%

Source: Wellington Shire, compiled by Urban Enterprise, 2011.

Only one industrial property is currently listed for sale in Yarram at 24 Station Street in Precinct 2.
The land area is approximately 4,000m?* and improvements include a small shed. The asking
price is $155,000, equivalent to $39 per square metre. Analysis of industrial land values from
Council rates data (site value only) indicates a land value of $36.97/m”.

QUANTITY OF LAND REQUIRED

Building approvals, population growth and industrial land values in Yarram are low, suggesting
low demand for industrial land.

The population of Yarram is expected to increase at a rate of between 0.4% and 0.8% per annum
over the next 15 yearsa. This population growth will stimulate demand for industrial activity and
employment opportunities. Table 10 shows the projected demand for industrial land in Yarram
over the next 15 years. This is based on the existing employment pattern, standard industrial
employment density benchmarks (employees per m? for different industry types) and expected
population and employment growth (‘organic growth’).

In addition to meeting the projected increase in demand for industrial land in Yarram, sufficient
large and appropriately located and zoned parcels should be provided to cater for any businesses
looking to locate to the Yarram area (‘strategic growth’). This will enable Council to respond to
Clause 17.02-1 of the State Planning Policy Framework which aims to “provide an adequate
supply of industrial land in appropriate locations including significant stocks of large sites for
strategic investment”.

For Yarram, industries which are suited to strategic investment identified include timber
processing and transport mechanics and logistics. These industries typically require large sites of
at least 1ha in size with direct access to a major road. Council should attempt to attract one
strategic industrial investor to the town in the next 5 to 10 years and provide a suitable site to
facilitate this. Investors will rarely rezone land before establishing a business - as such zoned
land for strategic investment should be provided to drive demand.

Over the next 15 years, at least 2ha of land for strategic investment in 2 parcels should be
provided.

3 Victoria in Future 2008, Department of Planning and Community Development and ABS Regional Population Growth, 2010.
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TABLE 10 INDUSTRIAL LAND REQUIREMENTS - YARRAM 2011 - 2026

2011 Industrial Employment - Yarram area 112
2031 Industrial Employment - Yarram area 117-127
Employment Growth - organic 5-15

Projected new industrial floorspace (m2) 757-1,588

Projected new industrial land required - organic growth (ha) 0.25-0.5

Projected new industrial land required - strategic growth (ha) 2.00

Total land required to 2026 (ha) 2.25-2.5

Source: Urban Enterprise, utilising ABS employment data, population projections, industry benchmarks for site coverage and
employee density for industry sectors.

4.4.6. TYPE OF INDUSTRIAL LAND REQUIRED

Discussions with local businesses indicated that organic demand in Yarram is generally for small
lots with good access to roads and services (particularly 3-phase power).

Any new industrial land should:

e Include adequate drainage and civil works, including sufficient space for large vehicles to
enter, turn and exit safely;

e  Be located close to the Industrial Precinct 2 and have good road access and services.

e Be zoned Industrial 1 to support large industrial operations in the desired industries,
including transport and storage, timber and rural supplies/machinery.

4.5. CONSULTATION

4.5.1. REAL ESTATE AGENTS

Urban Enterprise conducted phone interviews with Real Estate Agents that are active in Yarram.
They provided the following observations in regards to industrial land:

e Demand is generally for land rather than land and improvements;
e Anindustrial estate subdivided approximately 20 years ago sold very quickly;

e Demand for industrial land is generally driven by tradespeople and service industrial uses
such as panel beating, auto-mechanic workshops and plumbing supplies;

e On average, a total of 2-3 enquiries are received by estate agents per month for purchasing
and leasing industrial property;

e There is currently one industrial property for sale in Yarram for $155,000. Improvements
include a corrugated iron shed which will need to be demolished. There are no sewerage
connections. There have been several enquiries but the property is yet to be sold;
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4.5.2. BUSINESSES AND LANDOWNERS

Urban Enterprise and SMEC Urban attended the Yarram Business Roundtable in November
2010, a public meeting of local business and land owners which included discussion relating to
industrial land and activity in Yarram.

Key findings identified in the Yarram Business Roundtable relating to the Industrial Land Strategy
included:

e Lost jobs as part of the Murray Goulburn closure (approximately 40 jobs) had a significant
employment impact on the town. New jobs are required to balance this loss;

e  The Carter Holt Harvey timber mill (located 2km west of the town on Church Rd) is growing
and has recently made significant infrastructure investments. The mill needs to expand to
meet demand, particularly in terms of operating hours and noise emissions. The mill is
currently located in a Farming Zone;

e Mill by-products such as processing chips currently go to Traralgon, however these could be
processed in Yarram;

e  Growing and potential industries include: water tanks, methane capture (‘bio-digesters’),
agricultural machinery sales, bus and truck servicing (existing operations cannot keep up
with demand), storage sheds, logging contract depots and road construction machinery and
equipment storage.

e  There are a number of underutilized and vacant industrial lots to the south of industrial zone;
e Many industrial lots have poor drainage;

e  The existing Coal buffer limits expansion to the west;

e  Views were expressed that the Alberton Timber Mill is inappropriately zoned as Industrial 3;

e Infrastructure costs are currently very high when compared to land value - this has
constrained attempts to subdivide industrial land. Service connection costs are very high
(particularly power) and demand is uncertain;

e Irregular transport service is a barrier to economic development in the local area.

4.5.3. WELLINGTON AND SOUTH GIPPSLAND SHIRE COUNCILS

Discussions with Council officers from Wellington Shire and South Gippsland Shire indicated that:

e The provision of a reticulated sewerage network in Alberton (6km south of Yarram) is
currently being investigated by South Gippsland Water. Should this prove viable and
infrastructure be provided, this will likely increase residential growth opportunities in the
town. The likely population increase could generate additional demand for industrial services
and employment. This may have a small impact on demand for industrial land and services
in Yarram;

e Industrial activity is proposed for the Barry Beach/Port Anthony area. Current industrial
users in Barry Beach include the petroleum industry and a port. It is anticipated that
industrial activity will increase over the next 10 years in this area, particularly near Port
Anthony and in relation to transport of natural resources.
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4.6.

e  Council have previously investigated drainage strategies for Yarram and proposed these to
the community. It is understood the community was resistant to funding these works directly,
but have expressed interest in a drainage solution being implemented.

OPPORTUNITIES AND CONSTRAINTS

The major industrial opportunities and constraints identified for Yarram as a result of site visits,
community and business consultation and the demand and supply of existing industrial land
include:

OPPORTUNITIES

e Timber - the Yarram area has a strong timber industry, with a number of successful timber
mills located in or close to the town. Two of these mills (Carter Holt Harvey and Alberton) are
looking to expand their operations, indicating that there is the opportunity to attract timber-
related industries to Yarram, such as wood-chip processing. There will also be an indirect
impact of increased timber mill activity, with more employment in the local area and greater
demand for service industrial businesses (such as mechanics).

¢ Road transport - the Yarram area is strategically located on the South Gippsland Highway
and has the opportunity to accommodate road transport businesses such as truck
mechanics and tyre repair/maintenance businesses. This type of industry would require a
large land footprint and wide turning spaces and access points.

e Rural supply centre -there are a number of successful businesses in the Yarram industrial
area who supply machinery and rural supplies to the farming sector. There is the opportunity
to facilitate the growth of this sector, particularly in terms of farm machinery sales and
service.

These industries all require large lots, limited water and sewage services, good transport access
for large vehicles and Industrial 1 zoning. Timber operations generally require large buffer zones.

CONSTRAINTS
The major constraints to industrial development in Yarram identified include:

e Land values and service costs - current industrial land values are low and servicing costs
(particularly electricity) are high, threatening the viability of subdivision proposals.

¢ Land ownership - The majority of vacant or underutilised land is held by two owners - Murray
Goulburn (Precinct 1) and a private land owner (Precinct 2). If the vacant land is not
subdivided/developed and put on the market, this will constrain land supply and industrial
growth in the town.

¢ Drainage and road access within and to the west of industrial Precinct 2 is poor, resulting in
constrained, low quality land which is not attractive to potential businesses.

e Industrial Precinct 1 is constrained by the large number and poor condition of existing
buildings and the subsequent cost of remediation and decontamination required to re-use
any part of the site. This precinct is also entirely owned by Murray Goulburn. Murray
Goulburn is not active in using or selling the property.

Figure 4 shows the main spatial opportunities and constraints for Yarram. Opportunities are
shown in green, constraints are shown in red.
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4.7.

FIGURE 4 OPPORTUNITIES AND CONSTRAINTS - YARRAM
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RECOMMENDATIONS

LAND SUPPLY
Demand levels are low and there is sufficient vacant zoned land to the south of Precinct 2 to
accommodate organic growth in the township over the next 15 years.

However, vacant industrial land to the south is constrained by poor access and drainage and is in
single ownership. This land has minimal services and unless subdivided and developed, there
will continue to be no sites available for larger businesses to locate in Yarram.

Council should consider rezoning land adjacent to Industrial Precinct 2 to the north of the existing
zone as shown in Figure 4. This will allow the provision of larger lots (1 - 1.5ha) in a strategic
location and to provide a second growth area that is in separate ownership to the vacant land to
the south of Precinct 2. This will allow for diversity of choice for new businesses looking to locate
in Yarram.

The eastern-most parcel in this strategic growth area and the existing industrial sites are affected
by a designated watercourse. However, the area in general is well located to support industrial
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activity, with good road access, flat and clear terrain and with a substantial buffer to existing
sensitive land uses. The northern section is approximately 4.8ha in area. An estimated 1.6ha is
encumbered by the designated watercourse, leaving 3.2ha developable. This area is well suited
to support strategic growth, including road transport businesses that require large lots with
access to a main road. Church Road has a wide reservation at this point (approximately 40m)
which would facilitate suitable access for large vehicles.

As a longer term growth front, the parcels at the western end of Rodgers Street (approximately
4.8ha in total) and to the south and west of McLean Street (15ha) provide logical growth options.
Part of this area is identified as an industrial growth area in the Yarram Strategy Plan. This area
could accommodate organic growth in the medium to long term if the vacant industrial area to the
south is not developed.

ECONOMIC DEVELOPMENT

The existing timber mills in the Yarram area are central to the local economy. It is recommended
that Council rezone the Carter Holt Harvey Mill (currently Farming Zone) in Yarram to the
Industrial 1 Zone so as not to restrict growth opportunities for this business and foster business
confidence in the area. Rezoning could facilitate economic development in the area with direct
and indirect economic activity generated by the timber and related industries.

Local timber businesses offer an immediate opportunity for employment and output growth for the
Yarram area and should be facilitated wherever possible.

Other prospective industries for Yarram include the road transport industry. This industry would
require large lots with direct access to a main road (such as Church Road) and provision for
turning and parking. Industrial 1 zoned land would be suitable for this industry.

Council should discuss and actively pursue the sale of all of part of Industrial Precinct 1 with
Murray Goulburn. This land is a key strategic site at the entrance to town and as it is in single
ownership, it could be an attractive site for a large industrial business to establish in Yarram or for
other tourism/retail uses.

Council should seek funding opportunities to enable the Murray Goulburn site to be cleared and
decontaminated, particularly relating to the existing asbestos. Potential public/private
partnerships should be investigated.

PLANNING
It is recommended that Council identify in its Local Planning Policy Framework (LPPF) changes
to the existing strategy plan to recognise areas of strategic and future industrial growth on an
amended Plan as per Figure 4 and rezone the CHH site as previously discussed. In addition it is
recommended that the following strategies be considered for inclusion in Clause 21.04, with
respect to Yarram:

= Undertake a comprehensive drainage study for the existing and future industrial areas and

promote Water Sensitive Urban Design in this area.
= Encourage development of existing industrial areas as a priority.
= Encourage the redevelopment of the Murray Goulburn factory site.

= Land to the south of Church Rd and west of Livingstone Road is to be assessed for
potential industrial use and rezoned appropriately.

= Rezone land associated with the Carter Holt Harvey mill to an appropriate industrial zone.
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It is also recommended that Council:

e Utilize a development plan and/or a Development Plan Overly to address constraints,
servicing, connectivity and buffers prior to approving a rezoning application; and

e Encourage planning permit applications simultaneously with prospective rezonings to
facilitate appropriate development.
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FIGURE 5 GROWTH DIRECTIONS, YARRAM

Source: Urban Enterprise.
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5.  MAFFRA

5.1. KEY FINDINGS

The key findings from the assessment of supply and demand for industrial land in Maffra are:

Of the 62 hectares of industrial zoned land in Maffra, 21% is vacant (13.1ha). A significant
proportion of vacant land is Crown Land (4.5ha), proposed for subdivision (3.2ha) or owned
by Murray Goulburn (4ha);

When Murray Goulburn owned land and Crown land is excluded from vacant land supply
calculations, vacant industrial land area in Maffra falls to approximately 4.6ha;

Maffra is projected to grow at between 0.8% and 1.1% per annum over the next 15 years to
a total population of up to 5,167 persons in 2026;

Employment in industrial sectors increased by 3.6% per annum between 2001 and 2006 in
Maffra, a higher rate than the Regional Victorian average of 2% per annum. The largest
employment increases were recorded in the Mining (30%) and Construction (7%) sectors;

19 industrial buildings were approved in Maffra between 2000 and 2010, an average of 1.7
per annum. This represents steady demand for industrial land, with many new and extended
factories constructed in the past decade;

Based on the projected population growth rate for Maffra of between 0.8% - 1.1% and the
associated growth in existing industrial activity and employment, a total of between 1.9ha
and 2.7ha of industrial land will be required by 2026;

The existing vacant land supply (excluding Crown Land and Murray Goulburn land) is 4.6ha.
This vacant land supply is estimated to be equivalent to between 25 and 35 years supply.
This vacant land is developable and is anticipated to provide sufficient supply to meet
population-driven demand over the next 15 years.

Opportunities identified for industrial activity in Maffra include:

e Attract and support businesses from the vegetable processing industry following the
successful example of Mulgowie Farming Group, based on the proximity to fertile
agricultural land with a stable water supply and the existence of gas supply in the
town;

e Serviced industrial demand is expected to grow, there is the opportunity to facilitate
this growth by providing appropriately located and serviced land;

Constraints to industrial development in Maffra identified include:
e High cost of connecting sites to natural gas;

* Drainage and slope - some sites are constrained by drainage requirements and
sloping sites;

e Land ownership - a significant proportion of industrial zoned land is owned by the
Crown, VicTrack, Murray Goulburn and a private land owner. A number of land
parcels are vacant or underutilised, but are not for sale.
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° Recommendations for industrial land in Maffra are:

e The existing vacant land supply is sufficient to meet population-driven demand over
the next 15 years in Maffra. The vacant land is generally developable.

e There is a shortage of large industrial lots available for major investment, with the
majority of lots available between 500m? and 4,000m?. Council should consider
rezoning land in Fulton Road for industrial purposes to allow for the provision of large
lots for strategic investment (2ha - 4ha per lot).

e Council should initiate discussions with the Department of Sustainability and
Environment regarding the desired transfer of the Crown Land parcel to freehold land
for industrial use.

e The opportunity to attract vegetable processing businesses to the Maffra area should
be investigated further, particularly in relation to attracting existing businesses from
other areas with an uncertain water supply.

e Council should undertake amendments to the planning scheme to recognise suitable
areas for future industrial development and support vegetable processing through
recognition in the scheme.

5.2. INTRODUCTION

This section provides an assessment of the existing and future demand and supply of industrial
land in Maffra. Maffra is located approximately 18 km north of Sale and 180 km east of
Melbourne.

5.3. SUPPLY OF INDUSTRIAL ZONED LAND

5.3.1. LOCATION AND PRECINCTS

For the purposes of this report the industrial land in Maffra has been divided into seven precincts
based on location.

Figure 6 shows the location of each industrial precinct in Maffra.
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5.3.2.

FIGURE 6 LOCATION OF MAFFRA INDUSTRIAL PRECINCTS
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Source: DPCD, 2011, annotated by Urban Enterprise.

QUANTITY OF INDUSTRIAL LAND

Table 11 shows a summary of the industrial land audit undertaken by Urban Enterprise in Maffra.

Of the 62 hectares of industrial zoned land, 21% is vacant (13.1ha). A significant proportion of
vacant land is Crown Land (4.5ha), proposed for subdivision (3.2ha) or owned by Murray
Goulburn (4ha).

Discussions with Murray Goulburn has established that they are unlikely to sell any of their land
holdings in Maffra as land is being held to allow for the expansion of Murray Goulburn at some
point in the future. Additionally, the Crown land parcel could take around 2 years to be transferred
to private ownership to allow for its sale and development.

Murray Goulburn and Crown owned land is unlikely to be developed or sold in the short to
medium term. When Murray Goulburn owned land and Crown land is excluded from vacant land
supply calculations, vacant industrial land area in Maffra falls to approximately 4.6ha.
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TABLE 11 SUMMARY OF INDUSTRIAL LAND AUDIT- MAFFRA

Developed/In use Vacant Underutilised Average
lot size
(m?
Lots Area (mz) Lots  Area (mz) Lots Area (mz) Lots Area (mz)
Maffra Precinct 1 15 58,281 0 0 0 0 15 58,281 4,483
Maffra Precinct2 8 114,498 4 85,267 0 0 24 199,765 16,647
Maffra Precinct3 6 12,865 0 0 0 0 6* 12,865 2,144
Maffra Precinct 4 11 8,938 0 0 1 506 12 9,444 787
Maffra Precinct 5 27 48,576 3 2,118 4 3,986 34 54,680 1,608
Maffra Precinct6 0 0 0 0 1 76,820 1 76,820 N/A
Maffra Precinct 7 16 81,617 4 42,856 8 89,598 28 214,071 9,645
Total 83 324,775 11 130,271 14 170,830 120 625,926
Percentage (%) 52% 21% 27% 100%

Source: Urban Enterprise, 2011.

5.3.3. QUALITY OF INDUSTRIAL LAND

A SWOT analysis of the each industrial precinct in Maffra against the criteria shown in Section
4.2.3 is provided below.

MAFFRA PRECINCT 1
Strengths

e  Good buffer distance to sensitive areas;

e Majority of land is in single ownership, allowing Murray Goulburn to continue large scale
manufacturing operations.

Weaknesses

e  Separated from main roads despite frequent large vehicle access requirements;
¢ Residential house located within the precinct - noise issues;

e  Steep slope to the south.

Opportunities

e Landis in single ownership - owner has options to expand.

MAFFRA PRECINCT 2
Strengths

e Large land parcels for strategic investment;
. Good location with access to main roads to the east;

e  High exposure at the eastern end of the Precinct.
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Weaknesses

e  Fragmented land ownership pattern. Land owned by Murray Goulburn, VicTrack and the
Crown, resulting in most of the land being leased for short term uses and not on the market
for industrial investment and activity.

. Poor road access within precinct;
e Slope and drainage issues to the south near Maffco Lane.

Opportunities

e Potential VicTrack subdivision and sale of land to provide new industrial lots and
opportunities;

e  Potential to obtain Crown Land for private industrial use with large lots.
Threats
e Land ownership issues may constrain the productive industrial use of this precinct for an

indefinite period.

MAFFRA PRECINCT 3
Strengths

e Well located on a main road with high exposure to passing traffic and good access;

e  Variety of lot sizes (albeit within the smaller range) and good location for service industrial
uses.

Weaknesses
e  Limited opportunity to expand (bordered by Crown and VicTrack owned land).
e  Opposite residential land - potential buffer issues.

Opportunities

e Land is freehold, presenting the opportunity for sale and lease for smaller industrial uses as
businesses grow or relocate.

MAFFRA PRECINCT 4
Strengths

¢  Close to the town centre, no significant buffer issues.

Weaknesses

e Land is in a high amenity location and could be better utilised for residential purposes;
. Limited lot size range;

¢ No main road exposure/visibility.

MAFFRA PRECINCT 5
Strengths

. Central location, good main road access and exposure;

. Good access to services;
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e Good mix of small and medium sized lots.

Weaknesses

e Residential land opposite, potential buffer issues.

Opportunities

e  Vacant parcels provide opportunity to establish new businesses.
Threats

e Demand for further retail/business expansion along the main road may place industrial zone
under pressure.

MAFFRA PRECINCT 6
Strengths

e Good buffers to residential areas, adjacent to Public Use Zone (water treatment plants) and
recreation reserves.

Weaknesses
e Single lot, no opportunities for expansion;
e Low visibility from main roads.

Opportunities

e Large proportion of the site is unused - subdivision potential.

MAFFRA PRECINCT 7
Strengths

. Large industrial estate, range of lot sizes available;

e  Well located on a main road (Maffra Stratford Road) with good exposure and access for
large vehicles;

e  Excellent buffer zones to residential and sensitive uses.
Weaknesses

e  Limited turning space for large vehicles;

e  High gas connection costs.

Opportunities

e  There are significant subdivision opportunities on existing zoned land to facilitate industrial
development.

Threats
e  Watercourse and drainage issues limit expansion opportunities;

e  The majority of surrounding land is believed to be controlled by a single owner.
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5.4. DEMAND FOR INDUSTRIAL LAND

5.4.1. INTRODUCTION
Demand for industrial land in Maffra is demonstrated by population and employment growth
trends, recent building approvals, property values and rates data, and anecdotal information
provided by real estate agents, council officers and local businesses.

5.4.2. POPULATION
In 2006, Maffra had a total usual resident population of 4,152 persons. The population of Maffra
decreased at an average of 0.02% per annum between 2001 and 2006. The population of
regional Victoria increased at an average of 1% per annum over the same period.

Between 2004 and 2009, the estimated resident population of the Wellington - Maffra Statistical
Local Area (including the towns of Maffra, Heyfield, Glenmaggie, Licola and the rural and alpine
region to the north of the Shire) increased by 1.1% per annum. A population growth range of
0.8% - 1.1% has been applied for the purposes of projections.

TABLE 12 MAFFRA POPULATION GROWTH 2001 - 2006
Township Population Average Annual
- Change 2001 -
2006
Maffra 4,157 4,152 -0.02%
Total Wellington 39,158 40,080 0.47%
Regional Victoria 1,278,408 1,322,581 1%

Source: Australian Bureau of Statistics, Census Data 2001 &2006

Table 13 shows the projected population growth for Maffra, Wellington Shire and Regional

Victoria to 2026.
TABLE 13 POPULATION PROJECTIONS 2026- MAFFRA
Township Population Average Annual Change
- 2006 -2026
Maffra 4,152 4,869 - 5,167 0.8% -1.1%
Total Wellington 41,591 48,776 0.8%
Regional Victoria 1,383,937 1,688,666 1%

Source: Urban Enterprise, utilising information from Victoria in Future 2008.
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5.4.3. RESIDENT EMPLOYMENT BY INDUSTRY DIVISION

Table 14 shows resident employment by industry sector in Maffra in 2001 and 2006. This table
shows the industries that are likely to locate in an industrial zone. This data provides a guide as
to the recent trends in certain industries in Maffra and the surrounding areas.

Employment in industrial sectors increased by 3.6% per annum between 2001 and 2006 in
Maffra, a higher rate than the Regional Victorian average of 2% per annum. The largest
employment increases were recorded in the Mining (30%) and Construction (7%) sectors.

TABLE 14 RESIDENT EMPLOYMENT BY INDUSTRY SECTOR- MAFFRA 2001 - 2006
Maffra %
2001 2006 Change 01 Change per Regional Victoria %

Industry Census Census -06 annum 01 - 06 Change p.a. 01-06
Agriculture, Forestry and Fishing 62 82 20 6% -2%

Construction 99 132 33 7% 6%

Electricity, Gas and Water Supply 50 44 -6 -2% 1%

Manufacturing 153 183 30 4% 0%

Mining 21 52 31 30% 12%

Transport and Storage 78 61 -17 -4% 3%

Wholesale Trade 58 61 3 1% -1%

Total industrial sector employment 521 615 94 3.61% 2%

Source: Australian Bureau of Statistics, Census 2001, 2006 Usual Place of Residence by Industry Division.

5.4.4. BUILDING APPROVALS

There were 46 building approvals in industrial zones in Maffra between 2000 and 2010 inclusive,
an average of 4.2 approvals per annum. The largest categories were ‘Factory additions’ (13),
‘Factories’ (9) and ‘Sheds and storage units’ (6).

Of these industrial building approvals, 19 were for new development once additions, ancillary
offices, etc were excluded. This is an average of 1.7 lots per annum.

This represents steady demand for industrial land, with many new and extended factories
constructed in the past decade. It should also be noted that some businesses have established
outside of the existing industrial zoned land.

The average value of building works per approval was $175,000.
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TABLE 15 INDUSTRIAL BUILDING APPROVALS, MAFFRA, 2000 - 2010.

Shed and

Warehouse Dairy Storage Units Year Total
2000 0
2001 1 1
2002 1 1 2
2003 2 2
2004 1 2 3
2005 2 2 1 2 7
2006 4 2 1 3 10
2007 1 1 1 3
2008 1 3 3 3 10
2009 4 4
2010 2 1 1 4
Total 9 13 4 4 1 6 9 46

*Note: permits include new buildings and alterations, etc.
Source: Wellington Shire Council, 2010.

5.4.5. PROPERTY VALUES
Wellington Shire rates information gives an indication of property values in the industrial zones in

Maffra. In 2010, the average site value for a land parcel in an industrial zone in Maffra was
$120,571.

The site value increased at an average of 5.8% per annum between 2006 and 2010. This is a
steady increase but does not illustrate strong demand for industrial land. This assumes that
industrial sites have not varied since 2006.

TABLE 16 RATES INFORMATION, 2006 - 2010, MAFFRA
Year Average CIV Average SV
2006 $341,833 $96,286
2008 $346,857 $95,690
2010 $375,405 $120,571
Annual % Change 2.4% 5.8%

Source: Wellington Shire, compiled by Urban Enterprise, 2011.

One industrial property is currently listed for sale at 10 Malmo Street in Precinct 7. The site
(including factory/sheds) is 4,000m* and is for sale for $425,000 ($106 per square metre).
Analysis of industrial land values from Council rates data (site value only) indicates a land value
of $46.26/m”.
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5.4.6. QUANTITY OF INDUSTRIAL LAND REQUIRED

Current demand for industrial land in Maffra is steady, with an average of 1.7 new industrial
developments per annum and a further 2.5 industrial additions and extensions per annum.
Building approvals for new factories and sheds were generally on lots between 900 and 4,000m?
in area.

Table 17 shows that based on the projected population growth rate for Maffra of between 0.8% -
1.1% and the associated growth in existing industrial activity and employment, a total of between
1.9ha and 2.7ha of industrial land will be required by 2026.

The existing vacant land supply (excluding Crown Land and Murray Goulburn land) is 4.6ha. This
vacant land supply is estimated to be equivalent to between 25 and 35 years supply. This vacant
land is developable, and a 12-lot subdivision with approximately 3ha of land has been approved
and is anticipated to provide sufficient supply to meet population-driven demand.

However, there is a lack of large sites available for large scale industrial businesses that may be
looking to establish in Maffra. This is shown by the recent establishment of a substantial
vegetable processing in a Farming Zone near the town. Vegetable processing has been identified
as an opportunity for the local economy. This type of operation generally requires between 2ha
and 4ha of land area. Council should consider rezoning up to 4ha of land for industrial use to
facilitate strategic investment.

TABLE 17 INDUSTRIAL LAND REQUIREMENTS, MAFFRA, 2011 - 2026
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Source: Urban Enterprise, utilising ABS employment data, population projections, industry benchmarks for site coverage and
employee density for industry sectors.

5.5. CONSULTATION

5.5.1. REAL ESTATE AGENTS

Urban Enterprise conducted phone interviews with Real Estate Agents that are active in Maffra.
They provided the following observations in regards to industrial land:

e  There is currently low demand for industrial property in Maffra.

e A key constraint to demand for industrial land is the difficulty in accessing natural gas in
Maffra.

51 URBAN ENTERPRISE PTY LTD
WELLINGTON SHIRE COUNCIL



There is currently not an adequate supply of available industrial properties on the market in
Maffra.

There is an average of approximately 2-3 enquiries per month for purchasing and leasing
industrial zoned land.

Currently there is a property for sale on Maffra Sale Road for $360,000-$380,000 but there
has been limited interest;

Currently industrial land is being used for a variety of purposes including manufacturing,
storage, silos;

Murray Goulburn’s continued presence in Maffra is important to the viability of the local
economy.

5.5.2. BUSINESSES AND LANDOWNERS

The following issues and opportunities were identified during a public meeting (called a ‘Business

Roundtable) held in Maffra in February 2011 relating to industrial land and activity:

There is not enough zoned land available for a major business looking to establish;

There is a permit to subdivide the L-shaped parcel to the north of the new industrial estate
on Maffra Stratford Road;

Businesses looking to relocate to Maffra may require tailored land offerings to suit
operations, such as Mulgowie vegetable processing;

Maffra could be promoted as a fruit/vegetable processing location on industrial zoned land,
given the close proximity to fertile agricultural areas and successful growing operations;

There is the potential to attract agricultural businesses from Werribee or Bacchus Marsh as
Maffra is less prone to flooding, has a stable water supply and good quality soil;

When establishing the vacant supply of industrial zoned land, it is important to recognize
that Murray Goulburn owned land is unlikely to be put on the market as it is being kept for
long term expansion;

The livestock centre in Sale is closing. There was discussion of the potential to relocate to
Maffra. Council does not consider this a feasible option;

Comments were made that the dairy industry needs increasing amounts of land and is
declining;

Expansion options were generally accepted to be in the vicinity of Maffra Industrial Estate,
given the natural and land use constraints surrounding the Murray Goulburn site and
adjacent industrial area.

Growth options discussed for the Maffra Industrial Estate included:

e To the south across Maffra Stratford Road. Issues raised included requiring access
across the existing rail trail, Vic Roads requirements for access from a major road,
water quality and runoff and the presence of a gully on the land;

* To the west across Fulton Road. Issues raised about this land included maintaining a
buffer to the existing residential land to the west, existing and potentially
contaminated uses including the Council tip, former saleyards and dog pound, and
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amenity impacts on the existing farm houses on the site. However, this site was
generally considered as a logical option for expansion if the interface issues could be
overcome.

e To the north between the industrial estate and the treatment plants. This is the logical
expansion of the industrial area, however this land is believed to be controlled by a
single owner and land banking may be a constraint to growth in this direction. There is
also a small gully and waterway running through the site. Otherwise, the site is well
located with substantial buffer zones, is flat and suited to industrial development.

e Vegetable industry is growing, Boisdale/Newry areas are well suited to agriculture, Mulgowie
is well located to its growing operations (currently located in a Farming Zone);

e  There is currently not enough capture of income from primary production;
e  Power and gas are expensive to obtain for developing the Maffra Industrial Estate.
e Milk production is becoming increasingly difficult.

e Streets in the eastern industrial estate do not make provision for large vehicles to turn
around and do not connect with any other roads at the Eastern end of the estate. Future
industrial developments should be required to more adequately accommodate vehicle
movements.

e The old tip site would be very difficult to develop due to contamination and unstable ground.
e  Maffra has good productive land, with access to water and power.

e Significant potential for capturing value adding industry associated with vegetable
production and dairying;

e Murray Goulburn now undertake on-site water treatment and achieve a higher standard of
effluent disposal than previously - reduces pressure on the sewerage treatment plant; may
allow it to accommodate more effluent from new industries;

e Value adding considered extremely important. Particular emphasis given to supporting
dairying and planning for increased vegetable processing

e  Water sensitive urban design and harvesting from industrial sites is supported.

e Views expressed that vegetable processing could play a large part in the future of Maffra.
Land in places such as Bacchus Marsh is becoming increasingly constrained by urban
sprawl and farmers may look to relocate to areas such as the surrounds of Maffra, which
consist of good agricultural land with good water supply and power.

e |t is difficult to predict where and when a vegetable processing company might wish to
locate.

e Attendees expressed the view that Mulgowie Farms is strategically located, with good
access to productive agricultural land in Newry and Boisdale and connections onto arterial
roads leading to Sale and Stratford, however it is inappropriately located in a Farming Zone;

e It was suggested that other similar industries could be located in the area for the same
reasons.

e Vegetable growing may take up 100-1000 acres; dairying would typically need 250 acres.
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5.6. OPPORTUNITIES AND CONSTRAINTS

The following main opportunities and constraints have been identified for industrial development
in Maffra as a result of site visits and consultation with businesses and Council:

OPPORTUNITIES

e Vegetable processing - the major growth opportunity identified is to attract and support
vegetable processing businesses. The successful example of Mulgowie Farming Group
establishing both farm and processing operations in the local area, coupled with the local
advantages of reliable water supply and fertile agricultural land, indicate that this is a key
opportunity for the area. Further consultation with the vegetable industry, including with
businesses from other growing areas with water issues such as Bacchus Marsh, would
assist in understanding specific land and location requirements of this industry. This will be
especially important if dairy-based activity decreases to diversify the local economy.

e  Service industrial - as the population of Maffra grows, demand will increase for local service
industrial businesses, such as mechanics, cabinet makers, building supplies, etc. It will be
important for sufficient land in small lots to be available to these smaller industrial
businesses.

CONSTRAINTS

¢ Natural gas - businesses and real estate agents noted that the cost of connecting natural
gas to new subdivisions was high and is a constraint to industrial growth and investment in
Maffra, particularly to the east of town near the Maffra Industrial Estate.

¢ Drainage and slope - many areas to the south of the town, particularly near Maffco Lane, are
steep and need to be filled to be usable for industrial purposes. Drainage has also been
identified as a constraint to industrial expansion, with drainage lines and gullies located to
the east of the town near existing industrial zones.

e Land ownership - the other major constraint to industrial growth and land supply is land
banking and ownership patterns. Key issues include:

*  The majority of land surrounding the Maffra Industrial Estate (Precinct 7) is in single
ownership, meaning that the future supply of industrial land in this strategic location is
dependent on this owner developing or subdividing.

*  Murray Goulburn owns the majority of land in Precinct 2 and is holding this land to
allow for any future expansion, limiting its use for long-term industrial activity.

e A large parcel of industrial zoned land is owned by the Crown. This land is
appropriately zoned and strategically located for industrial activity but is not available
for industrial use.

* A number of vacant parcels are not currently on the market, indicating that the owners
of these parcels may be holding the land for investment purposes.

The main spatial opportunities and constraints are shown in Figure 7. Opportunities are shown in
green, constraints are shown in red.
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5.7.

FIGURE 7 OPPORTUNITIES AND CONSTRAINTS, MAFFRA
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Source: Urban Enterprise, using Planning Maps Online, DPCD.

RECOMMENDATIONS

LAND SUPPLY
The existing vacant land supply is sufficient to meet projected demand for organic growth over
the next 15 years in Maffra. The vacant land is generally developable.

There is a shortage of large industrial lots available for major investment, with the majority of lots
available between 500m? and 4,000m2. Council should consider rezoning land to allow for the

provision of large lots for strategic investment (2ha - 4ha lots).

Council should initiate discussions with the Department of Sustainability and Environment
regarding the desired transfer of the Crown Land parcel to freehold land for industrial use given
the existing zoning, lack of available land in this industrial precinct and strategic location suited to
industrial use with exposure to Maffra Sale Road. This site could be suitable for larger industrial

lots in the medium term.

ECONOMIC DEVELOPMENT

Council should actively promote the vegetable industry and facilitate any potential relocation of
businesses in this industry. Council should consider the needs of any specific business that
shows interest in locating in the area, including identifying potential sites strategically located for
the business and preparing any Planning Scheme Amendments necessary.

Council should further investigate the potential to attract vegetable industry businesses and
promote the strengths of the local area to this industry. This could include:

e Discussions with and presentations to the Vegetable Growers Association of Victoria and

other relevant bodies;
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e  Preparation of a prospectus highlighting the advantages of the Maffra area for vegetable
growers and processors, including stable water supply, gas availability, local employment
catchment, proximity to fertile soils, services and major arterial roads. This prospectus could
use Mulgowie Farming Group as an example of a successful new operation in the area.

Large parcels with ample buffer zones to residential areas should be zoned for industrial use to
allow larger businesses to locate in Maffra.

Council should work with DSE to release for sale Crown owned land that is zoned industrial.

PLANNING

It is recommended that Council identify in its Local Planning Policy Framework (LPPF) changes
to the existing strategy plan to recognise areas of strategic and future industrial growth on an
amended Plan as per Figure 8. In addition it is recommended that the following strategies be
considered for inclusion in Clause 21.04, with respect to Maffra:

= Undertake a comprehensive drainage study for the existing and future industrial areas and
promote Water Sensitive Urban Design in this area;

= Encourage development of existing industrial areas as a priority;
= Encourage the development and diversification of vegetable processing industries locally;

= |dentify buffer zones and treatments between future industrial areas and existing
residential areas on Fulton Road;

= Strategic parcels of land in Fulton Road be assessed for potential industrial use and
rezoned appropriately.

It is also recommended that Council:

e Prepare an Outline Development Plan for the Fulton Rd Precinct and/or prepare a
Development Plan Overly addressing constraints, servicing, connectivity and buffers prior to
approving a rezoning application; and

e Encourage planning permit applications simultaneously with prospective rezonings to
facilitate appropriate development at the time of rezoning.

Figure 8 shows the potential growth directions and key sites for industrial land in Maffra.
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GROWTH DIRECTIONS, MAFFRA

FIGURE 8
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6. STRATFORD

6.1. INTRODUCTION

This section provides an assessment of the existing and future demand and supply of industrial

land in Stratford. Stratford is located approximately 16 km north of Sale and 190 km east of

Melbourne on the Princes Highway.

6.2. KEY FINDINGS

The key findings from the assessment of supply and demand for industrial land in Stratford are:

There is currently 8ha of land zoned for industrial purposes in Stratford in 16 lots. 3 lots are
vacant (0.37ha) There is also a Crown Land parcel (0.9ha) that is within the Industrial estate
that has been excluded from the assessment.

The existing industrial precinct in Stratford is well located for industrial use. It is constrained,
however, by limited drainage, poor maintenance, lack of natural gas, low vacancy rates, lack
of large lots and poor access for large vehicles. The industrial precinct is suited to smaller
service industrial uses. Larger industrial uses are generally not provided for in Stratford.

Stratford is experiencing strong residential growth (approximately 1.7% per annum) and is
expected to reach a population of 2,017 persons by 2026;

Between 2001 and 2006, the number of Stratford residents employed in industrial sectors
increased above the regional Victorian average, particularly in the Construction, Mining and
Transport and Storage sectors;

A large 2.9ha parcel of land has recently been sold for development of a new factory
constructing modular homes and commercial joinery:

There were only 2 industrial building approvals in Stratford between 2000 and 2010.
However, industrial building activity may have been constrained by the lack of available
land, given that only one parcel is currently available for development;

Current vacant land supply (0.4ha) is equivalent to 4 years supply. A further 1ha of industrial
land will be required to meet demand over the next 15 years;

Opportunities identified for Stratford include:

o Facilitate transition of home-based industrial businesses to service industrial
locations;

*  Provide larger lots to allow existing successful businesses to expand their operations;

*  Attract a transport and storage business given the strategic location on the Princes
Highway between two major regional centres of Sale and Bairnsdale;

e Low land values - proximity to Sale but significantly lower land values offer the
opportunity to attract new businesses to Stratford.

Constraints identified for industrial activity in Stratford include:
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e  Existing industrial area has a lack of vacant land and a lack of large sites for strategic
investment;

*  Absence of natural gas;

e Poor drainage, maintenance and large vehicle access to existing industrial estate
limits the attractiveness of the area to new businesses;

o High service costs compared to land values; and
*  Proximity of existing industrial estate to residential areas.
e Recommendations for Stratford are:

e There is the requirement to rezone approximately 1ha - 2ha for industrial use to meet
demand in Stratford in the medium term.

e The recommended location of future industrial activity is the corner of Princes
Highway and Bengworden Road (see map in Section 5.7).

*  The site recommended for industrial expansion in the existing Stratford Strategy Plan
is not considered appropriate given the extensive native vegetation, access issues
and lack of freehold land in this area.

e Providing land for a new industrial estate further from the centre of town and existing
sensitive land uses will allow more opportunities for existing manufacturing
businesses to expand and provide the opportunity for new businesses to locate in the
area, including transport and storage and construction companies.

6.3. SUPPLY OF INDUSTRIAL ZONED LAND

6.3.1. LOCATION
There is one Industrial land precinct in Stratford, located between the Princess Highway and the
railway line to the north of the town centre. The industrial precinct is shown marked as INZ1 in
Figure 9. Blue dots indicate current vacant land, orange dots indicate underutilised land.

FIGURE 9 LOCATION OF STRATFORD INDUSTRIAL PRECINCT
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Source: DCPD, 2011.

6.3.2. QUANTITY OF INDUSTRIAL LAND

Table 18 shows a summary of the industrial land audit undertaken by Urban Enterprise for
Stratford. 13% of industrial land in Stratford is vacant, totalling approximately 10,635 square
metres. (1ha).

TABLE 18 SUMMARY OF INDUSTRIAL LAND AUDIT- STRATFORD

Developed Vacant Underutilised e Average lot
size (m?)
Lots Area (mz) Lots Area (mz) Lots Area (m2) Lots Area (m2)
Stratford 12 37,147 3 3,786 1 29,710 16 79,662 4,686
% of total 49% 13% 37% 100%

Source: Urban Enterprise, 2011.

6.3.3. QUALITY OF INDUSTRIAL LAND
The existing industrial precinct in Stratford is well located on the Princes Highway adjacent to the
railway line and close to the town centre. It is constrained, however, by poor drainage, poor
maintenance, lack of natural gas, low vacancy rates, lack of large lots and poor access for large
vehicles.

The existing industrial precinct is suited to smaller service industrial uses (eg. mechanics,
hardware, storage). Larger industrial uses (eg. manufacturing, depots) are better suited to be
locations outside the town centre with larger buffers and larger lots.

6.4. DEMAND FOR INDUSTRIAL LAND

6.4.1. INTRODUCTION

Demand for industrial land in Stratford is demonstrated by population and employment growth
trends, recent building approvals, property values and rates data, and anecdotal information
provided by real estate agents, council officers and local businesses.

6.4.2. POPULATION
In 2006, Stratford had a total usual resident population of 1,440 persons. The population of
Stratford increased at an average of 1.62% between 2001 and 2006. The population of regional
Victoria increased at an average of 1% over the same period.

The Wellington -Avon Statistical Local Area (including the towns of Stratford and Briagalong and
the surrounding rural area) experienced population growth of 1.7% per annum between 2004 and
2009, indicating that the steady population growth above the Shire average between the 2001
and 2006 Census in Stratford has continued in recent years.
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TABLE 19

Township

POPULATION GROWTH, STRATFORD

Population

Average Annual
Change 2001 - 2006

Stratford 1,329 1,440 1.62%
Total Wellington 39,158 40,080 0.47%
Regional Victoria 1,278,408 1,322,581 1%

Source: Australian Bureau of Statistics, Census Data 2001 & 2006; Regional Population Growth, ABS 2010.

Table 20 shows the projected population growth for Stratford, Wellington Shire and Regional

Victoria. A growth rate of 1.7% has been applied for Stratford, given strong recent population

growth and the number of residential subdivisions planned or under construction.

TABLE 20

Township

Population

POPULATION PROJECTIONS 2026, STRATFORD

Average Annual Change
2006 - 2026

Stratford 1,440 2,017 1.7%
Total Wellington 41,591 48,776 0.8%
Regional Victoria 1,383,937 1,688666 1%
Source: Urban Enterprise 2011.
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6.4.3. RESIDENT EMPLOYMENT BY INDUSTRY DIVISION
Table 21 shows resident employment by industry sector in Stratford. The data shows that
industrial employment in Stratford increased by 5.6% per annum between 2001 and 2006, higher
than the regional Victorian average of 2%.

There were strong increases in employment in Construction (9%), Mining (76%), Transport and
Storage (8%) and Electricity, Gas and Water Supply (7%).

TABLE 21 RESIDENT EMPLOYMENT BY INDUSTRY SECTOR- STRATFORD 2001 - 2006
Regional
Stratford Stratford % Victoria %
Change 01- change p.a. Change p.a.
06 01-06 01-06
Agriculture, Forestry and Fishing 32 25 -7 -4% -2%
Construction 33 48 15 9% 6%
Electricity, Gas and Water Supply 9 12 3 7% 1%
Manufacturing 52 58 6 2% 0%
Mining 5 24 19 76% 12%
Transport and Storage 21 29 8 8% 3%
Wholesale Trade 15 18 3 4% -1%
Total Industrial Employment 167 214 47 5.63% 2%

Source: Australian Bureau of Statistics, Census 2001, 2006 Usual Place of Residence by Industry Division.

6.4.4. BUILDING APPROVALS

There were only two building approvals in industrial zones in Stratford between 2000 and 2010: a
shed in 2005 and a factory addition in 2004.

Industrial related building approvals not in industrial zones in Stratford in this period included a
car wash, a kennel/cattery and a V-Line warehouse.

This level of industrial building activity is very low, indicating limited demand for industrial land in
Stratford. However, the industrial building activity may have been constrained by the lack of
available land, given that only one parcel is currently available for development following the
recent sale of the large 2.9ha lot. A new factory and building is proposed for this site.

6.4.5. PROPERTY VALUES

Wellington Shire rates information gives an indication of property values in the industrial zones in
Stratford. In 2010, the average site value for a land parcel in an industrial zone in Stratford was
$82,231. Analysis of industrial land values from Council rates data (site value only) indicates a
land value of $26.58/m’.

The site value increased at an average of 8.4% per annum between 2006 and 2010. This
assumes that the industrial parcels have not varied since 2006.
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TABLE 22 RATES INFORMATION, 2006 - 2010, STRATFORD

Year Average CIV Average SV
2006 $134,615 $59,615
2008 $149,500 $60,769
2010 $167,385 $82,231
Annual % Change 5.6% 8.4%

Source: Wellington Shire, compiled by Urban Enterprise, 2011.

One industrial property (including factory/sheds) is currently listed for sale. This is the former
brickworks site at 36B Princes Highway. The asking price is $390,000 for the 2.9ha site with
improvements, equivalent to $13 per square metre.

6.4.6. QUANTITY OF INDUSTRIAL LAND REQUIRED

Industrial land required in Stratford over the next 15 years is estimated by analysing employment
in industrial land uses in the local area and applying population growth rates.

Industrial employment is projected to increase from 109 employees in 2011 to 141 employees in
2026. The existing demand based on employment levels is estimated at 4.9 hectares.

In the next 15 years to 2026, a further 1.4ha of industrial land will be required to meet demand in
Stratford. Given that there is currently only 0.4ha of vacant land, a further 1ha of industrial land
will be required to meet population-driven demand over the next 15 years.

There is a further 2.9ha in one parcel which has recently been purchased and is proposed for a
new factory. Given that this site is no longer available further large sites should also be provided
to allow strategic investment. A minimum of 4-10Ha of land should be provided to allow 2 - 3 sites
for strategic investment. Given the amount of infrastructure that needs to be provided by a
developer, a larger amount of land may need to be considered to ensure development feasibility -
where costs may need to be distributed across a wider area.
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PROJECTED INDUSTRIAL LAND DEMAND, STRATFORD, 2011 - 2026

Industrial Employment 2011 109
Industrial Employment 2031 141
Further land required to 2031 1.4ha
Land required per year (organic) 0.1ha
Current vacant land 0.4ha

Current vacant land supply (years) 4

Supply gap (2011 - 2031) - organic Tha
Strategic sites 3ha

Total land required 4ha

Source: Urban Enterprise, utilising ABS employment data, population projections, industry benchmarks for site coverage and
employee density for industry sectors.
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6.4.7. TYPE OF INDUSTRIAL LAND REQUIRED

Discussions with local businesses indicated that demand in Stratford is generally for small and
medium size lots (up to 0.2 - Tha) within close proximity to the centre of town and with access to
the Princes Highway. The existing industrial area was perceived to have poor drainage and poor
visibility from the Princes Highway.

When the industrial estate in Stratford was developed, many businesses moved their small
‘backyard’ operations to the estate. Anecdotal evidence has indicated that if more industrial land
is made available in Stratford, a number of home businesses such as mechanics would move to
the new subdivision.

A number of existing businesses located in the industrial estate indicated that they are growing
but need larger lots to expand their operations. The existing lots in the industrial estate are
relatively small and there is little opportunity to accommodate a medium to large business, or a
business that requires turning space for large vehicles.

Any new industrial land should:

e Include a range of lot sizes, including small services industrial lots (1,000 - 4,000m?) and
medium/large sized lots for strategic investment (0.5ha - 2ha);

e Include adequate drainage and civil works, including sufficient space for large vehicles to
enter, turn and exit safely;

e Be located close to town where possible and have access and exposure to the Princes
Highway.

e  Be of a sufficient size to generate developer interest and scale efficiencies.

6.5. CONSULTATION

6.5.1. REAL ESTATE AGENTS

Due to the relatively small supply of industrial zoned land in Stratford, there are very few Real
Estate Agents with detailed knowledge. As a result, only one real estate agent was consulted.
Key findings include:

e  There is little to moderate demand for industrial land in Stratford;
e  Generally there are about 18 enquiries to buy or lease industrial land per year;

e  Considering the small amount of zoned industrial land and small population of Stratford the
industrial zone is relatively vibrant, with a particularly high utilisation of smaller industrial
lots;

e Largerland holdings are underutilised, with subdivision an option to overcome this.

The real estate agent who was consulted advises an industrial zoned lot in Stratford located at
36B Princes Highway, Stratford of approximately 3 ha in area sold for approximately $330,000
including office block and open shed.
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6.5.2. BUSINESSES AND LANDOWNERS

Urban Enterprise attended a public meeting of business and land owners in Stratford to gain an

understanding of industrial land and development issues in the local area.

Key issues and opportunities identified as a result of this ‘Business Roundtable’ meeting held in

February 2011 include:

There is a severe lack of developable industrial zoned land in Stratford;
Inability to develop medium—heavy industry due to proximity to residential land.

Very poor image from highway due to lack of roadside vegetation maintenance - repeatedly
mentioned. Cannot even see the sign pointing to the industrial area.

Low standard turning access from the highway.
High service costs;
No gas available; limits ability to attract larger industries.

Stratford is well located for businesses with a wide service catchment (primarily between
Sale and Bairnsdale).

State government funding may be available for bringing gas to regional areas.

Prospective industries would be those wanting access to a wide catchment between Sale
(and its surrounds) and Bairnsdale (and its surrounds), and small scale industries such as
those currently in Stratford.

Land should be reserved for laying gas pipelines when this becomes viable.

The existing industrial estate was a Council-led subdivision. Land became available
approximately 20 years ago. Lot take-up was slow at first and was generally by home based
workshops/business expanding into larger dedicated sites (eg. hardware). Now the estate is
full, and businesses are generally operating successfully.

Existing lots are too small for some businesses looking to expand, and there is only one
vacant parcel available.

Highway frontage and visibility is viewed as critical to current industrial land uses;
Existing area needs improvement in regards to drainage, maintenance and visibility.

The only vacant lot in the industrial area (approx 2,000m2) is currently for sale for at least
$160,000;

Larger lot sizes are required than the existing lots - up to around one hectare;

There is demand for small industrial zoned lots to suit local users (such as mechanics)
looking to expand their businesses and no longer work directly from home;

The Crown Land reserve is heavily vegetated and would take approximately 2 years to
rezone/sell. This is not an option for industrial expansion/growth in the short term-medium
term;

Smaller crown land of 9000m? is suitable for development however would require native title
relinquishment.
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Industrial expansion to the west of the railway line would be constrained by the need for
access across the railway line and potential requirements for a level crossing and buffer
zones to existing residential areas;

The most appropriate growth direction for industrial land identified was to the north east,
specifically the parcel with frontage to the Princes Highway and Stratford-Bengworden Road
(approx 20ha). This site could accommodate long term industrial growth in Stratford;

The railway line is rarely used for industrial purposes, and does not provide any real
strategic advantage to Stratford.

Major employers in the region include construction and engineering operations;

A significant constraint is the lack of gas. An ‘anchor’ business/industry could make gas
viable, however;

The central location between Sale, Bairnsdale and Maffra on a major highway with good
road access to surrounding towns and centres is a clear advantage for Stratford.

6.6. OPPORTUNITIES AND CONSTRAINTS

The following main opportunities and constraints have been identified for industrial land and

activity in Stratford, based on the supply audit, demand data and anecdotal information received

from Council officers, businesses and real estate agents.

OPPORTUNITIES

L]

Home based business growth - when the Stratford Industrial Estate was developed, a
number of businesses moved from ‘backyard’ operations to the industrial zone, facilitating
their transformation from small family businesses to medium sized service industrial and
engineering operations. Anecdotal information has indicated that there may be a number of
these home-based businesses that would move to small lots in a new industrial estate.

Existing industrial business growth - a number of established industrial businesses in
Stratford are growing and have expressed the desire to move to a site with more land area
and larger buffer areas.

Location - transport and storage - Stratford is strategically located on the Princes Highway
and on a railway line between major regional centres Sale and Bairnsdale. This location is
attractive to transport and storage businesses and others that require distribution to the
wider region and ready access to the highway and railway network.

Land values - low land values make the Stratford area particularly attractive to businesses
looking to establish in the east Gippsland region but unwilling to pay the higher land prices in
Sale and Bairnsdale.

Green industry - the presence of East Coast Green Energy provides the opportunity to
attract other related green businesses to Stratford. However, this industry is currently
uncertain given the upcoming changes to government rebates and the lack of clear policy
direction from all levels of government.
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CONSTRAINTS

e The existing industrial area has a lack of vacant land and a lack of medium or large sites.
This is a constraint to existing businesses looking to expand and new businesses looking to
locate in the area;

¢ Drainage, maintenance and access - the existing industrial area may be constrained by its
poor appearance, poor drainage, lack of signage and poor access and circulation for large
vehicles. This may be limiting the attractiveness of Stratford for potential industrial investors,
developers and businesses and is a limiting factor on the operations of existing businesses.

e  Servicing - service costs are high compared with land values. This has particularly impacted
on the sale of the large parcel at the eastern end of the industrial estate, which has no
sealed road access and requires services to be extended.

e  Buffer zones and expansion issues - the existing industrial area is located close to the centre
of town and has received noise complaints from existing residential areas. There is no
opportunity to expand the existing industrial precinct given the heavily vegetated Crown land
parcel to the north.

Figure 10 shows the main spatial opportunities and constraints for Stratford. Opportunities are
shown in green, constraints are shown in red.

FIGURE 10 OPPORTUNITIES AND CONSTRAINTS, STRATFORD
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Source: Urban Enterprise, using Planning Maps Online, DPCD.

6.7. RECOMMENDATIONS

LAND SUPPLY

There is the requirement to rezone approximately 4ha for industrial use to meet demand in
Stratford and to allow land for strategic investment. There is currently only 4 years supply of
vacant land.
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The recommended location of future industrial activity is shown in Figure 11. This parcel covers a
total of approximately 20ha and is strategically located on the Princes Highway and with sufficient
buffer zones to existing residential land. Future industrial areas should include:

e Ample access and turning space for large vehicles;
e  Sufficient drainage and civil infrastructure;

e  Princes Highway visibility;

e Arange of lot sizes (1,000m? to 2ha); and

e Adequate services, including 3-phase power and close proximity to water treatment
facilities.

This site is preferred as is provides ample space for future expansion, is flat, clear and
developable, and has access to services. Sites to the west of the railway line were considered but
ultimately are not recommended for industrial use given the likely need for a level crossing and
access issues across the railway line, and also due to potential amenity conflicts with existing
residential land.

The site recommended for industrial expansion in the existing Stratford Strategy Plan is not
considered appropriate given the extensive native vegetation, access issues and lack of freehold
land in this area. It is recommended this area be considered for rezoning to Public Park and
Recreation Zone to reflect the extensive vegetation coverage and site constraints.

Council should work with DSE to release for sale the Crown owned land (9000m?) that is zoned
industrial.

PLANNING
It is recommended that Council identify in its Local Planning Policy Framework (LPPF) changes
to the existing strategy plan to recognise areas of strategic and future industrial growth on an
amended Plan as per Figure 11. In addition it is recommended that the following strategies be
considered for inclusion in Clause 21.04 with respect to Stratford:

= Undertake a comprehensive drainage study for the existing and future industrial areas and

promote Water Sensitive Urban Design in this area;
= Encourage development of existing industrial areas as priority;

= |dentify buffer zones and treatments between future industrial areas and existing
residential areas on Bengworden - Stratford Road;

= The strategic parcel of land in Bengworden - Stratford Road be assessed for potential
industrial use and rezoned appropriately.

It is also recommended that Council:

e Prepare Development Plan Overly addressing constraints, servicing, connectivity and
buffers prior to approving a rezoning application; and

e Encourage planning permit applications simultaneously with prospective rezonings to
facilitate appropriate development at the time of rezoning.

ECONOMIC DEVELOPMENT

A new industrial estate further from the centre of town and existing sensitive land uses will allow
more opportunities for existing manufacturing businesses to expand and provide the opportunity
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for new businesses to locate in the area, including transport and storage and construction
companies. It is also noted that part of the growth in Stratford is likely to stem from the growth of

existing businesses, including those already established in the industrial estate and home-based
businesses looking to expand.

FIGURE 11 GROWTH DIRECTIONS, STRATFORD
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APPENDIX A YARRAM AUDIT

1.1. YARRAM PRECINCT 1

FIGURE 1 YARRAM PRECINCT 1

TABLE 1 LOTS AND BUSINESSES - YARRAM PRECINCT 1

Yarram
Precinct 1




1.2.

YARRAM PRECINCT 2

Yarram Precinct 2 is located to the west of the town centre along Station, Rodgers and Livingston
Streets. The number of each lot corresponds to Table 5, which shows the area and current use of
each lot.

FIGURE 2 YARRAM PRECINCT 2

Source: DPCD, 2011.



TABLE 2 LOTS AND BUSINESSES - YARRAM PRECINCT 2

Yarram Land Area | Business Name/type ANZSIC Status Details
Precinct2 | (m? Category




Source: Urban Enterprise, 2011
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APPENDIX B MAFFRA AUDIT

1.1. MAFFRA PRECINCT 1

FIGURE 1 MAFFRA PRECINCT 1

Source: DPCD, 2011.



Business Name/type ANZSIC Status

Source: Urban Enterprise, 2011



1.2. MAFFRA PRECINCT 2

Figure 2 shows the location of Maffra Precinct 2. The precinct two is located south of Station
Street and west of Sale-Maffra Road.

FIGURE 2 LOCATION OF INDUSTRIAL LAND PRECINCT TWO, MAFFRA
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Source: DPCD, 2011.

Parcel ID Parcel Business ANZSIC
Area (m?) Namel/type Category
16

59,207 Varied uses- AFF-0529 Developed North west corner used for Murray
Transport, Goulburn Trucks
Saddery and

South West corner used for Saddlery

Grain, office. & Grain, including horse rugs, horse
rug repairs, pet food, mulch,
sleepers.
17 1,121 MAN-1133 Developed Murray Goulburn
18 1,384 Developed Murray Goulburn
19 804 Developed Murray Goulburn
20 15,200 Developed Murray Goulburn- existing 2 storey
brick building, appears underutilised
21 3,252 Vacant Murray Goulburn
22 10,665 Vacant
23 26,750 Vacant Vacant- being leased for cattle, some
site works.
24 4,340 Developed Vacant/Railway Siding. Reserved for
Railway purposes
25 8,402 ARS-8910 Developed Motor Museum
26 24,040 W-3323 Developed Murray Goulburn fertiliser depot
27 44,600 Crown Land Vacant Leased for grazing purposes

Source: Urban Enterprise, 2011



1.3.

MAFFRA PRECINCT 3

Maffra Precinct 3 is located to the west of Sale-Maffra Road.

FIGURE 3 MAFFRA PRECINCT 3

Source: DPCD, 2011.

Parcel ID Parcel Business Name/type ANZSIC
Area (m?) Category
28

1,056 Car wash 0S-9412 Developed

29 1,082 Physiotherapist 0S-8533 Developed

30 4,004 Maffra auto and exhaust 0S-9411 Developed
centre

31 4,017 ABC Garden Goods R-4232 Developed

32 1,561 (private dwelling) Developed

33 1,145 Cabinet Maker MAN-2512 Developed

Source: Urban Enterprise, 2011

Car Wash

Physiotherapist



MAFFRA PRECINCT 4

Maffra Precinct 4 is located north of McMahon Drive and south of Little Johnston Street and
adjoins the main commercial centre of town to the east.

FIGURE 4 MAFFRA PRECINCT 4

Source: DPCD, 2011.

Parcel ID Parcel Business Name/type ANZSIC
Area (m?) Category

Maffra Waste Removals EGW-2919 Developed
35 821 Maffra Waste Removals Developed
36 761 Maffra Waste Removals Developed
37 844 Maffra Waste Removals Developed
38 902 Shed/Storage TPW-5309 Developed
39 896 Shed/Storage TPW-5309 Developed
40 1,017 Maffra Self Storage TPW-5309 Developed Self Storage Sheds
41 541 Dwelling Developed
42 506 Underutilised Drive\_Nay- Service
station access
43 960 Case Agriculture MAN-2461 Developed Farm Machinery
44 479 Case Agriculture MAN-2461 Developed Farm Machinery

45 854 Case Agriculture M/F-2461 Developed Farm Machinery



1.5. MAFFRA PRECINCT 5

Maffra Precinct 5 is located to the south of Johnson Street and borders Foster, Grays, Station
and Moroney Streets and adjoins the main commercial centre of the town.

FIGURE 5 LOCATION OF INDUSTRIAL LAND PRECINCT FIVE, MAFFRA

Source: DPCD, 2011.



Parcel ID

Parcel Area
(m?)

Business Name/type

ANZSIC
Category

Status

Details




1.6.

MAFFRA PRECINCTS 6 AND 7

Maffra Precinct 6 consists of one lot to the north of the Maffra township at the corner of Morison
Street and Fulton Road.

FIGURE 6 MAFFRA PRECINCT 6

Source: DPCD, 2011.

Maffra Precinct 7 (Maffra Industrial Estate) is located to the east of the township at the corner of
Maffra-Stratford Road and Fulton Road.

FIGURE 7 MAFFRA PRECINCT 7- MAFFRA INDUSTRIAL ESTATE

/

Source: DPCD, 2011.



TABLE 1 MAFFRA PRECINCTS 6 AND 7

Parcel ID Parcel Area Business Name/type ANZSIC Status
(m?) Category




Parcel ID Parcel Area Business Name/type ANZSIC Status
(m?) Category

18,200 Stihl and Brown/Wigg MAN-2512
108 13,880 Brown Wigg R-4232
109 15,370 Brown Wigg TPW-5309
Total: 625,926 -

(62.6 ha)

Source: Urban Enterprise 2011.

Developed

Underutilised

Developed

Regional Service Centre
Fertiliser, Bore and Dip-
timber treatment

Farm machinery, tools,
mowers

Shed
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APPENDIX C STRATFORD AUDIT

1.1. STRATFORD

Figure 1 shows the location of industrial land within Stratford. The industrial lots are accessed via
Industrial Road, a service lane connecting to the Princess Highway, with the exception of lots 1
and 2 which have Princess Highway frontage. North of the industrial precinct is the Heyfield and
Bairnsdale Railway Line, zoned PUZ4, which acts as a buffer to the R1Z land further north.

FIGURE 1 STRATFORD
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ANZSIC Site Use Additional Info:
Categories

Source: Urban Enterprise, 2011
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APPENDIX D

330141

WELLINGTON PLANNING SCHEME INDUSTRIAL ZONES 1 & 3

INDUSTRIAL 1 ZONE

Shown on the planming scheme map as IN1Z.

Purpose

To implement the State Planning Policy Framework and the Local Planming Policy
Framework, inchiding the Municipal Strategic Statement and local planning pelicies.
To provide for mamfacthiring industry, the storage and distnbution of poods and associated
nses in a manner which does not affect the safety and amenity of local communities.

Table of uses.

Section 1 - Permit not required

USE CONDITICN

Aplculture Must meet the requirements of the Aplary
Code of Practice, May 1997.

Camilval Must meei the requiremenis of A ‘Good
Heighbowr Code of Praciice for a Clrcus or
Carnival, October 1997,

Clrcas Must meei the requiremenis of A ‘Good
Meighbouwr Code of Praciice for a Clrcus ar
Carnival, October 1997,

Crop ralaing

Extensive animal husbandry

Greenhouse gas sequestration Must meet the requirements of Clause
52.08-6.

Gresnhousse gas sequestration sxploration

Home cccupation

Industry jother tham Makeriale recycling  Must not be a purpose shown with a Mate 1

and Transfer station) or Mate 2 in the table ip Clause 52.10.
The land must be at least fhe following
distances from land (not a road) which s In
a residentlal zone, Business 5 Zone, Capital
CRy Zone or Docklands Zone, land used for
a hosplial or an education centre or land In
a Public Acquisiton Owerlay to be acquired
for & hospital or an educaiion centre:

« The threshold distance, for a purpose
Bsted In the table to Clause S2.10.

« 30 mefres, for a purpose not Bsted in the
tabie io Clause 52.10.

Must not adversely affect the amenity of the
nelghbourhood, Including through the:

« Transpori of materdals, goods or
commodiies to or from ihe land.

« Appearance of any siored goods or
materials.
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USE

CONDITIOMN

- Emission of nolse, artificlal Eght,
vibration, odour, fumes, sSMOke, vapour,
steam, soot, ash, dust waste waler,
wasie products, grit or oll.

Informal cutdoor recreation
Mall cenire
Mineral exploration

Mining

Must meet the requirements of Clause
S2.06-2.

Minor utility Installation
Hatural systems
Ralway

Road

Search for stone

Must not be costeaning or bulk sampling.

Sarvice station

The land must be at least 30 metres from
land (not a road) which Is Im a residentlal
zane, Business 5 Zone, Capital Gty Zone or
Dacklands Zone, [and wsed far 3 hosplal or
an educallon cenfre or land In a Public
Acquisiion Owerlay fo be acquired for a
hospital or an education centre.

Shipping contalner storage

Must not be a purpose shown with a Nobe 1

or Mate 2 In the table ip Clause 5210

The land must be at least the following

distances from land (not a road) which Is In

a residenilal zone, Business 5 Zone, Capital

CRy Zone or Docklands Zone, land used for

a hospital or an education centre or land In

a Publle Acquisition Overlay fo be acguired

for a haspital or an educafion cenfra:

« The threshoid distance, for 3 purpose
Ested In the table to Clause 52.10.

« 100 meires, for a purpose naot Nsted In
the table to Clause 52.10.

The sie must adjoin, or have access to, a

road in a Road Zone.

Shipping containers must be setback at

least & medres from a road In 3 Road Zone.

The height of shipping container stacks

musi nat exceed & contalners or 16 metres,

whichever Is the lesser.

Must not adversely affect the amenity of the

nelghbourhood, iIncluding through the:

« Transpori of matedals, goods or
commaodities to or fram the land.

- Appearance of amy siored goods or
madterials.

« Emission of nolse, artificlal Bght,
vibration, odour, fumes, smoke, vapour,
steam, soof, ash, dust waste waler,
wasie products, grit or all.
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USE

Telecommunications Taclity

CONDITION

Bulldings and works must mest ihe
reguirements of Clause 52.19.

Tramway
Warshouss [other than Mall centre and  Must not be a purpose shown with a Note 1
Shipping contalner storage) ar Nate 2 in the fable o Clause 52.10.

The land must be at least the following

distances from land (not a road) which 15 In

a residenilal zone, Business 5 Zone, Capital

CRy Zone or Docklands Zone, land used for

a hosplital or an education centre or land In

a Publle Acquisition Overlay to be acquired

for a haspltal or an educafion centra:

« The threshold distance, for 3 purpose
Bsted In the table to Clawse 52.10.

« 30 medres, for a purpose not isted in the
tabde o Clause 52.10.

Must not adversely affect the amenity of the

nelghbourhood, iIncluding through the:

« Transpori of matedals, goods or
commodities to or from the land.

- Appearance of amy siored goods or
makerials.

- Emission of nolse, ariificlal Bght,
vibration, odour, fumes, sSMOke, yapour,
steam, soof, ash, dust waste waler,
wasie products, grit or all.

Section 2 - Permit required

HDITION

Adult sex bookshop

Must be at least 200 metres (measured by
fhe shoriest rule reasonably accesslible on
foat) from a resldential zone or Business S
Zane, land used f 3 hosplital, primary
schoal or secondary school of land In &
Public Acquisiion Cveriay to be acquired
for a hospltal, primary schoaol or secondary
sthaal.

Agricuiture [other than Aplculture, Crop
ralaing, Extensive animal husbandry,
and Infenglve animal husbandry)

Caretakers house

Convenlenca shop

Education cenire

Must not be 3 primary of secondary schaol,

Equestrian supplles
Letsure and recraation jofher than
Infermal outdoor recreation)

Lighting shop

Must be In one occupation with 3 leasable
ficor area of at least the amount spectfied In
fhe schedule o this zone. If no amount ks
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OHDITION

specified, the leasable floor area must be at
least 500 square metres.

Materials recycling

The land must be at least 30 metres from
land (not @ road) which Is In a residential
zane or Business 5 Zome, land used for a
hospital or an education cendre or land In a
Public Acquisiion Overlay to be acquired
for a haspital or an education centre.

Mineral, etone, or soll extraction [other
than Mineral exploration, Mining, and
Saarch for stone)

OTlice

The leasable floor area must not exceed
500 square metres.

Party supplles

Place of agsambly [other than Carnival and

Circus)

Restricied retall pramises [other than
Equestrian suppliss, Lighting shop, and
Party supplies)

Must be In one occupation with a leasable
ficor area of at least the amaount speciied In
fhe schedule to this zone. I ne amount IS
specified, the leasable oor area must be at
least 1000 square metres.

Retall premizas (other than Shop)

Tranefer Station

The land must be at least 30 metres from
land (not @ road) which Is In a residential
zane or Business 5 Zome, land used for a
hospital or an education cendre or land In a
Public Acquisiion Overlay to be acquired
for a haspital or an education centre.

Utility Instaltation joiher than Minor uillity
Instaliation and Telecommunications
Tacility).

Any gas holder, of SEWerage or refuse
freatment or disposal works, must be at
least 30 medres from |and (not a road) which
Is In a reskdential zone, Business 5 Zone,
Capltal Ciy Zone or Docklands Zonme kand
used for 3 hospital or an educallon centre
ar land In 3 Public AcguisRion Owerlay fo be
acquired for a hosplal or an education
ocentre.

Any other uee not in Section 1 or 3
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Section 3 - Prohibited

UsE
Accommodation (other than Caretakers howsae)
Cinema based entertainment facinty
Hoapital
Intenaive animal hushandry

Shop (other than Adult sex bookehop, Convenlence shop and Restricted retal
premises)

Use of land

Application requirements

An application io use land for an industry or warehouse mst be accompanied by the
following information, as appropriate:

The purpose of the nse and the types of processes o be utilised.

The type and guantity of goods to be stored, processad or produced.

Hiow land not required for immediate use is to be maintained.

Whether a Works Approval or Waste Discharge Licence is required from the
Enviromment Protection Awtherity.

Whether a mofification under the Ocoupational Health and Safety (Major Hazard
Facilities) Regulations 2000 is required, a licence under the Dangerous Goods Act 1985
is required, or a fire protection quantity under the Danperons Goods (Storage and
Handling) Regulations 3000 is exceeded.

The likely effects, if amy, on the neighbourhood, inclnding:

- Noise levels.

- Airbome emissions.

- Emmssions to land or water.

- Traffic, inchiding the hours of delivery and despatch.

- Light spill or glare.

Decision guidelines

Before deciding on an application, in addition to the decision puidelines m Clause 65, the
responsible authority must consider, as appropriate:

The State Planming Policy Framework and the Local Planning Policy Framework,
The effect that the use may have on nearby exwisting or proposed residemtial areas or
other uses which are sensitive to mdusinial off-site effects, having regard i amy
comments or directions of the referral authorities.

The effect that nearty industries may hawe on the proposed use.

The drainage of the land.

The awailability of and connection i services.
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= The effect of traffic to be zenerated on roads.
= The interim use of those parts of the land not required for the proposed use.

Subdivision

Permit requirement
A permit is required to subdivide land.
Exemption from notice and review

An application is exempt from the notice requirements of Section 33{1)(a). (b) and (d), the
decision requirements of Section §4(1), (7} and (3) and the review rights of Section 82(1) of
the Act This exemption does not apply to land within 30 metres of land (not a road) which
is in & residential zone or Business 5 Zone, land used for a hospital or an education centre or
land in a Public Acquisition Owerlay to be acquired for a hospital or an education centre.

Decision guidelines

Before deciding on an application, in addition o the decision puidelines i Clause 65, the
responsible authority must consider, as appropriate:

= The State Planming Policy Framework and the Local Planning Policy Framework,
= Any matural et cultoral values on or near the land.

= Stestscape character.

- Landscape reatment.

= Interface with non-industrial areas.

Buildings and works

Permit requirement

A permit is required to construct a building or constct or camy out works.

This does not apply to:

= A building or works which rearmanee, alter or renew plant if the area or beight of the
plant is mot increased.

= A building or works which are used for cop raising, extensive animal hosbandry or
informal cutdoor recreation.

= A rimwater tank with a capacity of more than 4500 Litres if the following requirements
are met:

- The rinwater tank is not located within the building's sefback from a sireet (other
than a lane).

- The rinwater tank is no kigher than the existing building on the site.
- The raimwater tank is not located in an area that is provided for car parking, loading,
unloading o accessway.
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Application requirements
An application to constnoct a building or construct or camy out works omest be accompamied
by the following infonmation. as appropriate:
= A plan drawn to scale which shows:
- The boundaries and dimensions of the site.
- Adjeining roads.
- Belevant ground levels.
- The layout of existing and proposed buildings and works.
- Driveways and vehicle parking and loading areas.
- Proposed landscape areas.
- Exiemal storage and waste reaiment areas.

= Elevation drawings to scale which show the colour and materials of all buildings and
works.

= Constuction details of all dramage works, driveways and vehicle parking and loading
areas.

= A landscape layout which inclodes the description of wepetation fo be planted, the
surfaces to be constmucted, a site works specification and the method of preparng,
draiming, waterng and maintaining the landscape area.

Exemption from notice and review

An application is exepmpt from the notice requirements of Sactiom 53(1)(a). (b) and (d), the
decision requirements of Section §4(1), (2) and (3) and the review rights of Section 82(1) of
the Act This exemption doees not apply to an application for a building or works within 30
metres of land (not a road) which is in a residential zone or Business 5 Zone, land used for a
hospital or an education cenire or land in a Public Acguisition Owerlay to be acquired for a
hospital or an education Centre.

Decision guidelines

Before deciding on an application, in addition fo the decision puidelines m Clanse &5, the
responsible authority must consider, as appropriate:

= The State Planming Policy Framework and the Local Planning Policy Framework,
= Amny natural or cultural values on or near the land.

= Streetscape character.

= Built form.

= Landscape treatment

= Interface with non-indwstrial areas.

= Parking and sife access.

= Loading and service areas.

= Outdoor storage.

= Lighting.

= Stormwater discharge.
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Maintenance

All tmildings and works mmst be maimtained in zood order and appesramce to the
satisfaction of the responsible authority.

Advertising signs

Advertising sign requirements are at Clanse 52.05. This zone is in Category 2.

Rgfer to the State Plamning Policy Framework and the Local Planming Policy Framework,
inchuding rhe Municipal Strategic Statement, v strategies and policies which may qffect
the une and devalopmant af lond.

Check whether an overlay also applies to the land.

Othar requiremants may alo apply. Thete can be found ot Particular Provisions.
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TWELLBGTOR PLAKNDNG SCHEME

181200 SCHEDULE TO THE INDUSTRIAL 1 ZONE

WICET

Minlimum leasabla
Noor anes (m2) for
resiricted retall

prembess (other than
aquestrian suppllas,
lighting shop and
party suppiles).

Mane speciied
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INDUSTRIAL 3 ZOME

Shown on the planning scheme map as IN3Z.

Purpose

To implement the Sate Plaoning Policy Framework and the Local Plamning Policy
Framewark, inchuding the Municipal Stategic Statement and local planning policies

To provide for industries and asseciated uses in specific areas where special consideration
of the nanare and impacts of mdustrial uses is required or to aveid mier-indusoy conflict.
To provide a bufer between the Industrial | Zone or Indusirial 2 Zonme and local
communities, which allows for industries and associated uses compatble with the nearby
Ccommumnity

To ensure that uses de not affect the safefy and amenity of adjacent, more semsitive land
nses.

Table of uses

Section 1 - Permit not required

cultura Must meel the reguirements of the Aplal
v
Code of Practice, May 1997.

Carnlval Must meet the requinements of A 'Good
Maighbowr Code of Practice for a Clrcus or
Camival, Cotober 1987,

Clrcus Must meet the requinements of A 'Good
Maighbowr Code of Practice for a Clrcus or
Camival, Cotober 19587,

Crop ralalng

Extenslve animal husbandry

Grasnhouss gas sequesiration Must mest the reguirements of Clause
52 .0B-6.

Gresnhouse gas sequestration sxploration
Home cocupation

Informal outdeor recreation

Mall centre

Mineral axploration

Mining Must meet the reguirements of Clause
52.08-2.

Minor utiity Installation
Hatural aystems

Rallway
Road

Search for atona Musi noi be costean: N or bulk sam :Illl';.
Service station The |and must be at least 30 metres from

and [not 3 road) which 15 In a resigental
Zone, Buslness 5 Zone, Capltal City Zone or
Cocklands Zone, [and wsed far 3 hospital or
an education centre or land In 3 Public
Acquishion Overlay to ba acquired for a
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nosplial or an education cantre.

Telecommunications Tacility Buldings and works must mest the
requirements of Clause 52.19.

Tramway

Section 2 - Permit required

Lodult sex bookshop Must be at least 200 meires (measured by
the shortest route reasonably accessizie on
foot) from a resldential zone or Bushess 5
Zone, land used for a hospital, pamary
school or secondary school or land In a
Publlc Acguisition Cverlay to be acguired for
a hosphal, primary school or secondary
schaol.

Agricurture [other than Aplculture, Crop
ralsing, Extenslve animal husbandry, and
Intanalve animal husbandry)

Caretaksr's house

Convenlence shop

Education centre Must niot be a primary or secondary schoal.

Equastrian supplles
Industry

Lelsure and recreation [other than Informal
outdoor recraation, Major sporis and
recreation facliity, and Motor racing
frack)

Lighting shop Must be In one occcupation with a leasable
fiaor area of at least the amount spected In
the schedule to this zone. i no amownt s
specified, the leasable floor area must be at
east 500 square metres.

Mingral, atons, or aoll extraction (other
than Extractive Industry, Minaral
exploratien, Mining, and Search for

shome)
Ofce The leasable floor area must not exceed
500 square metres.
Party suppliss
Place of Assambly (ofher than Carnival
and Clrcus)

Fetall premizes (other than Shop)

Rastricted ratall premiges (other than Must be In one occupation with a leasable
Equeairian supplies, Lighting shop, and foor area of at least the amownt specifled In
Party supplles) the schedule to this zone. f no amount s

specified, the keasable Noor area must be at
east 1000 sQUAre Melres.

Utlirty Inatallation (other than Minor utillty
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Inatallatien and Telecommunicaticns
tacility)
‘Warahousga [othar than Mall centrs)
Any other use not In Secticn 1 0r 3

Section 3 - Prohibited
e
Accommodation (other than Carefaker's housa)

Clnema based entertainment facliity

Extractive Industry

Hoapital

Intenalve animal husbandry

Major sports and recreation facilty

Motor racing frack

Shop (other than Adult 6% bookshop, Convenlance shop, and Restricted retall
premises)

33.03-2 Use of land

1500798
=
Amenity of the neighbourhood

A use must oot adversely affect the amenify of the neighboorheed, mcluding through the
Transport of materials, goods or commadities to of from the land.
Appearance of any stored goods or materials
Emission of noise, artficial light, vibration, odour, fomes, smoke. vapour, steam, soot,

ash, dust, waste water, waste products, gritar oil.

Application requirements
An application to use land for an indusoy or warehouse must be accompanied by the
following informarion, as AppPrOpmate:
= The purposz of the use and the fypes of processes to be wilised.
The type and quantity of goods to be stored. processed o prodoced
How land not required for immediate use iz to be mamfained.

Whether @ Works Approval or Waste Discharge Licence iz reguired from the
Environment Profection Authoriry.

= Whether a ponfication under the Occopational Health and Safety (Major Hazard
Facilities) Fegulations 2004 is required, a licence under the Dangerous Goods Ace 1983
is required. or a fire profection quantity under the Danserous Goods (Swrage and
Handling) Regolations 2000 is excesded.

The likely effects, if any, on the neighbourhood, including:

Moise levels.
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Am-bame smissions.
Emizsions to land or water.
Traffic, including the hours of delivery and despatch.
Light spill ar glare.
Decision guidelines
Before deciding on an application, m addition to the decision zuidelines in Clauss 85, the
responsible muthority mmst censider, as appropriate:
= The State Planning Policy Framewoerk and the Local Planming Policy Framework,
including the Municipal Smategic Statement and local planning pelicies

= The effect that the use may have on pearby existing or proposed residential ar=as or
othar use: which are semsitive to indusmial off-site effects, hawving regard w amy
comments or directions of the refarml authorities.

= The effect that nearby mdusiries may have oo the proposed use.

= The drainage of the land.

= The awailability of and connection fo services.

= The effect of raffic to be generated on roads

= The interme use of those parts of the land not required for the proposed use.
= The effect on nearby induostmies.

33103 Subdivision

TENIN 2 e
Ly

Permit requirement
A permit is required to subdivide land.
Exemption from notice and review

An application is exempt fom the nodce regurements of Section 52(1)(a), (&) and (d), the
devision requirements of Section 64(1). (2) and (3) and the review rights of Secton B2(1)
of the Act This exemption does not apply to land within 30 metres from land (pot a road)
which iz in a residential zons or Business 5 Zone, land used for 2 hospital or an education
centre or land in a Pablic Acquisition Chverlay to be acquired for a bospital ar an education
CEnire.

Decision guidelines

Bafore deciding on an applicadon, m addition to the decisien guidelines in Clauss 85, the

responsible muthority mmst consider, as appropriate:

= The 5Sfate Plapning Policy Framework and the Local Plapming Policy Framework,
inchiding the Municipal Strategic Statement and local planning policies.

= Amy natural or calral vahees on or near the land.

= Swoeetscape chamcter.

= Landscape reatment.

= Interface with non-industrial areas.
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33.034

TROIOOs
WCAD

Buildings and works

Permit requirement

A permit is required to consiract a building or constmact of carmy out works
This dees oot apply to:

= A oildme or works which reamrange, alter ar renew plant if the area or heizht of the
plant is not moreased.

= A building or works which are used for crop misme. extensive animal husbandry er
informal outdoor recreation.

= A raimwater fank with a capactty of mare than 4500 Iires if the following requirements
are met:

The ramwater fapk is not lecated within the building"s setback from a soreet (other
than a lans).

The minwater tank is no higher than the existing building on the site.
The raiowater taok &5 mot located in an area that is provided for car parking, loading,
unloading or accessway.
Application requirements
An application to constract a building or constmact of carry oat works must be accompanied
by the following information, as appropriate:
= A plan drawn to scale which shows:
The boundaries and dimensions of the sie
Adjoming roads
Pelevant proand levels.
The layout of existng and proposed buildings and works.
Crrveways and vehicle parking and loading areas.
Proposed landscape arsas.
External storapge and waste Teaiment areas.

= Elevation drawimgs to scale which show the colour and matenials of all buildings and
works.

= Constuction details of all drainage works, driveways and vehicle parking and loadme
areas

= A landscape layout wiach inchudes the descriphion of vepsfation to be planted, the
surfaces to be consmucted. a sie works specification and the methed of prepanng,
draining. watering and maintaining the landscape area

Decision guidelines

Before deciding on an applicadon, m addinon to the decision guidelines in Clausz 65, the
respansible suthority must consider, as appropriate:

= The Site Planning Policy Framework and the Local Planning Policy Fromework,
including the Municipal Strategic Sfatement and local planning policies.

= Any narural or culhural vahies on or near the land.

DUETRIAL 3 206 PacET0FE



33.03-3

Notes:

= Soeetscape chamcter.
= Built form_
= Landscape treatment.
= Interface with non-indusirial areas.
= Parking and site access.
= Loading and sennce areas.
= Cracdoar storage.
Lighting
= Stormwater discharge.
= The effect on neardy industries.

Maintenance

All buildings and works must be mainfammed in pood order and appearance to the
satisfaction of the responsible authonty.

Advertising signs

Advertising sign reguirements are af Clause 52.05. This zops is in Catepary 1.

Refer o the State Plapning Policy Framework and the Local Planning Policy Framework,
including the Municipal Strategic Statement, for soravegies and policies which may qffect
the ure and development of land,

Check wiether an overiay alse applier to the land.

Citier regquiremants may ol appdy. These can be found at Particular Provisions.
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APPENDIX E USES WITH ADVERSE AMENITY POTENTIAL (BUFFER ZONES)

3210 USES WITH ADVERSE AMEMITY POTEMTIAL
D
R Purpose

To define those types of industries and warehouses which if not appropriately desipned and
located may cause offence or unacceptahble nisk to the neizhbourhood.

Definition

The threshold distance refermed i in the fable to this clanse is the mimmom distance from
any part of the land of the proposed use or buildings and works o land (not a road) ina
residential zome, Business 5 Zone, Capital City Zone or Docklands Zone, land wsed for a
hospital o an education cenire or land in a Public Acquisition Owerlay to be acquired for a
hospital or an education centre.

NOTE 1 of the @ble: The threshold distance is variable, dependent on the processes to he
nsed and the materials o be processed or stored.

NOTE 1 of the table: An assessment of risk to the safety of people located off the land may
be required

Table to Clause 52.10
TYPE OF PRODUCTION, USE ( THRESHOLD

(PURPOSE) DISTANCE [METRES)
Baslc Metal Products

Production of non-femous metals as:

= aluminlum by electrolysls 2,000
= oiher non-femmous metals In amounts:
. up to 100 tonnes a year 100
. between 100 & 2,000 tonnes a year 3on
. exceeding 2,000 tonnes 3 year 500
Wiorks producing iron or sieel products in amounts:
= up io 1,000,000 tonnes a year 100
= exceeding 1,000,000 tonnes a year 1,000

Cheamical, Petroleum & Coal Products

Ammunifion, explosives and fireworks producilon: 1.000 Note 2
Blocides production and storage: 1,000

Briquette production: 300

Chemical Fertlliser production: 1.000 MNote 2
Chemical products other than those Ilsted within this 300 Mote 2
group:

Cosmetics and tollet preparalions production: 100

Formaldehyde praducton: 3on MNote 2
Industrial gases production: 1,000 Note 2
Inks production: il 1]
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PRODUCTION, USE OR 3TORAGE THRESHOLD

DISTANCE [METRES)

Inarganic industrial chemicals produciion other than 1,000 MNote 2
those Bsied within this group:

organic Indusirial chemicals production other than 1,000 Note 2
those Bsied within this group:

Other petroleum or coal production: 500 Mote 2
Paints and Inks :

= manufaciure 1.000 Note 2
= bending and mixing only 300

Peiroleum refinery: 2,000 Note 2
Pharmaceutical and veterinary production: 1,000

Polyesier nesing production 1,000 MNote 2
Soap and other detergents production: 300

Synthetic resins & rubber production other ham 1,000 Note 2
those lsied within this group:

Fabricated Metal Products

Abraske blast cleaning: MNote 1
Boller makers 100

Structural or sheet metal produchion: 500

Wiorks producing iron or sieel products in amounts:

= up o 1,000,000 tonnes per year 100

= exceseding 1,000,000 tonnes per year 1,000

Food, Beverages & Tobacco

Abatioir: 500

Bakery (ofher than one ancilary to a shop)c 100

Flawr mill: aon

Food of beverage production ofher ihan hose Bsted Mote 1
within this group:

Freezing and cool siorage 150

Maltworks: 3on

Manufacture of milk products: 300

Milk depot 100

Poultry procassing warks 100

Production of vegetable olis and fats using solvents: 300

Sealfood processor: 500
Smaligoods production 100
Tobacco and clgaretie production: 500
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TYPE OF PRODUCTION,. USE OR STORAGE THRESHOLD
{PURPOSE) DISTANCE [METRES)
Mizcellaneous Manutacturing

Fibreglass producton: 200

Leather and arificial leather goods production: 3on

Leathar tanning and dressing: 1]

Prinfing and coating works with heated curing ovens: 500
Rendering and casings works: 1,000
Rubber produciion, wsing elther organic solvents or 300 Mote 2
caron biack:

Hon-metallic Mineral Prodocts

Bltumen batching plant: 500

Cement produciion in amounis:

= up io 5,000 tonnes a year 300

= bebwesn 5,000 & 150,000 tonnes 3 year 500

= exceeding 150,000 tonnes a year 1,000

Clay bricks, fles and pipe refractories, with a design 200
production rate exceeding 10,000 ionnes a year:

Concrete arficie or stone arficie produciion: 100

Concrete baiching plant 300

Glass and glass production Including glass woal: 500
Plaster or plaster arficles production: 100

Rock wool manufacture: S00

Other Premisss

Panel beafing: 100

Rural Industry handiing, processing ar packing 300

agriculiural produce:

Paper & Paper Producta:

Paper or paper pulp production:

= Involving combustion of suiphur or  sulphur
caoniaining materals

= from semi-processed malerials

« from prepared celluiose & rags

= by other methods than above

5,000 Note 2

o0
200
Mote 1

Recreation, Personal & Other Services

Industrial dry cleaning:

100 MNote 2

Induestrial laundry:

100

Recyciing and Resource Recovery

Advanced resource recovery technalogy facility

Mote 1
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PRODUCTION, USE OR 3TORAGE

THRESHOLD

MSTANCE [METRES]

Combuestion, freatment or blo-reaction of waste to Mote 1
produce enengy
Commerclal and Indusiral materials recycling Mote 1
Composting and ather arganic malerials recycling. Mote 1
Construction and demaolition materals recyciing Mote 1
Other resource recovery or recycling operallons Mote 1
Refuse and used material storage, soriing and
recovery In a transfer station:
. Ic wastes
Accepding organic Ntz 1
= Other
100
Sanitary and garbage disposal In landil Mote 1
ol condlioning or blending Mote 1
Used metals treaiment or processing Mote 1
Used paper and cardboard treaiment or processing Lse
distances In
Faper &
Paper
Products
Used plastics treatment or processing Mote 1
Taxtllas
Carpet backing with latex: 300
Dyelng or finishing of cotion, inen and woollen yams 300
and textlles:
Production of artificlal fibres & texilies:
= celuiose nirale or viscose fibre, cellophane ar 1,000 Mote 2
ariifcial rubber
= olher synthelic fibres and texilies 500 Mote 2
Rope, cordage and twine production: 100
Treatment or production of texties:
= using carbon Msulphide 500 Mote 2
= using other substances Mote 1
Wiool scouring: 200
Transport and Storage
Depot for refuse colleciion vehicles 100
Grain elevaiors: 3on
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TYPE OF PRODUCTION, USE OR 3TORAGE THRESHOLD

(PURPOSE] DISTANCE [METRES)

Siorage of bulk volailie grganic compounds In

quantiiies greater than 1,000 tonnes: 1,000 Mote 2
Sinrage of petroleum praducts and enude ofl In tanks

exceeding 2,000 tonnes capacity: Mote 2
= with fixed roofs 300

« with floating roots 100

Siorage of wet-salied or unprocessed hides: 300

Temporary siorage of indusirial wastes: 300 Mote 2
Treatment of aqueous wasie: 200 Mote 2
Waste Incinerator for

= Woodwasie 300

» Piasiic or rubber waste 500 Mote 2
= Chemical, bomedical or organic waste Motes 1. 2

Wood, Wood Products & Fumniture

Charcoal production:

= by the retort process 500

= oiher than by the refort process 1,000
Jainery: 100
Sanwmil: S00
Wiood presenvation plani: 100
WWood-fibre or wood-chip producis: 1,500
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WELLINGTON PLANNING SCHEME
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WELLINGTON PLANNING SCHEME

NOTES

NOTE 1.
* A compact commercial form should be promoted with primary retail development to occur in the centre
Johnscn Street frontage area.

* Office and peripheral sales activities should be encouraged to locate at the rear of the shopping centre.
* The Johnson Street Landscape Master Plan should be promoted and implemantad.

* New developments and extensions should respect the existing character of the town centre, particulary on
prominent sites at the entry point to the town.

* Subject to a review of the supply and demand of commercial land in Maffra, it may be appropriate for some of
the land on the south side of Queen Street, between Thomson and Foster Street, to be rezoned to
Residential. If rezoned to Residential this land is encouraged to be used for medium density housing (units,
towns houses etc).

NOTE 2.
* All new uses and developments, as well as additions to existing uses and developments, must provide an
appropriate area for the landscaping of the site, and plant and maintain trees and shrubs within such areas.

* All new developments, as well as extensions to existing developments, must be designed to positively
contribute to the aesthetic (landscaping, building forms) value of the town, particularly where such
development sites are highly visible from the Sale-Maffra and Stratford-Maffra Roads.

* New uses and developments within the Westem Industrial Zone, shall minimise their impact on the operations
of the nearby milk processing facilities through the incorporation of dust suppression techniques and
appropriate management of aclivities on and near the facilities.

* Future use and development of the axisting PTC land must be designed to present an attractive and
complimentary entrance to the town. New buildings should be well sat back from the Sale-Maffra Road and
such sethack areas suitably landscaped.

NOTE 3.

* When appropriate and subject to the relocation of the sale yards, land east of Knight & Glassford Street, north
of Stratford Maffra Road should be rezoned to Residential. Additional drainage discharge generated may
however requira the construction of a retardation basin near the southem end of Parkinson Street.

NOTE 4.
* Existing Low Density Residential and Rural Living Land is adequate to meet with anticipated 10 - 15 year
demand. No further Low Density Residential and Rural Living Land should be rezoned or subdivided for such

purposes unless the supply of such land is exhausted relative to consistent strong demand. Low Density
Residential and Rural Living Land closest to Maffra, should be developed ahead of land on the fringes of the
Residential zone.

NOTE 5.

* The Rural Living Opportunities area (lots 4 hectares and above) south of Sandy Creek Road and McAlister
Streat (not constructed) identified for long term residential development by green armows, is to be protectad
for possible long term future use for Residential purposes. Any further subdivision in the area which might
prejudice this possibility is strongly discouraged.

* Due to drainaga and septic issues, land identified for Rural Living Cpportunities (lots 4 hectares and abova)
abutting Maffra Newry Road to the east and west is strongly encouraged to consist of allotments no
smaller than 4 hectares.

NOTE 6.
* A drainage scheme is required (especially in future housing areas) to address local drainage flooding and to
allow further development.

NOTE 7.
* Future use and developments of these sites, shall accord with the recommendations of the Land Use and
Island Reserve Development Strategy (1995).
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WELLINGTON PLANNING SCHEME
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