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1. OPENING PRAYER 

 Our Father in Heaven, hallowed be your Name, your kingdom come, your 
will be done on earth as in Heaven.  Give us today our daily bread.  Forgive 
us our sins as we forgive those who sin against us.  Save us from the time 
of trial and deliver us from evil.  For the kingdom, the power, and the glory 
are yours now and forever. 

AMEN 
 

2. ACKNOWLEDGEMENT OF THE TRADITIONAL OWNERS OF THE 
LAND 

We respectfully acknowledge that we are meeting here today on the 
traditional land of the Braiakaulung people of the Gunnai/Ku rnai Clan and 
pay our respect to their past and present elders. 

 

3. APOLOGIES AND LEAVE OF ABSENCE 

4.  DECLARATION OF CONFLICT OF INTEREST 

Direct and indirect interests - Section 77A(1) Local Government Act 
1989 
 
A relevant person has a conflict of interest in respect of a matter if the 
relevant person has a direct interest or indirect interest in the matter. 
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GOVERNANCE
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5. GOVERNANCE 

5.1 SUBMISSIONS RECEIVED FROM COMMUNITY CONSULTATION 
FOR THE TRARALGON GROWTH AREAS REVIEW (TGAR) 
PROJECT 

General Manager  Governance  
         

For Decision  

 

PURPOSE 
The purpose of this report is to present to Council written submissions 
received from stakeholders as part of community consultation for the 
Traralgon Growth Areas Review (TGAR) project and to provide an update 
on the amended project timelines. 

DECLARATION OF INTEREST 

No officer declared an interest under the Local Government Act 1989 in 
the preparation of this report. 

STRATEGIC FRAMEWORK 
This report is consistent with Latrobe 2026: The Community Vision for 
Latrobe Valley and the Latrobe City Council Plan 2012-2016. 
 
Latrobe 2026: The Community Vision for Latrobe Valley 
 
Strategic Objectives - Built Environment (City Planning) 
 
In 2026, Latrobe Valley benefits from a well planned built environment that 
is complementary to its surroundings, and which provides for a connected 
and inclusive community. 
 
Strategic Objectives – Economy 
 
In 2026, Latrobe Valley has a strong and diverse economy built on 
innovation and sustainable enterprise. The vibrant business centre of 
Gippsland contributes to the regional and broader communities, whilst 
providing opportunities and prosperity for our local community. 
 
Strategic Objectives – Governance 
 
In 2026, Latrobe Valley has a reputation for conscientious leadership and 
governance, strengthened by an informed and engaged community, 
committed to enriching local decision making. 
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Latrobe City Council Plan 2012 - 2016 
 
Shaping Our Future 
 
Attract, retain, support  
Enhancing opportunity, learning and lifestyles 
 
Strategic Direction – Built Environment 
 
Utilise place management principles in planning, developing and 
promoting localities within the Latrobe City. 
 
Promote and support high quality urban design within the built 
environment. 
 
Support and advocate for integrated transport solutions that improve 
accessibility to and within Latrobe City. 
 
Ensure proposed developments enhance the liveability of Latrobe City, 
and provide for a more sustainable community. 
 
Strategic Direction – Economy 
 
Promote and support the development of existing and new infrastructure 
to enhance the social and economic well-being of the municipality. 
 
Service Provision – Built Environment (City Planning) 
 
Provide Statutory and Strategic Planning advice and services in 
accordance with the Latrobe Planning Scheme and Planning and 
Environment Act. 
 
Major Initiatives - Built Environment  
 
Finalise the Traralgon Growth Areas Review including the Traralgon West 
Corridor Precinct Structure Plan to identify long term growth and 
development opportunities. 
 
Legislation 
 
Planning and Environment Act 1987 
Local Government Act 1989 
Transport Integration Act 2010 
 
Policy – Traralgon West Infrastructure Development Policy 11 POL-4 
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BACKGROUND 
 

The Traralgon Growth Areas Review (TGAR) is intended to provide a 
growth strategy that identifies areas for future urban development (i.e. 
housing, retail, commercial and industrial) around Traralgon, Traralgon-
Morwell Corridor, Glengarry and Tyers up to the year 2051. 
 
The project is in response to the previous State Government’s decision to 
adopt W1C (northernmost alignment) and E2D (eastern alignment) as the 
preferred alignment for the future Princes Highway – Traralgon Bypass. 
This decision has removed approximately 500 hectares from a future 
urban growth corridor that was planned by the Latrobe City Council to 
accommodate Traralgon’s urban growth into the future. 
 
The TGAR has been jointly funded by the Department of Planning and 
Community Development (DPCD) and Regional Development Victoria 
(RDV). 
 
The draft TGAR Background Report, draft TGAR Framework Plan and 
draft Traralgon West Structure Plan reports were presented to Council for 
consideration at its Ordinary Council Meeting of 2 April 2012. At the 
Meeting Council resolved: 
 

1. That Council endorses the draft TGAR Background Report, 
draft TGAR Framework Plan and draft Traralgon West Structure 
Plan for community consultation for a period of 8 weeks from 9 
April 2012 until 31 May 2012. 

2. That a further report be presented to Council following the 
community consultation process. 

 
The TGAR project was placed on public exhibition in accordance with Item 
1 of the above resolution.  
 
The community consultations for the TGAR project have been extended 
several times in accordance with Council subsequent resolutions and the 
consultation period subsequently finished on 16 November 2012. These 
resolutions are outlined below. 
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4 June 2012 Council Meeting 
1. That the CEO arranges a meeting between Australia Paper, EPA, relevant 

Council Officers and/or consultant and all landowners affected by the 
buffer as stated in the TGAR (Traralgon Growth Areas Review). 

2. That the timeline for submissions to the TGAR be extended until two 
weeks after the date of the meeting. 

3. That all affected landowners be sent a written notice inviting them to the 
meeting, at least 10 days prior to the meeting and in addition an ad be 
placed in the Council’s Noticeboard in The Express. 

4. That all Councillors be invited to this meeting. 
 
As a result of the Council resolution, the consultation period of the draft 
TGAR reports was extended until 27 August 2012. 
 
20 August 2012 Council Meeting 
That Council extends the submission deadline for the Traralgon Growth 
Areas Review from 27 August 2012 to 28 September 2012. 
 
As a result of the Council resolution, the community consultation of the 
draft TGAR reports was extended from 27 August 2012 to 28 September 
2012. 
 
17 September 2012 Council Meeting 

1. That Council supports the extension of the time period allowing for 
submissions on the draft TGAR to 16 November 2012. 

2. That the extension be advertised in the Council Noticeboard and a public 
notice in the Latrobe Valley Express. 
 
As a result of the Council resolution, the community consultation of the 
draft TGAR reports was extended from 28 September 2012 to 16 
November 2012. 
 
This report specifically relates to Item 2 of the 2 April 2012 resolution to 
present to Council a summary of written submissions received from 
stakeholders as part of the community consultation process for the TGAR 
project. 
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ISSUES 
 

Community Consultation 
 

The draft TGAR Background Report, draft TGAR Framework Plan and 
draft Traralgon West Structure Plan were placed on public exhibition for a 
period of 32 weeks from 9 April 2012 until 16 November 2012. During the 
community consultation period, Council officers and project consultants 
met with over 250 people via four targeted workshops and over 50 one-on-
one meetings at the Traralgon RSL from 1 May 2012 until 3 May 2012.  
 
In addition, affected landowners were invited to attend Latrobe City 
Council facilitated information sessions between 7 August 2012 and 9 
August 2012 to receive further information regarding the proposed 
Australian Paper (AP) buffer that forms part of the exhibited TGAR 
package.  Council officers have met with stakeholders for one-on-one 
discussions at Latrobe City Council offices during the community 
consultation period. 
   
Submissions received 

 
A total of 69 written submissions were received in response to the public 
exhibition of the draft TGAR reports (see Attachment 1). The key themes 
emerged from the submissions are summarised as follows: 

 
 Support for the development of a train station at the Traralgon - 

Morwell Corridor 
 Support for the future rezoning and subdivision opportunity for 

landholders 
 Questions surrounding the staging and timing of future 

development 
 The need for food security to be identified as a constraint for 

urban development. Gippsland region has been identified as 
an important area for food production into the future under the 
predicted climate change modelling  

 The identification of constraints that may affect future urban 
development 

 The perceived devaluation of property values due to proposed 
AP odour buffer 

 The proposed application of AP odour buffer in the Traralgon 
West area 

 Concerns regarding the development of a new bulky goods 
store and medium density development at Hollydale 

 The need for greater emphasis on biodiversity issues and 
bushfire risk issues in identifying areas for future urban 
development 

 Concerns regarding residential development surrounding the 
golf course 
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 Concerns regarding the location of proposed public 
infrastructure on privately owned land  

 The increase of rates for land rezoned to residential zone in 
recent ministerial rezonings (although it is noted that this issue 
goes beyond the scope of the study) 

 
A detailed planning assessment of all of the written submissions and any 
necessary changes proposed to the draft TGAR documents will form part 
of a future Council report in 2013. 
 
A summary of written submissions is provided at Table 1. 

 
Table 1: Summary of submissions 

No. Submitter Summary of Feedback 
1 West Gippsland 

Catchment 
Management 
Authority (WGCMA) 

 Supports the draft TGAR reports which provide 
opportunity for floodplain, waterway and stormwater 
planning across the growth areas 

 Supports the Land Subject to Inundation Overlay 
and Floodway Overlay for Latrobe River, Traralgon 
Creek and Waterhole Creek 

 Provides further detail on designated waterways 
within the TGAR study area 

 Highlights the need for new stormwater 
infrastructure in response to future urban 
development 

2 Gippsland Water  Supports the draft TGAR reports, in particular 
growth to the south of Latrobe River 

 Suggests significant infrastructure upgrades may be 
required to service Glengarry beyond the small 
town structure plan 

 To service all of the land identified as potential 
residential and industrial in Traralgon will require 
significant augmentation to both the existing water 
and sewerage infrastructure and development 
based infrastructure (Gippsland Water currently 
does not have a way forward on how to service 
additional land and reduce impact on critical assets) 

 Large wastewater and water asset reserves will be 
required to allow transfer of water and sewerage. 
Additional information will be required by Gippsland 
Water when the impacts of the additional land on 
existing assets and systems are established 

 The land east of Traralgon identified for rezoning 
has the Regional Outfall Sewer (ROS) traversing 
through it. The ROS will require the easement to be 
converted to a Gippsland Water reserve at the 
timing of the subdivision 

 Additional monitoring and modelling of the Maryvale 
Emergency Storage and Traralgon Emergency 
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No. Submitter Summary of Feedback 
Storage is required in the future and may result in 
an increase in the odour buffer 

3 Department of 
Planning and 
Community 
Development 
 

 Supports the draft TGAR reports in part, however, 
some concerns for consideration have been raised 

 Suggests residential land should be developed in a 
logical, sequential manner, with regard to provision 
of services and infrastructure and a good diversity 
of housing to meet existing and changing household 
needs 

 Concerns with the growth prospects of the longer 
term development sites to the east and west of 
Traralgon due to constraints and isolation from 
existing residential development. Further 
investigation of these land parcels may be 
premature before the Gippsland Integrated Land 
Use Plan is complete 

 Land identified for future residential development 
and consolidation in the Traralgon West Structure 
Plan is highly constrained by the Airport Environs 
Overlay, DDO7, DDO8 and AP buffer. Careful 
consideration needs to be given with regards to the 
appropriate location of land uses within the 
structure plan 

 Concerns that the development of a Neighbourhood 
Activity Centre around Latrobe Regional Hospital 
may lead to out of centre development and 
consideration needs to be given to the potential 
implications of high densities of residential 
development, service facilities and shops within the 
area 

 Supports the consolidation of bulky goods 
development to the east of Traralgon and Morwell 
on recently rezoned land 

 Amendment C26 has been approved by the 
Department in regards to Latrobe Regional Airport 
DDO7 and DDO8. References to these DDOs in the 
TGAR documents will need to be amended once 
gazetted 

 References to the proposed removal of SUZ5 
should be updated in the TGAR documents to 
reflect the outcomes of the SUZ5 Land Use Project 

 References to proposed Amendment C9 (Flood 
Controls) should be updated in the TGAR 
documents to reflect the current status of these 
controls within the Latrobe Planning Scheme 
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4 Department of 

Sustainability and 
Environment 

Supports the draft TGAR reports in part, however, 
some concerns have been raised for further 
investigation. 
Traralgon Background Report: 
 Does not describe the significant biodiversity assets 

at Latrobe Regional Airport within the conservation 
zone of the site which Council has an obligation to 
manage 

 Community sentiment regarding the value of the 
natural environment is not well reflected in 
discussions identifying existing environmental 
assets 

 The report only describes mapped native vegetation 
and a simplified overview of existing native 
vegetation. Concerns raised regarding the 
limitations of using EVC mapping solely 

 In regards to Clause 12.01 Biodiversity, the report 
should identify and discuss opportunities and 
constraints for existing biodiversity values including 
waterways, wetlands and terrestrial biodiversity, not 
just native vegetation 

Traralgon Growth Area Framework: 
 It needs to be clear how key environmental 

objectives have been considered in development of 
the framework 

 Bushfire prone areas, development of land near 
existing plantations or area of native vegetation and 
existing biodiversity values need to be considered 
and included in the report 

 Consideration is required in regards to biodiversity 
values within the Princes Highway road reserve and 
railway corridor to the east and west of Traralgon 
including potential constraints such as the presence 
of threatened species and communities 

Traralgon West Structure Plan: 
 Potential biodiversity impacts and values need to be 

considered in the Old Melbourne Road 
development for cycle paths and pedestrian 
pathways 

 Potential future residential development in the 
southern section of Latrobe Regional Airport must 
consider existing biodiversity constraints 

General comments: 
 None of the reports identify or discuss the presence 

of areas reserved as ‘net gain’ offset sites, sites of 
biological significance, significant habitat values or 
bushland reserves 

 The need to identify areas in the landscape that 
have significant biodiversity values, constraints and 
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opportunities is recommended before finalising the 
report 

 A list of rare and threatened species and floristic 
community throughout the study area from the DSE 
database is provided in the submission. Council 
should consider the implications of the impact of 
these flora and fauna within the study area 

 Bushfire Management Overlay (BMO) drafts will be 
provided to Council and should be considered in 
TGAR 

5 EPA Victoria  Supports the draft TGAR reports, in particular the 
buffer around the AP mill and preventing further 
intensification of residential development within the 
buffer. EPA is currently in discussions with Council 
and Australian Paper to clearly establish the buffer 
boundary 

 Opposes the possible residential area south of the 
Sibelco site due to unreasonably high noise 
emissions from the site, posing significant amenity 
issues on residents and substantial costs to industry 
to reduce noise 

 Supports that the Gippsland Water storage lagoon 
at Old Melbourne Road, Traralgon is a constraint to 
residential development or intensification due to 
odour complaints and that residential areas within 
proximity are not advisable 

 EPA has no objection to Council endorsement of 
the Traralgon Growth Area Framework Plan and the 
Traralgon West Structure Plan 

6 Department of 
Primary Industries 

 Supports the draft TGAR reports, in particular land 
use and planning activity on the growth of Traralgon 
as outlined in TGAR  

 Notes that the planning for growth in Traralgon is 
consistent with the proposed Traralgon Bypass and 
coal development 
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7 VicRoads  VicRoads has no objection to the principles 

contained in this review 
 The creation of a Boulevard in the CBD of Traralgon 

must be carefully considered in respect to the timing 
of implementation, in particular with respect to the 
Traralgon Bypass. In general, access along the 
arterial network should not be compromised 

 Consolidating growth to specific locations and the 
creation of infrastructure to accommodate the 
growth (i.e. development contribution schemes) 
should be developed to ensure orderly development

 Consideration should be given to ensure that infill 
locations are identified and developed prior to 
sprawl occurring 

 Ensure that any road Network Operating Plan is 
incorporated into the review (ie. VicRoads 
SmartRoads).  

 Limiting access to the Princes Highway to maintain 
the safety and amenity of the arterial network 

8 Ms R Waldrip  Supports the recommendations of the draft TGAR 
reports, particularly the residential component to the 
east 

9 Mr P Walkley  Supports the recommendations of the draft TGAR 
reports, particularly the residential component in 
Glengarry 

10 Mr A Schoer  Supports the draft TGAR reports 
 Supports the rezoning of their properties in the 

south east of Traralgon that have recently occurred  
 Expresses the desire to see a Development Plan 

prepared as soon as possible for the area which 
has now been rezoned 

 Expresses the desire to develop their land at 
Tristania Drive and Melrossa Road, Traralgon 
especially with the proposal for a school in the area 

 Questions the rates implications for land rezoned in 
recent ministerial rezonings through Amendments 
C47, C56 and C58 

11 Mr D & Mrs P Schoer  Supports the recommendations of the draft TGAR 
reports particularly the residential component  

 Expresses the desire to see urban residential 
development occur on their land at Tristania Drive 
and Melrossa Road, Traralgon 

 Questions the rates implications for land rezoned in 
recent ministerial rezonings through Amendments 
C47, C56 and C58 
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12 Mr M & Mrs V 

Lipman  
 Supports the recommendations of the draft TGAR 

reports particularly the residential component in 
Melrossa Road, Traralgon 

 Suggests that the Ellavale Estate in Traralgon 
should continue to Melaleuca Way, Traralgon 

13 NBA Group on behalf 
of Marshall Road 
Developments Pty 
Ltd 

 Supports the recommendations of the draft TGAR 
reports particularly the residential component in 
particular in the north and east of Marshalls Road, 
Traralgon 

 Provides support for a commercial facility to be 
provided in the north of Traralgon 

 The following detailed reports have been attached 
to the submission: 

        - Preliminary Infrastructure Services Advice 
        - Flora and Fauna Due Diligence Assessment 
        - Hydrology Due Diligence Investigation 
        - Transport Impact Assessment 

14 NBA Group on behalf 
of Quartile 
Investments P/L 

 Supports the draft TGAR reports 
 Supports the land at Dunbar Road, Traralgon (Area 

11) being rezoned as a future greenfields 
residential, however, requests that this be 
considered sooner rather than ‘long term’ in 
particular if the nearby industrial uses are relocated 
sooner than expected and considering the 
immediate development potential of the site 

15 NBA Group on behalf 
of Yorksville P/L 
 

 Supports the recommendations of the draft TGAR 
reports particularly the Low Density Residential and 
Rural Living development potential identified in 
Tyers  

16 Ms L Sutton  Supports the recommendations of the draft TGAR 
reports particularly the residential component in 
‘Area 4’ Dranes Road and Rocla Road, Traralgon 

17 Mr M Sutton  Supports the recommendations of the draft TGAR 
reports particularly the residential component in the 
south east of Traralgon 

18 Mr W Gilmour  Supports the recommendations of the draft TGAR 
reports particularly the residential component for 
land fronting Stammers Road and Dranes Road, 
Traralgon 

 Supports the timing for residential land to be 
released as stated in the draft TGAR reports, 
however, would like further input 

 Supports the progressive relocation of industrial 
land in the east of Traralgon to a suitable identified 
new industrial area 

 Supports the reduction of the width of the Design 
and Development Overlay over the gas pipeline 
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19 Mr G Schoer  Supports the draft TGAR reports 

 Supports the rezoning of their properties in the 
south east of Traralgon that have recently occurred  

 Expresses the desire to see a Development Plan 
prepared as soon as possible for the area which 
has now been rezoned 

 Expresses the desire to develop their land at 
Tristania Drive and Melrossa Road, Traralgon 
especially with the proposal for a school in the area 

 Questions the rates implications for land rezoned in 
recent ministerial rezonings through Amendments 
C47, C56 and C58 

20 Ms S Shanahan  Supports the draft TGAR reports 
 Supports the rezoning of their properties in the 

south east of Traralgon that have recently occurred  
 Expresses the desire to see a Development Plan 

prepared as soon as possible for the area which 
has now been rezoned  

 Expresses the desire to develop their land at 
Tristania Drive and Melrossa Road, Traralgon 
especially with the proposal for a school in the area 

 Questions the rates implications for land rezoned in 
recent ministerial rezonings through Amendments 
C47, C56 and C58 

21 Mr E McCrohan  Supports the draft TGAR reports 
 Supports rezoning of land around the Latrobe 

Regional Hospital precinct in the Traralgon – 
Morwell Corridor 

22 Argyle Enterprise P/L  Supports the draft TGAR reports strategy for 
medium/long term residential growth for Traralgon 
and surrounds 

 Highlights the need for food security to be identified 
as a constraint for urban development 

 Highlights certain areas within Traralgon as an 
important area for food production into the future 
under the predicted climate change modelling  

 Questions why an area in the plan south of 
Traralgon has been designated for Community and 
Public Space when it is private land 

23 NBA Group on behalf 
of Mid Gippsland 
Development P/L 

 Supports the draft TGAR reports for higher density 
residential development on their land 

 Requests Council to consider further commercial 
activity along the Princes Highway, particularly 
within close proximity to existing service station, 
caravan park and hospital in the Traralgon – 
Morwell Corridor 
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24 Mr K & Mrs J Martin  Supports the draft TGAR reports  

 Supports the planned rezoning of Traralgon West in 
Morwell near the Latrobe Regional Hospital 

25 Beveridge Williams 
P/L on behalf of Mr B 
Nielsen of BFN 
Developments 

 Supports the draft TGAR reports by opposing any 
bulky goods detailing on the Hollydale site given the 
investment to date in existing Business 4 Zone land 
in Traralgon East and Morwell East. 

 Suggests the availability of large amounts of 
existing vacant Business 4 zoned land in Traralgon 
East and Morwell East would be more suitable for 
new bulky goods development 

 Identifies that the development of new bulky goods 
development on the Hollydale site could have 
significant impacts for existing local businesses who 
have sought to develop in line with Council’s 
strategic aims 

26 Beveridge Williams 
on behalf of Mr R 
Diaz 

 Supports the draft TGAR reports 
 Indicates that future development of land near the 

hospital precinct for a medical centre may require 
rezoning 

 Supports the precinct around the hospital for 
employment generating uses and or residential 
uses 

27 NBA Group on behalf 
of Stable Property 
Developments P/L 

 Supports the draft TGAR reports in part 
 Supports the Hollydale site as well suited for future 

residential development 
 Does not support the findings in the current draft 

TGAR report and plans as they relate to this site in 
regard to the Business 4 Zone. Subsequently they 
request that their land be shown for commercial 
development 

 The following detailed reports have been attached 
to the submission to provide support for a 
commercial area being identified on their land:  

        - Preliminary Infrastructure Services Report 
        - Retail Needs Analysis – Traralgon West 
        - Ecological Assessment 
        - Surface Water Management Strategy 

28 Traralgon Pony Club  The submitter does not have a view regarding the 
proposed use of their land at Minniedale Drive, 
Traralgon in the long term. However, they are 
concerned regarding the land use changes 
increasing rates and membership costs 

 They are also willing to discuss with Latrobe City 
Council a possible alternate site for their club on 
public land in the future, should the increase in 
rates make the club no longer viable at the current 
site 
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29 Traralgon West 
Nursery 

 Supports the draft TGAR reports in part, however, 
has raised some concerns 

 Concerns regarding potential impacts of a proposed 
road alignment, cycle link and bus stop in front of 
their property at Airfield Road, Traralgon 

 Supports the provision of a train station and non-
vehicle movement corridor between Traralgon and 
Morwell 

30 Australian Paper  Supports the draft TGAR reports 
 Reiterates a 5km buffer is specified in Clause 52.10 

of the planning scheme as a separation between 
the paper mill and a Residential Zone, Business 5 
Zone or land used for a hospital or an education 
centre. However, it is not feasible to provide a 5km 
buffer as this would include much of the existing 
urban areas of Morwell and Traralgon 

 Suggests that a buffer consistent with the Australian 
Paper modelled 10 odour unit contour would 
provide an acceptable level of protection for both 
industry and residential. However, the buffer should 
be modified to exclude existing developed or 
residentially zoned areas. The buffer could also be 
adjusted to exclude land that is already zoned 
Residential 1 Zone or land identified within the 
urban growth boundary in the existing Traralgon 
Structure Plan that will be developed for residential 
purposes. The buffer should be realigned with a 
road or prominent feature if the adjusted buffer 
divides an allotment 

 Does not support the expansion of lower density 
residential development to the west of Traralgon 

 Does not support the expansion of lower density 
residential development (rural living) south of Tyers 
as this will impact upon Australian Paper’s 
obligation to limit impact on residential amenity 
within the 10 odour unit buffer 

 Opposes development of new sensitive uses 
including residential uses, hospitals and education 
facilities within the proposed amenity buffer in line 
with EPA recommendations. Commercial or 
industrial uses or continued farming and agricultural 
uses would be appropriate within the buffer 

 With advances in emissions control technology the 
buffer may be further refined over time and 
Australia Paper and EPA will update the buffer 
requirement consistent with requirements of their 
licence in the future 
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31 JW Planning 
Services on behalf of 
Mr Walton 

 Objects to the draft TGAR reports 
 Concerns with the available land supply and future 

land supply within the urban growth boundary, and 
suggests the ultimate urban growth boundary is 
insufficient even in a low growth, high density 
housing scenario 

 The Traralgon Bypass divides the subject land at 
Walsh’s Road, Traralgon and dissects it into two 
small rural parcels. The north parcel is incapable of 
practical and sustainable agricultural production 

 The surrounding land use and development 
patterns and proposed location of the Traralgon 
Bypass result in the land being suited for residential 
purposes. The recent notice to acquire part of the 
subject land for a drainage easement to reverse 
problems of overland flow to residential land to the 
north, which was allowed by Council without 
provision of appropriate drainage easements, 
supports the future use of the land for residential 
purposes and restricts the use of the land for 
farming 

 The future use of the land for residential purposes 
will not affect any future plans for the mining of coal 
and does not reasonably inhibit the future of the 
coal resource in the locality 

32 Mr C Vacca & others  Objects to the proposed AP buffer 
 Concerns regarding the process that Australian 

Paper used for determining the adjusted buffer. 
Questions why the plan in the draft TGAR reports 
show a 5km radius 

 Concerns that the proposed AP odour buffer will 
devalue their properties 

 Concerns that there are potential health risks 
associated with the odour from Australian Paper 

 Concerns that the proposed bulky goods store and 
medium density development at Hollydale will affect 
the quality of life in the rural living precinct at Beau 
Vista Drive and Regan Road, Traralgon 
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33 Traralgon Golf Club 

Inc 
 Objects to the draft TGAR reports 
 Objects to any further proposals to increase 

residential development adjacent to the golf course 
 Opposes the strategic development sites at the golf 

course for residential development 
 Concerns that the rezoning of land to the north and 

west boundary of the golf club has not included 
requirements for building setbacks, appropriate 
buffer or screen fencing 

 Concerns regarding the lack of consultation with the 
club on the previous rezoning of land in Alamere 
Drive, Traralgon to allow higher density residential 
development 

34 Beveridge Williams & 
Co P/L on behalf of R 
& F Brownlee  

 Objects to the proposed AP buffer 
 Raises concerns over the application of the AP 

buffer 
 Requests an adjustment of the buffer boundary to 

align with the existing title boundaries of the 
Brownlee property at Alamere Drive, Traralgon.  
Currently the buffer boundary passes through the 
north western corner of the property 

35a 
35b 
35c 
35d 
35e 
35f 

Mr I McGown   Objects to the proposed AP buffer 
 A total of six letters were received during the 

exhibition period by Mr McGown, the following 
points summarise concerns raised in all 
submissions  

 Objects to the Rural Living Zone to the west of 
Traralgon being excluded from expansion and 
subdivision opportunities due to AP discharge and 
odour 

 Questions whether two recent subdivisions in the 
5km buffer have been approved by Council and why 
residents have not been notified if there is a 
potential health hazard by being situated in the 
buffer 

 If an odour buffer needs to be applied, it should not 
be an arbitrary 5km radius in all directions. There is 
no need or justification for an odour buffer 

 Objects to the imposition of an odour buffer 
applying to properties in Hoven Drive, Traralgon 

 Believes the modelling undertaken by GHD to justify 
the odour buffer are unscientific, unreliable and 
impractical 
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36 Mr B & Mrs B Riddle  Objects to the proposed AP buffer 

 Questions why residential development has already 
occurred within the buffer 

 Questions the irregular shape of the buffer and how 
it represents the extent of odour impact 

 Questions how the buffer takes into account the 
prevailing winds 

 Questions the lack of consultation with landowners 
 Suggests the LDRZ area in Traralgon West should 

be retained and not rezoned Rural Living Zone as 
this is not affected by prevailing winds and would 
significantly impact the value of the property 

 Suggests a modified proposed odour buffer which 
would allow one acre lots to be developed 

 Questions whether there will be financial 
compensation if the proposed buffer goes ahead 

 Supports the proposal for Old Melbourne Road and 
Coopers Road reserve to be developed as a key 
green movement 

37 Mr P Kobiela  Objects to the proposed AP buffer 
 Requests a further 90 days for consultation so all 

residents can respond 
38 Ms L Rao  Objects to the proposed AP buffer 

 Mentions that the buffer was proposed in 1990 and 
it has not changed in 22 years despite AP lowering 
their emissions 

 Suggests a gradual buffer zone 
 Concerns regarding the impact of the buffer on 

Traralgon’s economic growth 
39 Mr S Testa  Objects to the proposed AP buffer 

 Has not detected any odour in the 16 years of living 
in the buffer. Suggests Australian Paper should 
continue to develop processes to minimise odours, 
EPA should review AP’s odour management plans, 
and Council should exclude the buffer from TGAR 

40 Mr D & Mrs J 
Silvester 

 Objects to the proposed AP buffer 
 Concerns regarding the application of a buffer from 

the AP site, in particular the impact on land values 
and the justification behind areas to which the buffer 
has been applied 

 Concerns regarding future development potential on 
their land 

 Believes that the odour does not cause any amenity 
issues and they have only ever smelt a slight odour 
on rare occasions 
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41 Mr J & Mrs J Wilkins  Objects to the proposed AP buffer 

 Concerns raised regarding the implementation of 
the buffer 

 Provided information that they have not smelt the 
odour on their land 

 Concerns were raised on the implications of the 
buffer and the possible impact on the value of their 
land  

42 Ms C Smith & Mr N 
Findlay 

 Objects to the proposed AP buffer, however, still 
supports the operation of the AP 

 States that the odour emissions can be smelt from 
their land, but does not have any amenity impacts 

 Concerns regarding the application of a buffer from 
the AP site, in particular the justification behind 
areas to which the buffer has been applied 

 Concerns were raised on the implications of the 
buffer and the possible impact on the value of their 
land 

43 Dr B Panther  Objects to the proposed AP buffer at the eastern 
end of Andrew Street, Morwell 

 States that they have never had issues with odour 
at their property 

 Concerns regarding the application of a buffer from 
the AP site 

 Requests that a copy of the GHD modelling report 
be available for public viewing  

44 Mr G Thomas  Objects to the draft TGAR reports and the 
application of the AP buffer. In particular, indicates 
that it would be more appropriate to include all land 
within the 5km radius and not exclude areas  

 Concerns regarding the potential development loss 
of their land 

 Indicates that they have rarely smelt the buffer at 
their property 

45 Mr D & Mrs J 
Linahan 

 Objects to the proposed AP buffer 
 Concerns regarding the value of their land and loss 

of development potential 
 Concerns regarding the application of a buffer from 

the AP site 
 Indicates that there has been no complaint of odour 

at their property  
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46 Mr P & Mrs J Dal Pra  Objects to the proposed AP buffer 

 Concerns regarding the value of their land and loss 
of development potential 

 States they rarely smell the odour from AP and it 
causes no amenity affects 

 Concerns regarding the application of a buffer from 
the AP site. In particular, believes the buffer needs 
to be adjusted and not favour land holdings 

47 Mr R Marino  Objects to the proposed AP buffer 
 Concerns regarding the loss of development 

potential in Morwell 
 States they rarely smell the odour from AP and it 

causes no amenity effects 
 Concerns regarding the application of a buffer from 

the AP site. In particular, they seek to re-align the 
boundary in Morwell 

48 Mr M Ryan  Objects to the proposed AP buffer 
 Indicates that there is no odour evident at their 

property 
 Concerns regarding the application of a buffer from 

the AP site. In particular suggests a change to re-
align the odour buffer boundary 

49a 
49b 

Mr D D’Angelo and 
others 

 Objects to the proposed AP buffer 
 Concerns regarding the possible impact on the 

value of their land and loss of development potential
 Recommends that the buffer follow the natural road 

boundaries for the proposed buffer being: -Airport 
Road Traralgon – Scrubby Lane Traralgon – 
Cemetery Drive Traralgon – Tyers Road Tyers – 
Yallourn North Road 

 Concerns with inconsistency in applying the 
proposed odour buffer, such as where certain 
residential  areas are situated within the 5km radius 
of the paper mill, but are not affected by the 
proposed odour buffer 

 Concerns regarding neighbouring properties in the 
area being zoned differently, therefore, providing 
opportunities for some and not others 

 Questions Council’s approval of subdivision of 
neighbouring land that is subject to the proposed 
odour buffer 

 Opposes contributing to the sealing of Wilga 
Crescent 

 Recommends Council appoint an independent 
consultant to review the proposed odour buffer 

 Recommends Council individually contact residents 
affected by the buffer via mail on issues such as 
progress of the project 
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50 Mr B & Mrs M Alesi  Objects to the proposed AP buffer 
 Concerns that the proposed odour buffer will 

negatively effect the property value, potential for 
development and potential for sale in the future 

 Concerns with inconsistency in applying the 
proposed odour buffer, such as where certain 
residential areas are situated within the 5km radius 
of the paper mill, but are not affected by the 
proposed odour buffer 

 Questions Council’s approval of subdivision of 
neighbouring land that is subject to the proposed 
odour buffer 

 Recommends that the buffer follow the natural road 
boundaries for the proposed buffer zone being: - 
Valley Drive (excluding the Village Lifestyle and 
Leisure), Airfield Road, Scrubby Lane, Cemetery 
Drive, Tyers Road and Archibold’s and Sawyers 
Lane, Tyers  

 Concerns regarding the rates increase and the 
inability to further subdivide their land 

 Recommends Council appoint an independent 
consultant to review the proposed odour buffer 

51 Mr D & Mrs C Marks  Objects to the proposed AP buffer 
 Recommends that the buffer follow the natural road 

boundaries for the proposed buffer being: - Valley 
Drive (excluding the Village Lifestyle and Leisure), 
Airfield Road, Scrubby Lane, Cemetery Drive, Tyers 
Road and Archibold’s and Sawyers Lane, Tyers  

 Concerns regarding the value of their land and loss 
of development potential 

 Concerns with inconsistency in applying the 
proposed odour buffer, such as where certain 
residential areas are situated within the 5km radius 
of the paper mill, but are not affected by the 
proposed odour buffer 

52 Mr K & Mrs J 
Fleming 

 Objects to the proposed AP buffer 
 Recommends that the buffer follow the natural road 

boundaries for the proposed buffer being: - Valley 
Drive (excluding the Village Lifestyle and Leisure), 
Airfield Road, Scrubby Lane, Cemetery Drive, Tyers 
Road and Archibold’s and Sawyers Lane, Tyers  

 Indicate that they cannot smell the odour at their 
property 

 Concerns regarding the possible impact on the 
value of their land and loss of development potential

 Concerns with inconsistency in applying the 
proposed odour buffer, such as where certain 
residential areas are situated within the 5km radius 
of the paper mill, but are not affected by the 
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proposed odour buffer 
53 Mr B & Mrs L Scott  Objects to the proposed AP buffer 

 Recommends that the buffer follow the natural road 
boundaries for the proposed buffer being: - Valley 
Drive (excluding the Village Lifestyle and Leisure), 
Airfield Road, Scrubby Lane, Cemetery Drive, Tyers 
Road and Archibold’s and Sawyers Lane, Tyers  

 Concerns regarding the value of their land and loss 
of development potential 

 Concerns with inconsistency in applying the 
proposed odour buffer, such as where certain 
residential areas are situated within the 5km radius 
of the paper mill, but are not affected by the 
proposed odour buffer 

54 TGAR Community 
Working Group 

 Objects to the proposed AP buffer 
 The proposed odour buffer will prevent some 

landholders  from subdividing their land within the 
Traralgon West precinct 

 Recommends that the buffer follow the natural road 
boundaries for the proposed buffer being: - Valley 
Drive (excluding the Village Lifestyle and Leisure), 
Airfield Road, Scrubby Lane, Cemetery Drive, Tyers 
Road and Archibold’s and Sawyers Lane, Tyers  

 Concerns regarding the proposed odour buffer will 
negatively affect the property value, potential for 
development and potential for sale in the future 

 Concerns with inconsistency in applying the 
proposed odour buffer, such as where certain 
residential areas are situated within the 5km radius 
of the paper mill, but are not affected by the 
proposed odour buffer 

 Recommends Council appoint an independent 
consultant to review the proposed odour buffer 

 Recommends Council individually contact residents 
affected by the buffer via mail on issues such as 
progress of the project 

55 Mr R & Mrs R Lorenz  Objects to the proposed AP buffer 
 Recommends that the buffer follow the natural road 

boundaries for the proposed buffer being: - Valley 
Drive (excluding the Village Lifestyle and Leisure), 
Airfield Road, Scrubby Lane, Cemetery Drive, Tyers 
Road and Archibold’s and Sawyers Lane, Tyers  

 Concerns regarding the value of their land and loss 
of development potential 

 Concerns with inconsistency in applying the 
proposed odour buffer, such as where a certain 
residential areas are situated within the 5km radius 
of the paper mill, but are not affected by the 
proposed odour buffer 
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56 Mr I & Mrs G Baillie  Objects to the proposed AP buffer 
 Concerns regarding the possible impact on the 

value of their land and loss of development potential
57 Mr K & Mrs L Bartling  Objects to the proposed AP buffer 

 Indicate that they have not smelt odour from AP at 
their property 

 Concerns that the proposed odour buffer will 
prevent future development and subdivision for 
residential purposes 

 Suggests that the proposed odour buffer issue is 
reviewed independently by another party other than 
EPA or AP 

 Suggests that the proposed odour buffer is applied 
to road boundaries 

58 Mr B & Mrs L White  Objects to the proposed AP buffer 
 Suggests one or five acre lots of residential 

development at the Hollydale site 
 Concerns with inconsistency in applying the 

proposed odour buffer, such as where certain 
residential areas are situated within the 5km radius 
of the paper mill, but are not affected by the 
proposed odour buffer 

 Concerns regarding the value of their land and loss 
of development potential 

59 Mr J & Mrs R DiCiero  Objects to the proposed AP buffer 
 Suggests that the proposed odour buffer is applied 

to road boundaries 
 Concerns with inconsistency in applying the 

proposed odour buffer, such as where certain 
residential areas are situated within the 5km radius 
of the paper mill, but are not affected by the 
proposed odour buffer 

60 Mr K & Mrs L Watson  Objects to the proposed AP buffer 
 Recommends that the buffer follow the natural road 

boundaries for the proposed buffer being: - Valley 
Drive (excluding the Village Lifestyle and Leisure), 
Airfield Road, Scrubby Lane, Cemetery Drive, Tyers 
Road and Archibold’s and Sawyers Lane, Tyers  

 Indicates that Council have ignored the EPA 
guidelines since 1990 

61 Reality Christian 
Fellowship 

 Objects to the proposed AP buffer 
 Recommends that the buffer follow the natural road 

boundaries for the proposed buffer being: - Valley 
Drive (excluding the Village Lifestyle and Leisure), 
Airfield Road, Scrubby Lane, Cemetery Drive, Tyers 
Road and Archibold’s and Sawyers Lane, Tyers  

 Concerns that the proposed odour buffer will 
negatively affect their property value, potential for 
development and potential for sale in the future 
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 Concerns with inconsistency in applying the 
proposed odour buffer, such as where certain 
residential areas are situated within the 5km radius 
of the paper mill, but are not affected by the 
proposed odour buffer 

62 Mr K & Mrs J Currie  Objects to the proposed AP buffer 
 Recommends that the buffer follow the natural road 

boundaries for the proposed buffer being: - Valley 
Drive (excluding the Village Lifestyle and Leisure), 
Airfield Road, Scrubby Lane, Cemetery Drive, Tyers 
Road and Archibold’s and Sawyers Lane, Tyers  

 Concerns with inconsistency in applying the 
proposed odour buffer, such as where certain 
residential areas are situated within the 5km radius 
of the paper mill, but are not affected by the 
proposed odour buffer 

63 Ms S Emons 
Urbis on behalf of 
Stable Property 
Group 

 Objects to the draft TGAR reports, in particular that 
Bulky Goods floorspace has not been accounted for 
appropriately 

 Suggests that the Hollydale site would be an 
appropriate area to provide Bulky Goods retail 
space 

 The draft TGAR reports will preclude the 
development of a Master store within the Traralgon 
region 

 The submission provides an analysis of the Bulky 
Goods Floorspace Demand Analysis 

64 Mr D and Mrs B 
Milner 

 Objects to the proposed AP buffer 
 Raises concerns regarding the notification of the 

consultation sessions for the draft TGAR reports 
 Indicates that there has been no odour or complaint 

made regarding odour at their property 
 Concerns with inconsistency in applying the 

proposed odour buffer 
 Concerns over the possible impact on the value of 

their land and loss of development potential 
65 Mr C Vacca  Objects to the proposed AP buffer 

 Supports the TGAR Working Group Submission 
(see 54) 

 Concerns regarding the identification of the 
Hollydale site for medium density development. 
Suggests that landowners need to be compensated 
if the proposed development is to go ahead 

 Concerns that the proposed buffer will impact of the 
‘lifestyle’ that 5 acre blocks provide 
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66 Mr D Colonnelli  Objects to the proposed AP buffer 

 Supports the TGAR Working Group Submission 
(see 54) 

 Concerns regarding the identification of the 
Hollydale site for medium density development. 
Suggests that landowners need to be compensated 
if the proposed development is to go ahead 

 Concerns that the proposed buffer will impact of the 
‘lifestyle’ that 5 acre blocks provide 

67 Mr D Colantuono  Objects to the proposed APM buffer 
 Supports the TGAR Working Group Submission 

(see 54) 
 Concerns regarding the identification of the 

Hollydale site for medium density development. 
Suggests that landowners need to be compensated 
if the proposed development is to go ahead 

 Concerns that the proposed buffer will impact of the 
‘lifestyle’ that 5 acre blocks provide 

68 Mr/s A and L 
Charalambous 

 Objects to the proposed AP buffer 
 Concerns regarding the possible impact on the 

value of their land and loss of development potential
 Concerns regarding the application of a buffer from 

the AP site 
 Suggests that the odour buffer should be re-aligned 

at Scrubby Lane, Traralgon 
Late Submission 

69 Mr S Dunbar  Supports the draft TGAR reports 
 Suggests their land would be suitable for 

development based on accessibility to town, nearby 
existing infrastructure and single land holding 
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Next steps 
 
The following indicative process outlines the proposed next steps for the 
TGAR project. In summary, the next step for the TGAR project following 
this Council report is to commence changes to the draft TGAR reports in 
response to community consultation and the written submissions.  

 
 
 
 
 
 
 
 
 

 

 
 
 
 
 
 
 
 
 
A further Council report will be provided to Council to consider 
submissions and make changes to the draft TGAR documents during 
2013. 
 
 
FINANCIAL, RISK AND RESOURCES IMPLICATIONS 

 
Risk has been considered as part of this report and it is considered to be 
consistent with the Risk Management Plan 2011-2014.  
 
The risks to Council relevant to this report are the shortage of land 
available to support long term growth of the municipality and the delay in 
finalising the project. 

 
The TGAR project addresses the risk to Council by identifying areas for 
future urban development (housing, retail, commercial, industrial and 
employment) around Traralgon, Traralgon-Morwell Corridor, Glengarry, 
and Tyers. 
 
Costs to date associated with the TGAR project have been 
accommodated within current resource allocations for 2012/2013.   

Council Report to consider 
written submissions and to 

adopt final draft TGAR 
documents 

Community exhibition of 
Planning Scheme 

Amendment (statutory 
requirement) 

Planning Scheme 
Amendment to implement 
adopted TGAR documents 

Detailed assessment of 
submissions and review 
draft TGAR documents 
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Additional activities associated with the community consultation process 
are likely to require variations to the contract in order to complete the 
project – this will be largely dependent upon consideration of submissions 
and any necessary changes to the document.   
 
At this time it is estimated that an additional $20,000 (approximately) will 
be required to be contributed for project completion.  It is intended that 
these additional funds (if required) will be derived from reprioritising 
expenditure within the City Planning budget for 2012/2013.   
 
INTERNAL/EXTERNAL CONSULTATION 
 

Engagement Method Used: 
 
In accordance with the endorsed communication plan and indicative 
timeline for TGAR project, the draft TGAR reports were available for eight 
weeks of community consultation from 9 April 2012 until 31 May 2012.  
 
As part of the community consultation process Council officers have 
posted approximately 950 letters to the following groups: 

 
 Landowners that will be directly affected by the proposed 

recommendations of the draft TGAR reports 
 Statutory agencies, referral authorities, Council officers 
 Private land surveyors, development consultants, builders, and 

major employers 
 

To further promote the community consultation process for the TGAR 
project, two public notices were published in the Latrobe Valley Express in 
April 2012. 
 
Council officers and project consultants conducted four workshops and 
numerous one-on-one meetings with stakeholders from 1 May 2012 until 3 
May 2012.  
 
In addition, information and draft reports associated with the TGAR project 
are available for public viewing on Latrobe City Council’s corporate 
website and at the Traralgon Service Centre, Glengarry General Store and 
Tyers General Store. 
 
At the Ordinary Council Meeting on 4 June 2012, Council resolved to 
further engage with stakeholders that may be impacted by the Australian 
Paper buffer as identified in the draft TGAR reports. 
 
Latrobe City Council in conjunction with Australian Paper and Environment 
Protection Agency conducted three information sessions between 7 
August 2012 and 9 August 2012 to explain the Australian Paper buffer and 
respond to any questions from the community.  
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At the Ordinary Council Meeting of 20 August and 17 September 2012, 
Council resolved to further extend the community consultation period until 
16 November 2012. 
 
Council officers are also responding to enquiries in relation to the TGAR 
project throughout and post the public exhibition of the draft TGAR 
documents. 
 
The recent community consultations for the TGAR project are consistent 
with the endorsed communication plan and Council’s Community 
Engagement Plan 2010-2014. 

OPTIONS 
 

Council has the following options available: 
 

1. Note this report or 
2. Not note this report 

 

 

CONCLUSION 

 
The draft TGAR Reports intend to deliver a growth strategy that will 
identify areas for future urban development (housing, retail, commercial, 
industrial and employment) around Traralgon, Traralgon-Morwell Corridor, 
Glengarry, and Tyers up to the year 2051. 
 
The recent community consultation has enabled the community and 
stakeholders the opportunity to consider and comment on the proposed 
ideas and recommendations of the draft reports prior to finalising the 
TGAR project. 
 
All submitters have been acknowledged and thanked in writing for 
providing comments to the draft TGAR documents. 
 
Council officers will consider all written submissions from stakeholders to 
the draft reports prior to presenting the final TGAR reports for Council’s 
consideration at a future Ordinary Council Meeting in 2013. 

 
 

Attachments 
1. TGAR Submissions
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RECOMMENDATION 
1. That Council hear from the submitters to the Traralgon 

Growth Areas Review. 
2. That Council note this report and the attached written 

submissions. 
3. That Council note that the TGAR reports will be reviewed 

based on submissions received and that the final TGAR 
documents will be presented to Council for consideration 
and adoption during 2013.  
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6.1 
SUBMISSIONS RECEIVED FROM COMMUNITY 

CONSULTATION FOR THE TRARALGON GROWTH 
AREAS REVIEW (TGAR) PROJECT 

1 TGAR Submissions ....................................................................... 35 



ATTACHMENT 
1 

6.1 SUBMISSIONS RECEIVED FROM COMMUNITY CONSULTATION 
FOR THE TRARALGON GROWTH AREAS REVIEW (TGAR) PROJECT - 

TGAR Submissions 
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18 October 2011 

 

 

Chris Wightman 

Manager City Planning 

Latrobe City Council 

PO Box 264 

Morwell 3840 

 

Dear Chris, 

 

Traralgon North Development Plan (Marshalls Road) 

 

I am pleased to provide the attached material as our submission to the above 

process. 

 

The NBA Group Pty Ltd has been engaged by the owners of the land parcel referred 

to as ‘Area 1’ on the draft Development Plan hereby provided for Council’s 

consideration.   

 

As part of that commission we have prepared a Development Plan and associated 

supporting reports to assist Council in completing the process which will ultimately 

enable our clients to lodge a Plan of Subdivision and commence development of 

their land at the soonest possible opportunity. 

 

Initially, we sought advice from Council and the Ministers Office to prepare a 

Development Plan for our clients site (Area 1) independently of the balance of the 

DPO5 area for Traralgon. Based on the overall size of the Traralgon North area and 

the fact that our clients land sits at the eastern end of the new growth corridor (the 

logical starting point) this was our preferred approach to get the development 

underway.  Our preliminary planning confirmed that ‘Area 1’ has the potential to 

yield around 300 residential lots which can be designed and serviced in such a 

manner that would have no negative impacts (and significant servicing provision 

benefits) on the adjoining land parcels within the DPO5 area.  

 

Given that Council was not in favour of this approach the decision was made to 

proceed on the basis that all of the DPO5 area for Traralgon North would be 

addressed in order to be able to act upon the Ministers decision to rezone the land. 

 

To that extent, my clients, in consultation with the other land owners within the 

Traralgon North DPO5 area rezoned by the Minister as part of the C56 Amendment 

process, have taken it upon themselves to address the entire area in order to assist 

Council in completing (and endorsing) the Development Plan triggered by DPO5.  

 



 

 
 

I note that Council has outlined the process to all impacted land owners in its letter 

dated 8 September 2011 and we welcome this process and look forward to playing a 

part in the subsequent stages of the process as outlined in that letter.  I also note 

that we have consistently advised our clients and the other 11 land owners within 

the subject area that it is ultimately Councils responsibility to complete the project 

and that our work would simply feed into that process and be considered on its 

merits by Councils and its consultants.   

 

In that regard, our approach and the approach detailed in Councils letter are 

consistent and it is anticipated that the background material hereby provided will be 

of significant value to that process which is about to commence. 

 

Fundamentally, our client is motivated to commence development of ‘Area 1’ at the 

soonest possible opportunity.  We are committed to working with Council to ensure 

that the Development Plan is endorsed promptly in order to commence the 

subdivision process for ‘Area 1’. 

 

The following points summarise the process we have undertaken to get to this point 

in the Development Plan process; 

 

• January 2011 – NBA Group Pty Ltd commissioned to represent ‘Area 1’ post 

C56 rezoning of the land from FZ to R1Z with DPO5; 

• Commenced preparation of various working draft development plans based 

on high level site analysis of ‘Area 1’; 

• Decision made in April 2011 to address the entire DPO5 area for the 

Traralgon North growth corridor; 

• 31 May 2011 - formally advised Council and the Minister of our approach to 

address the entire Traralgon North growth area (C56) as our attempt to 

expedite the preparation of a Development Plan for the area in order for our 

clients site to be considered for subdivision and for development to 

commence as soon as possible; 

• Various draft ODP’s and Land Budgets prepared for the entire DPO5 area (12 

separate land parcels); 

• Presentation of draft ODP opportunities and indicative Land Budgets to all 

relevant land owners on 22 June 2011; 

• July 2011 – review of working draft ODP to reflect key stakeholder and 

Council feedback on early drafts; 

• July 2011 commission of various third party expert consultant reports to 

inform and guide our working draft plans and verify the site opportunities 

and constraints as identified;  

• September 2011 complete expert reports and final draft ODP based on the 

findings of such reports. 

• October 2011 – ‘hand-over’ of all final draft Plans and reports to Council to 

assist in completion of the Traralgon North Development Plan.  



 

 
 

We hereby provide Council with our final draft versions of all material.   

 

We have ‘working draft’ plans which address the likely requirements for shared 

community infrastructure and we also have various lot configuration plans looking at 

the likely layouts of the area under a variety of density scenarios.  It was decided that 

such detail is best left to Council and its consultants to consider prior to consulting 

with the various stakeholders and ultimately referring and exhibiting your own draft 

documents as part of the formal process required to be undertaken.  Nevertheless, if 

Council can ultimately see the benefit in reviewing our background work we would 

be prepared to make it available upon request, purely on the basis of providing a 

variety of options for consideration.   

 

The design rationale behind our final draft ODP is outlined in significant detail in the 

Infrastructure Services Advice prepared on our behalf by Millar Merrigan 

Consultants.  Where relevant and appropriate the findings and recommendations of 

the following third party consultants have been incorporated into the layout; 

 

• GTA Consultants – Traffic Engineering Analysis; 

• Biosis Consultants – Ecology (flora and fauna) Assessment; 

• Water Technology – Hydrology (drainage, stormwater and WSUD) 

Assessment; 

• Andrew Long and Associates – Cultural Heritage Assessment; 

• Millar Merrigan Consultants – Infrastructure and Servicing Analysis;  

 

It is considered that the material hereby provided to Council represents a 

professional expert analysis of the subject land area and should greatly assist Council 

in completing the Traralgon North Development Plan. 

 

In order to assist Council further in this process I would like to make myself available 

to further brief your in-house team and the successful consultant commissioned to 

complete the project if you feel it will benefit the process.  I have worked in 

conjunction with my team and our various expert sub-consultants on this project 

since January 2011 and feel that over that time I have gained a significant 

appreciation of the opportunities and constraints presented by the site.  Such 

background may be considered valuable in this instance. 

 

I reiterate that as soon as the DP format, where it relates to ‘Area 1’ is agreed to by 

all parties, we intend to prepare and lodge a subdivision application immediately, 

with a view to commencing Stage 1 at the soonest possible opportunity. 

 

 

 

 



 

 
 

On behalf of my clients and the team of sub-consultants who have worked on this 

project up to this point I look forward to working with Council to assist in the 

completion, and endorsement, or the Traralgon North Development Plan at the 

soonest possible opportunity.  

 

 

Yours sincerely, 

 

 

 

 

 

 

Nick Anderson 

Managing Director 
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Executive Summary 
Millar Merrigan have been engaged by NBA Group to provide a Preliminary Infrastructure 
Services Report to facilitate the formation of an appropriate development plan for a site 
of approximately 141.3ha north of Traralgon township and contained within Development 
Plan Overlay Schedule 5 (DPO5) of the Latrobe City Council Planning Scheme. A 
preliminary Outline Development Plan (ODP) has been prepared to guide the preparation 
of this and other background reports. As part of the formulation of this report, a series of 
meetings has been held with a number of major stakeholders and servicing authorities. 
 
This report responds to the various provisions of the Latrobe Planning Scheme relating 
to physical infrastructure and in particular the applicable provisions of DPO5 and Council 
policies relating to environmental sustainability and liveability through best practice urban 
design.  
 
Gippsland Water controls both sewer and water infrastructure in this area. Asset 
information from Gippsland Water suggests that the site can be provided with reticulated 
water. Existing infrastructure is in place to service the site. Gippsland Water has 
determined that the current infrastructure will require significant upgrade to supply the 
proposed development. Sewerage infrastructure will also require substantial upgrade to 
supply the proposed development. A sewer pump station will be required to replace the 
Marshalls Road Sewer Pump Station that currently services land to the south. EPA buffer 
zones will be required around this and around Gippsland Waters Traralgon Emergency 
Storage to the west. 
 
The relevant electricity authority for the site is SP-AusNet. There are no anticipated 
issues with regard to network capacity. APA Group may be able to supply this estate with 
natural gas. Initial feasibility enquiries are being conducted to determine availability of 
supply.  
 
Telecommunications is currently transitioning from copper wire to broadband technology. 
As part of the federal government’s National Broadband Network initiative, Fibre to the 
Premises (FTTP) may be made available. NBN Co. is responsible for the delivery of 
broadband infrastructure which will be subject to commercial agreements between 
Telstra/NBN Co. and the developer.  
 
Site stormwater works will require liaison with both West Gippsland Catchment 
Management Authority and Latrobe City Council. It is proposed to provide an integrated, 
hydraulic, water quality and landscape solution that provides an attractive element within 
the streetscape and reserves to achieve best practice. A due diligence Hydrology 
Investigation has been completed by Water Technology (August 2011). 
 
GTA Consultans has completed a Traffic Impact Assessment (September 2011) that 
examines external traffic flow, internal traffic movements and proposed intersection 
works onto abutting roads. 
 
Biosis have prepared a Flora and Fauna Due Diligence assessment (28 July 2011). The 
assessment notes that more detailed reports will be needed at the development stage 
however it is clear that there are no flora and fauna issues that would require an 
amendment to the preliminary ODP. 
 
The site represents a viable development that can be readily serviced by the upgrade 
and extension of existing infrastructure. A logical sequence of works is required in order 
to provide for timely and cost effective infrastructure upgrades.   
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1 Introduction and Background 

Millar Merrigan have been engaged by NBA Group to provide a Preliminary Infrastructure 
Services Report for the area contained within DPO5 of the Latrobe City Council Planning 
Scheme at Traralgon North. In order to inform this and other background reports, Millar 
Merrigan worked in conjunction with the NBA Group to prepare a preliminary Outline 
Development Plan (ODP). DPO5 contains a number of titles and landowners, to assist in 
the description and identification of land parcels a plan was prepared (Figure 1) that 
divided the land into 12 parcels the details of which are summarised below. 
 
Property 
No. 

Owner Titles Approx. 
Size (ha) 

1  
 

Lot 1 TP4260  
Lot 1 TP4265 

28.2 

2  Lot 1 TP4167D 12.2 
3 

 
Lot 1 PS323156R 
Lot 2 PS323156R 

16.0 

4  Lot 2 PS329021J 14.5 
5  Lot 1 PS329021J 6.9 
6  CA 26F Parish of Traralgon 2.8 
7  CA 26E Parish of Traralgon 8.9 
8  

 
CA 26D Parish of Traralgon 
CA 26C Parish of Traralgon 

18.5 

9  Lot 2 LP137492 2.1 
10  Lot 3 LP137492 2.1 
11  Lot 4 LP137492 2.1 
12  Lot 1 PS552002D 24.3 

 
The site has a total area of approximately 141.3ha. The ODP for the area was prepared 
and refined following consultation with landowners and Council officers and is shown in 
Figure 2.  
 
Following consultation, the owners of property 12 decided not to be included with the 
balance of the site in reviewing the preliminary ODP. To a degree this makes sense 
given property 12 is relatively isolated from the balance land. Nevertheless, there is a 
degree of co-ordination, particularly for road and transport infrastructure that requires 
consideration. As such this, and other background reports, have focussed on the future 
development of parcels 1 to 11 whilst touching on the future development of parcel 12 
where appropriate.  
 
It is noted that Latrobe Council have written to landowners flagging their intent to prepare 
a Development Plan and Development Contributions Plan for Traralgon North.  
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Figure 1: Ownership Plan 
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Figure 2: Preliminary Outline Development Plan 
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A summary of the key issues and concepts forming the basis of the ODP follows: 
 

Residential Development 
The proposal adopts a grid pattern where possible which provides the potential 
for the widest possible range and variety of residential lot sizes.  The predominant 
north/south and east/west orientation provides for regular shaped lots and solar 
orientation considerations, with the size of lots and density to be determined by 
the respective owner and the Council. 
 
The road pattern is designed to provide for connectivity and internal traffic safety.  
Each of the lots are within walking and cycling distance of the neighbourhood 
reserves, and will be capable of providing appropriate links to sporting, 
educational and community facilities. 
 
Individual Development 
The Outline Development Plan provides for the individual development of the 
existing ownerships.  The shape and size of the western parcels would benefit 
from consideration of joint development arrangements. 
 
An agreement between the owners, based on equity considerations, will be 
required with regard to the provision and development of the proposed reserves.  
The joint approach will result in obvious overall benefits. 
 
Land Budget 
A Land Budget has been prepared for each of the properties and is as indicated.  
The Land Budget indicates the Site Area, Net Developable Area, Land Uses and 
Standard Residential Lot/Yield (options). 
 
Traffic Considerations 
The proposal precludes residential abuttal to both major connector roads, 
Traralgon-Maffra and Marshalls Roads.  Road connections to the external 
network have been limited, but direct connections with the existing and proposed 
development to the south have been provided, as indicated. 
 
The proposal provides for a logical number of east/west and north/south 
connector roads, with internal roads being indicated to provide for well shaped, 
and economically constructed, future residential allotments. Roundabouts, or 
traffic calming measures, have been introduced to provide safety measures and 
form part of the streetscape beautification. 
 
The use of the combination of the existing external roads, and the proposed 
major internal link roads, would result in all properties being within 200/300 
metres from any future internal bus route.  The design also provides for the 
provision of pedestrian/cyclist access to future community facilities. 
 
Marshalls Road 
The existing development to the south has resulted in the abuttal of the rear of 
lots adjacent to a limited plantation reservation along Marshalls Road.  The 
established theme has been continued with the recognition of the need to 
upgrade the existing situation with substantial landscaping.  The potential exists 
for the retention of the major road linkage, and for provision of pedestrian/cyclist 
paths linking the neighbourhood facilities, within a landscaped reservation. 
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It is intended that development contributions would be required for the upgrading 
of Marshalls Road. 
 
Public Open Space 
Provision has been made for six local neighbourhood reserves, each with an area 
of approximately 1 hectare, which are located so that all future lots will be within 
±300 metres of a neighbourhood facility. 
 
Development contributions could be applied to the development of the 
neighbourhood parks (playground equipment, BBQ areas). The parks also offer 
opportunities for storm water treatment and retardation.  
 
It will be noted that all reserves are predominantly adjacent to proposed or 
existing roads.  
 
Commercial Business Site 
A site has been set aside in accordance with the advice of a prospective 
developer.  It is located on the north west corner of the main Traralgon – Maffra 
and Marshalls Roads.  It is well located to service the local neighbourhood, and 
the abuttal to the major local connector roads will limit commercial traffic 
movements within the residential areas. 
 
Main Sewer Easement 
The easement provides logical pedestrian/cyclist connection internally with the 
southern parcel, and also with the existing residential development to the east 
and west on the south side of Marshalls Road.  It is ideally located in terms of the 
proposed Community Centre and its proximity to the proposed sporting and 
educational facilities. 
 
Retarding Basin 
Requirements for retardation will be subject to detailed studies. The plan shows a 
possible location, outside of the R1Z land to provide maximum flexibility without 
impacting on development potential. 
 
Waterway 
Current mapping indicates a waterway in the NW corner of the site. The presence 
or location of this waterway will require further detailed studies to confirm. 

 
Details on existing road infrastructure are included in Section 5 of this report. Other 
features of the site and surrounds that have an impact on the provision of services for the 
development of the land are shown in Figure 3. There is one internal road, Glendale 
Road which provides access to properties 8, 9 and 10. Part of the site abuts land 
housing Gippsland Water’s Traralgon Emergency Storage sewer assets. Topographically 
speaking the majority of the site falls gradually towards the north. The eastern portion of 
the site rises up and part of this section of the site falls to the west. 
 
It is noted that the information contained within this report is current at the time of writing 
and will need to be reviewed as development occurs and detailed design is undertaken. 
This report has been prepared as an adjunct to the planning process; it forms part of the 
rationale for determining the development plan. 
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Figure 3: Key Infrastructure Services and Constraints  
 
Figure 3 provides a graphical representation of the key infrastructure services and site 
constraints arising from this infrastructure. It is noted that major sewerage infrastructure 
in the form of an outfall sewer and sewer pumping station is located to the south of part 
of the site and through property 12. This forms a major constraint for the development of 
parcel 12. An odour buffer has been indicated around a pumping station and emergency 
storage facility midway along Marshalls Road between Park Lane and Traralgon-Maffra 
Road, it is noted that a reserve has been included within the development area to the 
south to allow for this odour buffer, the same buffer has been replicated on the land to 
the north and as such the buffer distance is indicative only. An odour buffer has also 
been indicated over the western portion of the subject site to the Gippsland Water 
emergency storage facility; this buffer should be considered indicative only. This odour 
buffer overlaps mapping indicating land subject to inundation although it is noted within 
the Water Technology report that the delineation of the land subject to inundation 
boundary is subject to further detailed evaluation. 
 
A major gas and oil pipeline is present to the north of the site and a 100m buffer has 
been provided for both sides of these pipelines, it is noted that these buffer area would 
be well suited to the location of infrastructure and in particular water treatment facilities 
and open space reserves. Preliminary discussions by the NBA Group Pty Ltd with ESSO 
indicate that urban development to within 50m of the actual pipeline easement may be 
supported and non-urban development such as infrastructure and recreational uses may 
be supported up to the easement. 
 
As noted in this report the Marshalls Road pump station is virtually at capacity and will 
need to be replaced in the early stages of development of the DPO5 area that would 
feed into this system. An indicative location for a relocated pump station has been shown 
in Figure 3; it is located adjacent to an existing rising main near the boundary of parcels 
1 and 2. A final location will be subject to detailed design but it is noted that the pump 
station will need to be located at a low point in the catchment, have all weather vehicle 
access, be capable of providing significant odour buffers and be connected to various 
services including electricity.  
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2 Applicable Latrobe City Council Planning Provisions 

Schedule 5 to the Development Plan Overlay requires a development plan to show: 
 
Land Use & Subdivision 

 Street networks that support building frontages with two way surveillance. 
 An accessible and integrated network of walking and cycling routes for safe and 

convenient travel to adjoining communities (including existing and future areas 
included in the DPO), local destinations or points of local interest, activity centres, 
community hubs, open spaces and public transport. 

 The provision of any commercial facilities and the extent to which these can be 
co-located with community and public transport facilities to provide centres with a 
mix of land uses and develop vibrant, active, clustered and more walkable 
neighbourhood destinations.  

 
Infrastructure Services 

 An integrated stormwater management plan that incorporates water sensitive 
urban design techniques which provides for the protection of natural systems, 
integration of stormwater treatment into the landscape, improved water quality, 
and reduction and mitigation of run-off and peak flows, including consideration of 
downstream impacts. 

 The pattern and location of the major arterial road network of the area including 
the location and details of any required: 
- road widening 
- intersections 
- access points 
- pedestrian crossings or safe refuges 
- cycle lanes 
- bus lanes and stops 

 The pattern and location of any internal road system based on a safe and 
practical hierarchy of roads including safe pedestrian and bicycle connections and 
crossing points in accordance with Latrobe City Bicycle Plan 2007-2010, (as 
amended). 

 In consultation with relevant agencies and authorities, provision of public 
transport stops where appropriate within easy walking distance to residential 
dwellings and key destinations. Stops should also be located near active areas 
where possible. 

 
The State Planning Policy Framework provides a context for spatial planning and 
decision making by planning and responsible authorities, and seeks to inform integrated 
decision making including the economic and sustainable development of land. 
 
Provisions particularly relevant to infrastructure include: 
 
Settlement (Clause 11): Planning is to contribute to energy efficiency, prevention of 
pollution to land, water and air, protection of environmentally sensitive areas, and land 
use and transport integration.  
 
Planning for Growth Areas (11.02-2) includes the objective of providing efficient and 
effective infrastructure and the following strategies: 

 Deliver timely and adequate provision of public transport and local and regional 
infrastructure, in line with a preferred sequence of land release. 
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 Create well planned, easy to maintain and safe streets and neighbourhoods that 
reduce opportunities for crime, improve perceptions of safety and increase levels 
of community participation.  

 
Structure Planning (11.02-3) seeks to facilitate the orderly development of urban areas 
and strategies include facilitating logical and efficient provision of infrastructure and use 
of existing infrastructure and services. 
 
Sequencing of Development (11.02-4) seeks to manage the sequence of development in 
growth areas so that services are available from early in the life of new communities, and 
contains the following strategies: 

 Define preferred development sequences in growth areas to better coordinate 
infrastructure planning and funding. 

 Ensure that new land is released in growth areas in a timely fashion to facilitate 
coordinated and cost-efficient provision of local and regional infrastructure. 

 Require new development to make a financial contribution to the provision of 
infrastructure such as community facilities, public transport and roads. 

 Improve the coordination and timing of the installation of services and 
infrastructure in new development areas. 

 Support opportunities to co-locate facilities. 
 Ensure that planning for water supply, sewerage and drainage works receives 

high priority in early planning for new developments. 
 
Significant environments and landscapes (12.04) seeks to protect and conserve 
environmentally sensitive areas. 
 
Floodplains (13.02) outlines the requirements for Floodplain Management. 
 
Water (14.02) deals with the appropriate management of water catchments. 
 
Neighbourhood and Subdivision Design (15.01-3) and Design for Safety (15.01-4) 
emphasises the importance of safe and convenient road networks, particularly for 
pedestrians and cyclists, it also emphasises the importance of improved energy 
efficiency and water conservation as does Sustainable Development (15.02) 
 
 
Transport (Clause 18) outlines measures to ensure an integrated and sustainable 
transport system including taking advantage of all modes of transport and improving 
access to public transport, walking and cycling networks.  
 
Infrastructure (Clause 19) seeks to ensure that physical infrastructure is provided in a 
way that is efficient, equitable, accessible and timely.  
 
Water Supply, Sewerage and Drainage (19.03-2) has the following objective: To plan for 
the provision of water supply, sewerage and drainage services that efficiently and 
effectively meet State and community needs and protect the environment. The following 
strategies are particularly relevant: 

 Provide for sewerage at the time of subdivision, or ensure lots created by the 
subdivision are capable of adequately treating and retaining all domestic 
wastewater within the boundaries of each lot. 

 Plan urban stormwater drainage systems to: 
- Coordinate with adjacent municipalities and take into account the 

catchment context. 
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- Include measures to reduce peak flows and assist screening, filtering and 
treatment of stormwater, to enhance flood protection and minimise 
impacts on water quality in receiving waters. 

- Prevent, where practicable, the intrusion of litter. 
 
Stormwater (19.03-3) seeks to minimise the impact of stormwater in bays and 
catchments. 
 
Telecommunications (19.03-4) seeks to facilitate the orderly development and extension 
of telecommunications infrastructure. 
 
The Municipal Strategic Statement contains a number of policies relating to 
infrastructure provision that reinforce and emphasise a number of State Policies 
including encouragement of environmentally sensitive development and modes of 
transport other than private vehicles. 
 
Environmental Sustainability Overview (21.03-2) outlines Latrobe City Council’s 
overarching policy of ‘Ecological Sustainable Development’ which includes improving the 
ecological integrity of urban areas. 
 
Greenhouse & Climate Change Overview (21.03-4) seeks to limit the impact of 
greenhouse gases and climate change including through the promotion of walking, 
cycling and public transport use.  
 
Water Quality & Quantity (21.03-5) seeks improvement to river health and encourages 
Water Sensitive Urban Design. 
 
Built Environmental Sustainability (21.04) contains the following vision statement:  

Council will consider planning applications and make decisions in accordance with 
the following vision: 
 To promote the responsible and sustainable care of our built environment for the 

use and enjoyment of the people who make up the vibrant community of 
Latrobe Valley. 

 To develop clear directions and strategies through consultation with the 
community ensuring sustainable and balanced development. 

 
The importance of high quality urban design is emphasised in 21.04-5.  
Infrastructure Overview (21.04-6) notes that Council has adopted asset management 
plans (and standards) for a range of infrastructure items including roads, footpaths, 
drains, culverts, signs, trees, streetlights as well as for community services.  
 
Objectives include: 

 Ensure integration of roads, bike paths, footpaths and public transport options. 
 To provide guidelines for developers regarding engineering requirements 

ensuring that minimum design standards are achieved.  
 

Strategies include: 
 Implement Latrobe City Council’s Asset Management Strategy and associated 

guidelines.  
 
Specific Main Town Strategies - Traralgon (21.05-6) references the Traralgon Structure 
Plan and the subject site is shown as future residential areas 11 & 13, see Figure 4 
below. 
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Policies for Residential areas include: 
 Investigate flooding impact upon land designated as having existing or future 

residential opportunities in the structure plan. 
 Where appropriate, mitigate flooding and encourage residential development 

within Areas 1, 11 and 12. 
 Within Area 13 investigate and allow for an appropriate buffer from the Gippsland 

Water emergency storage facility at Marshalls Road.  
 

Policies for Commercial development include establishing a ‘neighbourhood cluster’ 
within Area 11.  
 

 
 
Figure 4: Traralgon Structure Plan 
 
Liveability (21.08) outlines Councils vision to enhance quality of life through the provision 
of integrated services. 
 
Healthy Urban Design Overview (21.08-3) states: 
 
Healthy Urban Design Good Practice Guideline – Meeting Healthy by Design Objectives 
is an initiative of Latrobe City Council which aims to accommodate the community, 
pedestrians and cyclists as a first priority in street, building and open space design. The 
Healthy Urban Design Good Practice Guideline has been developed for guidance in 
designing and developing healthy lifestyles for the community. The Healthy Urban 
Design Good Practice Guideline supports state government initiatives such as 
Melbourne 2030 and it encourages: 

 Walkable neighbourhoods, including safe and attractive pedestrian and cycle 
routes to all key local destinations. 

 Design of legible street networks that are clear and easy to navigate. 
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 Open space that incorporates a range of shade, shelter, seating and signage 
opportunities. 

 Building design that maximises natural surveillance and active street frontages. 
 Maximised public transport options and connections to all key destinations. 
 Community spaces or buildings that incorporate a variety of uses. 
 Avoiding opportunities for concealment and entrapment along paths and in 

community spaces. 
 Minimal fencing and walls, with maximum lighting, windows, doors, articulation to 

facades and use of low walls and transparent fencing. 
 
Issues associated with liveability and residential development include: 

 The main towns of Latrobe City are experiencing growth. As these towns 
continue to grow, new residential development is located further from town 
centres, and therefore access to services and community facilities is reduced. 

 Residents of Latrobe City have a lower average life expectancy due to higher 
incidences of cancer, cardiovascular disease and mental disorders. Council 
therefore recognises the need to influence health outcomes through the built 
environment by encouraging active living and social interaction for residents. 

 
Issues associated with liveability and community centres include: 

 New residential development on the fringe of expanding main towns within 
Latrobe City are at risk of being disconnected from community services and 
facilities without walkable access to local hubs. 

 Street lighting, particularly in laneways, needs to be improved within Latrobe City 
to increase safety and amenity of community areas at night. 

 
Issues associated with liveability and open space and path networks include: 

 Public transport opportunities, walking and cycling paths, and linkages between 
small and main towns in Latrobe City are not always available. 

 Currently Latrobe City lacks appropriate alternatives for walking/cycle paths that 
provide both leisurely and direct routes. Providing paths that allow both 
recreational opportunities and destination based routes would benefit residents 
and visitors by enabling journey choice. 

 
The objectives of this clause include: to provide for walkable neighbourhoods, ensuring 
public transport, shops, public open space and mixed use community centres are close 
to all dwellings.  
 
Residential Subdivision (Clause 56) seeks in part to ensure residential subdivision 
design deals appropriately with access and mobility (56.06), integrated water 
management (56.07) and utilities (56.09). 
 
The Decision Guidelines (65.01) requires consideration of: 

 Factors likely to cause or contribute to land degradation, salinity or reduce water 
quality. 

 Whether the proposed development is designed to maintain or improve the 
quality of stormwater within and exiting the site. 

 The extent and character of native vegetation and the likelihood of its destruction. 
 Whether native vegetation is to be or can be protected, planted or allowed to 

regenerate. 
 The degree of flood, erosion or fire hazard associated with the location of the land 

and the use, development or management of the land so as to minimise any such 
hazard. 
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3 Utilities 

Millar Merrigan has made enquiries of the following service authorities to determine the 
current location and capacity of existing infrastructure assets and the potential for these 
to cater for the development of the site for residential purposes as proposed: 

 Sewerage: Gippsland Water 
 Water: Gippsland Water 
 Electricity:  SP Ausnet 
 Gas:  Envestra/APA Group 
 Telecommunications:  NBN Co. 

  
At the development design phase all utilities will need to be designed in accordance with 
the requirements of the relevant supply authorities shown above.  

3.1 Sewerage 

The relevant service authority for sewer in the area is Gippsland Water. The following 
advice has been provided by Paul Young of Gippsland Water: 
 

Sewerage 
 The land to the south of Marshalls Road can be serviced by the existing 

sewerage system via simple main extensions. 
 The land to the north of Marshalls Road will require one or two major pump 

stations located to the northern extent of this area. 
 
The land to the western extent of this area has the Gippsland Water’s sewerage 
asset ‘Traralgon Emergency Storage’ within it, which will require an odour buffer in 
line with EPA guidelines. No development will be allowed within this odour buffer. 
Gippsland Water will establish the buffer distance with the EPA and provide a 
formal letter in coming months. This will now be via a planning amendment.  
 
The land to the eastern extent of this area has the Gippsland Water’s sewerage 
assets ‘Regional Outfall Sewer Booster Pump Station’ and the ‘Marshalls Road 
Sewer Pump Station’ within it, which will require odour buffers in line with EPA 
Guidelines. No development will be allowed within these odour buffers. Gippsland 
Water will establish the buffer distance with the EPA and provide a formal letter in 
the coming months.  
 
The land north of Marshalls Road would be considered to be out of sequence 
under the ESC guidelines. Therefore the developers would need to contribute to 
the major sewerage pump stations and associated infrastructure and the conditions 
will be confirmed at the time of the planning permit application. 
 
The land to the south of Marshalls Road has the Regional Outfall Sewer traversing 
through it. This is a significant asset that must be protected. When development 
occurs the existing 20 metre easement will need to be converted to a Gippsland 
Water reserve. 

 
Gippsland Water maintained sewerage assets will be reticulated throughout the 
development/subdivision and design will need to accommodate appropriate outfall.  
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3.2 Water 

Preliminary information from Gippsland Water suggests that the site could be provided 
with reticulated water. Existing infrastructure exists servicing the site. Gippsland Water 
has determined that the current infrastructure will require significant upgrade to supply 
the proposed development. The following advice has been provided by Paul Young of 
Gippsland Water: 
 

 Simple water main extensions required throughout development. 
 Upsize existing water mains in Park Lane to 300mm from Princes Highway to 

Marshalls Road.  Gippsland Water will do. 
 New 300mm water main in Marshalls Road from Greenfield Drive to Traralgon-

Maffra Road. Funding in line with ESC guidelines. 
 Upsize existing water mains from Peterkin Street to Park Lane from 225mm to 

300mm. 
 Existing water mains will be upsized/extended at appropriate timeframe.  

 
Gippsland Water maintained water assets will be required to be reticulated throughout 
the development/subdivision. There are no reticulated recycled water sources within this 
area but opportunity exists for rainwater capture and re-use. 

 

3.3 Electricity 

The relevant electricity supplier for the site is SP-AusNet. There are no anticipated 
issues with regard to network capacity. Substations will be required within the 
development as an SP-AusNet maintained asset.  
 
SP-AusNet has existing 66kV/22kV overhead powerlines crossing through the south 
west corner of the site. There are 22kV overhead powerlines crossing through the central 
part of the site on the north side of Marshalls Road. There are a mix of 66kV/22kV lines 
along Park Lane, Marshalls Road and Traralgon Maffra Road bounding the site. 
 
Based on advice from SP-AusNet’s Network Planner – the 22kV lines bounding the site – 
can, at present, support future development based on 4kVA per lot. There are two 22kV 
feeders in the area – TGN 11 which runs along Park Lane and Marshalls Road and TGN 
31 feeder which runs along Traralgon Maffra Road.  
 

3.4 Gas 

APA Group may be able to supply this estate with natural gas. Initial feasibility enquiries 
are being conducted to determine availability of supply. These works could be subject to 
contributions from the developer. Detailed costs can be provided only at the time of 
formal application.  
 
A major gas (and oil) pipeline exists within an easement to the north of the development 
plan area, a 100m buffer has been applied to the pipeline.  

 

3.5 Telecommunications 

Telecommunications is currently transitioning from copper wire to broadband technology. 
Currently Telstra are responsible for any infrastructure upgrades required to bring 
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standard service to the proposed subdivision. Pit and pipe infrastructure will be required 
to be provided by the developer within the subdivision in accordance with the usual 
requirements of Telstra and NBN Co. If deemed viable by Telstra/NBN Co, Fibre to the 
Premises (FTTP) may be required, instead of copper service, as part of the National 
Broadband Network. NBN Co. requirements will be based on whether the proposed 
development is within their current broadband footprint as the development meets the 
size trigger point currently in use. 
 
The technology and services required would be determined closer to the time of 
development commencement, depending on Telstra/NBN Co. deployment of FTTP 
policy and any negotiations based on a commercial agreement.  
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4 Urban Run-off 

From the Hydrology Report (Water Technology, August 2011): 
 

The WGCMA is the referral authority for any drainage issues on site. As there are 
recognised impacts from the Latrobe River and Traralgon Creek (land subject to 
inundation overlays), the WGCMA will need to be consulted during the planning 
process. For any new subdivision the WGCMA and LCC will typically require the 
developer to demonstrate the following:  

- Maintenance of pre-development peak flows;  
- Maintenance of conveyance/storage on site;  
- No negative impacts on flood levels for the upstream and downstream 

properties;  
- Consideration of water quality requirements; and  
- A ‘net gain’ for the waterway through the development.  

 
Additional requirements as a result of the LSIO boundary include:  

- Works or buildings must not affect floodwater flow capacity;  
- Works or buildings must not reduce floodwater storage capacity;  
- Minimum freeboard of 0.3m will be required for lots;  
- Development shall not occur where depth and flow of floodwater will be 

hazardous; and  
- The depth and flow of floodwater affecting access to a property must not be 

hazardous.  
 
Following an analysis of the site and likely development Water Technology divided the 
site into 9 principal sub catchments as shown in Figure 5 below: 
 

 
Figure 5: Reproduced from Water Technology Report 
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The Water Technology report then provides recommendations for dealing with 
stormwater runoff within each of these sub-catchments noting that there is a significant 
degree of flexibility for directing flows to water treatment features given the relatively flat 
topography. A summary of design suggestions for the sub catchments follows and is 
shown in Figure 6. 
 
Sub catchment 1 – A catchment swale outside of the development area catering for 
storage of 1060m³. 
 
Sub catchment 2 – Water Technology recommends relocating the reserve to a location 
that could incorporate a water treatment element catering for a storage volume of 
2650m³. 
 
Sub catchment 3 – This catchment has a defined drainage line that could be 
incorporated as part of a design though this is not essential from a surface water 
management perspective. Flows from this catchment could be included in the pipeline 
reserve outside of the development area; it would need to cater for 5900m³. 
 
Sub catchment 4 – Is quite flat and drainage solutions have a degree of flexibility. A 
solution could involve utilising an open space area allowing for a storage volume of 
4210m³. 
 
Sub catchment 5 – Similar to sub catchment 4 this area is quite flat and drainage 
solutions are flexible. This catchment is comparatively large ad as a consequence the 
incorporation of full storage requirement (10,600m³) would require a substantial portion 
of an open space reserve. The suggested solution is to situate a basin within the pipeline 
reserve.  
 
Sub catchment 6 - Relates to property 12 and recommends a relocated reserve and 
storage of 6,200m³.  
 
Sub catchment 7 – Again relatively flat and storage can be accommodated within a 
reserve and allows for a storage volume of 3,200m³. 
 
Sub catchments 8 & 9 – These sub catchments are relatively small. Ultimately catchment 
8 will discharge into the Latrobe River Floodplain and catchment 9 will enter the 
Traralgon Creek Floodplain. 
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Figure 6: Reproduced from Water Technology Report 
 

4.1 Water Quality 

The Water Technology report provides the following commentary on water quality issues: 
 
Latrobe River and Traralgon Creek are the respective receiving water bodies 
for all sub catchments within the development. Both waterways are 
considered to have high environmental, amenity, cultural, stormwater and 
economic values to the local community. Data available for the respective 
waterways indicates nutrients and sediments are current water quality issues. 

 
The report notes that’s WSUD features will be required through the development area 
and recommends the storage and re-use of stormwater for irrigation and toilet flushing. 
Millar Merrigan endorse these recommendations and have successfully implemented 
such techniques on a variety of projects.  

 

4.2 Latrobe City Council 

The Water Technology report includes the following observations and comments from 
Council following consultation: 
 

Pipe line easements  
Siting retarding basin features within the gas pipe line easement was discussed 
with LCC. It appeared that if the owner of the asset (ESSO) was amenable to 
development of the land inside the 100m buffer the LCC would not object.  
LCC also noted that if the proponent opted to pipe water from sub-catchment 6 
open space reserve, they would need to consider the sewer pipeline easement. 
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Overland flow paths  
Options of major overland flow paths were discussed with the LCC (as shown in 
Figure 3-3), the key path being sub-catchment 6 flowing across Marshalls road in 
a 100 year event. The LCC made no objection to this design concept so long as 
site access could be maintained.  
 
Sanctuary Lake Estate  
Constructed in the 1990’s, Sanctuary Lakes is a large residential estate to the 
south of the subject site (upstream). Discussions with the LCC identified that a 
large (1500mm) pipe associated with the outlet structure of a basin / wetland 
feature (Sanctuary Lake) runs through the subject site. It is buried approximately 
3m below the natural surface so as to not impact the sewer pipe line. The pipe 
discharges into the large dam north of sub-catchment 3 (the dam is a designated 
waterway feature).  
 
To the knowledge of the LCC the basin / wetland feature in the Sanctuary Lake 
Estate has not been designed with any hydrology focused analysis. Consequently 
it is currently not known if the 1500mm pipe running through the Marshalls road 
site has the capacity to handle all flows from the 100 year ARI event. While not a 
direct concern for the proponent (LCC is responsible for surface water 
management within Sanctuary Lake Estate), it is important to note this in this due 
diligence investigation, as the LCC will necessarily consider impacts on 
Sanctuary Estate of any drainage proposals for Marshalls Road.  
 
Current Development – Directly South of Marshalls Road  
Discussions with LCC suggested that while development of the land directly south 
of Marshalls Road (north of Sanctuary Lakes and east of sub-catchment 6) has 
begun, surface water quantity and quality features were still being finalised. 
Attenuation and Water Sensitive Urban Design features from this development 
may need to be considered by the LCC in conjunction with the Marshalls Road 
development. As noted for sub-catchment 6, while this is not a direct concern for 
the proponent (LCC and relevant developers are responsible for surface water 
management at this location), it is important to note this in this due diligence 
investigation, as the LCC will necessarily consider impacts on current 
development areas of any drainage proposals for Marshalls Road.  
 
Existing Storm Water Infrastructure  
Within the immediate surrounds of the proposed development two major 
stormwater outfalls were identified (shown in Figure 3-3):  

1. 1500mm pipe from the Sanctuary Lake into the designated waterway north 
of sub-catchment 3; and  

2. 1500mm pipe north of the Gippsland Water - Water Treatment Plant 
discharging into the Traralgon Creek.  

 
These features could only be considered for incorporation into the development 
with appropriate hydrologic/hydraulic capacity analysis completed and with 
approval from the LCC. 

 
Millar Merrigan’s discussions with Council have supported this and also raised the 
possibility of utilising the existing dam on property 2 for water quality outcomes.  
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5 Land Subject to Inundation  

Adam Dunn, Land Planning Manager, WGCMA has advised Millar Merrigan as follows: 
 

Flood levels for the 1% Annual Exceedance Probability (AEP3) flood event have 
not been declared for this area under the Water Act 1989. The closest flood level 
available is 31.4m AHD4 which is located 200 metres to the south of the property 
in Figure 2 and was obtained from the Traralgon Creek Flood Study (2000). Also a 
flood level of 31.6m AHD was recorded during the 1993 floods within the vicinity of 
the area. The 1993 flood event was estimated to be a 50 year ARI event (i.e. 2% 
AEP) on Traralgon Creek and a 20 year ARI (i.e. 5% AEP) on the Latrobe River. 
 
Information available to the Authority indicates that a significant portion along the 
western boundary of the above Urban Growth Zone is located within the floodplain 
and is subject to flooding from the Traralgon Creek and Latrobe River floodplains. 
Specifically, flooding appears to occur on property number 9, 10 and 11 in the 
proposed subdivision budget layout. The Authority requires that this portion of flood 
affected land not be included as it is in the vicinity of the Traralgon Creek and 
Latrobe River floodplain. 

 

 
Figure 7: 100 Year Flood Extent  

 
As shown in Figure 7 above the 100 year flood extent is represented by a light blue 
overlay and the Flood Overlay (FO) is represented by a darker blue line. 
Development in the Flood Overlay areas is not supported by the Authority. A blue 
line represents designated waterways under the Water Act 1989. The Authority 
would require appropriate buffer zones of 30 metres each side be set aside (as 
shown be hatched green area) for each waterway in accordance with Section 
14.02-1 of the Planning Scheme. 
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From the Hydrology Report (Water technology, August 2011) 
 

The site is not impacted by any designated waterways or Floodways. The site is 
however found on the boundary of one currently gazetted Land Subject to 
Inundation overlay (LSIO) (shown in Figure 4-1 as a thick blue line) and inside the 
100 year flood extent currently in the process of being implemented as the LSIO for 
the Traralgon Creek (light blue shading in Figure 4-1). 
 
Latrobe River LSIO  
The north-west boundary of the proposed development shows some overlap with 
the current Latrobe River LSIO; however the exact overlap is unclear. Data 
interpreted by Water Technology suggests that the current LSIO and property 
boundary are common whereas analysis undertaken by Miller Merrigan suggests 
some minor overlap. Either way the impact is negligible and not likely to 
significantly impact the developable land in that portion of the site. It should be 
noted that there has been no definitive flood study to confirm the actual boundary 
of the LSIO in this portion of the Latrobe River catchment. Furthermore it is 
understood that this portion of the system will have a flood study completed within 
the next 12-18 months (subject to WGCMA funding). The outcome of this flood 
study may involve realignment of the LSIO boundaries in the area of this 
development.  
 
Traralgon Creek LSIO  
Approximately 1.2ha of catchment 9 (43% by area) is impacted by the 100 year 
flood extent adopted by the WGCMA for the Traralgon Creek. This area is 
associated with the lower portion of the sub-catchment (below the fluvial terrace). 
This flood extent is currently in the process of being adopted as the LSIO planning 
overlay. Discussions with Adam Dunn of the WGCMA suggest that the new LSIO 
could be implemented as soon as the end of the year. The Latrobe City Council are 
aware of the flood study extent and have suggested in a recent meeting that they 
would likely involve the WGCMA in this development based on the extent from the 
proposed LSIO. 
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Figure 8: Reproduced from Water Technology Report 

 
 

6 Access and Mobility Management 

GTA Traffic Engineers were engaged by NBA Group to provide traffic and transport input 
into the preparation of an Outline Development Plan for DPO5. Their report has factored 
in the plans for the area prepared by Millar Merrigan. Their report concluded: 

 Following the full development of the area, it is expected to generate up to 1,250 
and 12,500 vehicle movements in any peak hour and daily respectively. 

 There is adequate capacity in the surrounding road network to cater for the traffic 
generated by the area subject to Marshalls Road being reconstructed to a 
‘Connector Street - Level 2’ standard. 

 The internal road network is expected to be able to accommodate the projected 
daily traffic volumes. 

 Provision should be made for potential future public transport services, 
particularly along Marshalls Road. 

 Footpaths should be provided along both sides of each of the roads within the 
development area, and appropriate bicycle facilities also provided.  

6.1 Road Network 

The GTA Report provides the following commentary on the surrounding road network: 
 

Marshalls Road 
Marshalls Road functions as a local access road. It is a two way road aligned in 
and east-west direction and configured with a two lane, 6.2 metre wide 
carriageway set within a 20 metre wide road reserve (approx.) Marshalls Road 
carries approximately 700 vehicles per day near Traralgon Maffra Road.  
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Traralgon Maffra Road 
Traralgon Maffra Road functions as a secondary state arterial road (controlled by 
VicRoads) which is aligned in north-south direction. It is configured with a two-lane, 
7.1 metre wide carriageway set within a 54 metre wide road reserve (approx.). 
Traralgon Maffra Road carries approximately 3,500 vehicles per day near 
Marshalls Road.  
 
Park Lane 
Park Lane functions as a connector street. It is a two way road aligned in a north 
south direction and configured with a two lane, 12 metre wide carriageway set 
within a 25 metre wide road reserve (approx..) Park Lane carries approximately 
1,900 vehicles per day north of Franklin Street.  
 
Franklin Street 
Franklin Street functions as a connector street. It is a two way road aligned in an 
east west direction and configured with a two land, 11.05m wide carriageway set 
within a 20 metre wide road reserve (approx.). Franklin Street carries 
approximately 1,900 vehicles per day west of Park Lane. 
 
Morgan Drive 
Morgan Drive functions as a connector street. It is a two way road aligned in an 
east-west direction and configured with a two lane, 9.85 metre wide carriageway 
set within a 20 metre wide road reserve (approx.). Morgan Drive carries 
approximately 1,400 vehicles per day east of Park Lane.  
 
Greenfield Drive 
Greenfield Drive functions as a connector street. It is a two way road aligned in a 
north south direction and configured with a two lane, 9.7m wide carriageway set 
within a 20m wide road reserve (approx.).  

 
And provides the following commentary at section 3.2 Road Access: 

 
Vehicle access to the area is proposed via Traralgon Maffra Road, Marshalls 
Road, Park Lane and Greenfield Drive. Marshalls Road will be reconstructed and 
upgraded to a connector street standard and provide the main east west link 
through the area. There will also be a secondary east west road links to the north 
and south of Marshalls Road, with a new intersection at Traralgon Maffra Road. 
 
Mitchell Drive will be extended to the north to connect to Glendale Road, which will 
be reconstructed and upgraded. There will also be secondary north south road 
links to the west and east of Glendale Road. 
 
A network of local streets will link to the connector streets.  
 
The estimated post development AM & PM peak flow traffic movements (figures 
4.3 and 4.4 GTA Report) are reproduced below. 
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Figure 9: Estimated Post Development AM Peak Hour Traffic Movements  
 

 
Figure 10: Estimated Post Development PM Peak Hour Traffic Movements 

 
 
At section 4.2 of the GTA Report, External Traffic Impact: 
 

Park Lane, Greenfield Drive and Franklin Street are currently constructed to a 
standard generally in accordance with the requirements of a ‘Connector Street – 
Level 2’ in Clause 56.06-8 of the Latrobe Planning Scheme. This clause indicates 
that such roads have a capacity for traffic volumes of up to 7000veh/day. 
Therefore, following the full development of the site, it Is anticipated that these 
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roads will operate within their capacity, albeit volumes will significantly increase 
when compared with the existing situation.  
 
Mitchell Drive is currently constructed to a standard generally in accordance with 
the requirements of an “access Street – Level 2’ in Clause 56.06-8 of the Latrobe 
Planning Scheme., This clause indicates that such roads have a capacity for traffic 
volumes of up to 3000veh/day. Therefore following the full development of the site, 
it is anticipated that Mitchell Drive will operate within its capacity, albeit volumes 
will significantly increase when compared with the existing situation, given that the 
road currently terminates at the site boundary. 
 
Marshalls Road will need to be re-constructed in accordance with the requirements 
of a ‘Connector Street – Level 2’ in Clause 56.06-8 of the Latrobe Planning 
Scheme to accommodate the expected future traffic volumes. 
 
Whilst traffic volumes on Traralgon Maffra Road will notably increase, they will still 
be well within the capacity of the road and be notable lower than many other 
arterial roads. 

 

6.2 Public Transport 

The GTA Report comments on public transport infrastructure: 
 

There are currently no public transport services which operate within or adjacent to 
the subject area. The nearest bus service is the #3 route which operates along 
Park Lane, south or Franklin Street. The connector streets within the area should 
be designed to accommodate potential future bus services. If a bus services 
operated along Marshalls Road all properties within the development area would 
be within approximately 600m of the bus route. 

 
Council policies and the provisions of DPO5 support the provision of public transport. 
The ODP provides for a road network that would result in all properties being within 
200/300 metres from any future internal bus link. 

 

6.3 Neighbourhood Street Network 

Future development applications will be require to provide for an appropriate street 
hierarchy and provide for road pavements and overall road widths that accord with the 
provisions of Clause 56.06-8 and the applicable Council Standards.  
 
It is noted that Latrobe City Council may have regard to the Infrastructure Design Manual 
which has been adopted by many regional Councils as the basis for engineering 
standards.  
 
Millar Merrigan supports the potential road hierarchy contained in Figure 5,1 of the GTA 
report reproduced as Figure 11 below. 
 
It is clear that Marshalls Road will be a significant connector street and will require 
upgrading to cater for additional traffic flows. Millar Merrigan have prepared a concept 
(Appendix 2) showing a possible upgrade within the existing road reserve of 20m and 
incorporating a shared pedestrian and cycling path. 
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Figure 11: Potential Road Hierarchy  

 
Council are currently taking developer contributions from The Strand to the south for 
provision of a roundabout at the intersection of Park lane and Marshalls Road. Millar 
Merrigan support this proposal and it will be incorporated into this ODP. 
 

6.4 Shared Path Network 

Council policies particularly clause 21.08 and the provisions of DPO5, place particular 
emphasis on the need to provide appropriate pedestrian and cycling paths and connections.  
 
The GTA Report comments on shared paths: 
 

The roads within the development area should have footpaths on both sides to 
encourage walking. The proposed road network is relatively linear which allows 
direct pedestrian connections. In addition, consideration should be given to 
providing bicycle facilities in the form of on-road cycle lands and/or shared paths 
along the connector streets, including Marshalls Road.  

 
Millar Merrigan has prepared a concept for the upgrade of the Marshalls Road reserve 
(Appendix 2) incorporating a shared path, similar provision should be made along the 
connector streets within the development plan area.  
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7 Development Sequencing and Staging 

The ODP has been prepared such that individual titles will be able to be developed 
separately in most cases. The shape and size of the western parcels means that these 
parcels would benefit from consideration of joint development arrangements. 
 
It is acknowledged that Latrobe City Council are commencing work to prepare a 
development contribution plan for the development plan area and that this will likely provide 
for some community infrastructure as well as physical infrastructure including the upgrade 
of Marshalls Road. Council has also discussed plans to construct a roundabout at the 
intersection of Park Lane and Marshalls Road. 
 
It is noted that provision of reticulated sewerage will require the design and construction of a 
sewer pump station and/or a series of pump stations. There is currently only very limited 
capacity within the existing sewerage system and therefore augmentation of sewerage 
infrastructure will need to occur at a very early stage of development. An indicative location 
for a new pump station has been shown in Figure 3, the final location will need to respond 
to authority requirements and will need to provide appropriate buffering, access and 
provision of services. The location as shown requires the crossing of the gas/oil pipeline 
and a location south of this may be appropriate subject to buffer considerations. It is noted 
that trunk sewer mains will need to be located in logical areas, such as along future road 
reserves to ensure that the development potential is not impeded as such it will be 
important for a detailed design plan, including road locations, to be developed to inform the 
location of these trunk mains early in the development of the site.  
 
For some properties the co-ordination of outfall drainage may require co-operation between 
adjacent land owners. 
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8 Summary and Conclusion 

The subject site is approximately 141.3ha and is located north of the Traralgon Township. It 
is contained within Development Plan Overlay Schedule 5 (DPO5) of the Latrobe City 
Council Planning Scheme. A preliminary Outline Development Plan (ODP) has been 
prepared to guide the preparation of this and other background reports. As part of the 
formulation of this report, a series of meetings has been held with a number of key 
stakeholders and servicing authorities. 
 
Gippsland Water has determined that current sewerage and water infrastructure will require 
substantial upgrade to supply the proposed development. A sewer pump station will be 
required to replace the Marshalls Road Sewer Pump Station that currently services land to 
the south. EPA buffer zones will be required around this and around Gippsland Waters 
Traralgon Emergency Storage to the west. 
 
The relevant electricity authority for the site is SP-AusNet. There are no anticipated issues 
with regard to network capacity. APA Group may be able to supply this estate with natural 
gas. Initial feasibility enquiries are being conducted to determine availability of supply. It 
must also be noted that existing gas and oil pipelines will need to be catered for during the 
development process. 
 
Telecommunications is currently transitioning from copper wire to broadband technology. As 
part of the federal government’s National Broadband Network initiative, Fibre to the 
Premises (FTTP) may be made available. NBN Co. is responsible for the delivery of 
broadband infrastructure which will be subject to commercial agreements between 
Telstra/NBN Co. and the developer.  
 
Site stormwater works will require liaison with both West Gippsland Catchment 
Management Authority and Latrobe City Council. It is proposed to provide an integrated, 
hydraulic, water quality and landscape solution that provides an attractive element within 
the streetscape and reserves to achieve best practice. A due diligence Hydrology 
Investigation has been completed by Water Technology (August 2011).  
 
GTA Consultants has completed a Traffic Impact Assessment (September 2011) that 
examines external traffic flow, internal traffic movements and proposed intersection works 
onto abutting roads. Council has also discussed plans to construct a roundabout at the 
intersection of Park Lane and Marshalls Road. 
 
Millar Merrigan endorse the recommendations of both these reports. 
 
Biosis have prepared a Flora and Fauna Due Diligence assessment (28 July 2011). The 
assessment notes that more detailed reports will be needed at the development stage 
however it is clear that there are no flora and fauna issues that would require an 
amendment to the preliminary ODP.  
 
Preliminary feasibility enquiries have returned largely positive responses. However, detailed 
work will be required as part of the detailed design phase. The upgrade of Marshalls Road 
and construction of new sewer pump stations will be a key factor for the appropriate 
sequencing of future development, otherwise individual parcels are capable of being 
independently developed and serviced subject to appropriate outcomes for stormwater 
treatment being achieved. 

 
Millar | Merrigan 



 

 
 

 

 
 
 
 

Appendix 1 - Outline Development Plan - Land Budget 
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No. Revision Description Drawn App'd Date

1 Amendments &Land Budget adjustmnts BGC 16.06.2011

2 Remove Secondary School BGC 27.06.2011

3 Remove School & Active Reserve BGC 14.07.2011

4 Remove Community Centre BGC 19.07.2011

5 Move Open Space & adjust L.Budgets BGC 25.07.2011

6 Adjust lots per/ha BGC 26.07.2011

7 Amend Commercial Site BGC 28.08.2011
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0
1:4000  @ A1

404080 80

LAND BUDGET - ALL PROPERTIES

SITE AREA 138.6ha

 ENCUMBERED LAND AREA % SITE

SEWER EASEMENT 0.8ha 0.6%

CMA DRAINAGE RESERVE 0.3ha 0.2%

TOTAL 1.1ha 0.8%

NET DEVELOPABLE AREA 137.5ha

 LAND USES % NET DEV.
AREA

COLLECTOR ROADS
(includes 12m wide Traralgon-Maffra

Road service road) - 5307m length
11.6ha 8%

LOCAL ROADS - 11235m length 20.3ha 15%

OPEN SPACE - Passive & Tree Res. 7.1ha 5%

COMMERCIAL SITE - with Tree Res. 1.7ha 1%

STANDARD RESIDENTIAL LOTS 96.8ha 70%

TOTAL AREA 137.5ha

STANDARD RESIDENTIAL
LOT YIELD* No. of Lots

@12 Lots per/ha 1545

* NOTE : Potential lot yield calculated using an estimated 12 lots/ha
of the combined Standard Residential Lot and Road Areas

LEGEND
DEVELOPMENT PLAN 

OVERLAY - SCHEDULE 5
(15 Property's - Total Area 141.3ha)

OWNERSHIP BOUNDARY
(12 Owner groups)

NOTES
Proposed Subdivision is preliminary only and subject

to detailed Survey and investigation into potential
encumbrances.
This plan is subject to the approval of various

statutory authorities.
All Potential Lot Yields are indicative only.
Internal Easements have not been included in this

design on the assumption that services can be
relocated. This is to be confirmed upon further
detailed investigation.
It is acknowledged that the Latrobe City Council

reserves the right to nominate areas of shared
community infrastructure prior to the completion of
the final Development Plan.

LAND BUDGET - PROPERTY No.1

SITE AREA 28.2ha

NET DEVELOPABLE AREA 28.2ha

 LAND USES % NET DEV.
AREA

COLLECTOR ROADS
(includes 12m wide Traralgon-Maffra

Road service road) - 1591m length
4.0ha 14%

LOCAL ROADS - 1544m length 2.7ha 10%

OPEN SPACE - Passive & Tree Res. 1.3ha 4%

COMMERCIAL SITE 1.7ha 6%

STANDARD RESIDENTIAL LOTS 18.4ha 65%

TOTAL AREA 28.2ha

POTENTIAL RESIDENTIAL
LOT YIELD* No. of Lots

@12 Lots per/ha 302

* NOTE : Potential lot yield calculated using an
estimated 12 lots/ha of the combined Standard

Residential Lot and Road Areas

LAND BUDGET - PROPERTY No.2

SITE AREA 12.2ha

NET DEVELOPABLE AREA 12.2ha

 LAND USES % NET DEV.
AREA

COLLECTOR ROADS - 404m length 0.8ha 7%

LOCAL ROADS - 1069m length 2.0ha 17%

OPEN SPACE - Passive & Tree Res. 0.1ha 1%

STANDARD RESIDENTIAL LOTS 9.3ha 76%

TOTAL AREA 12.2ha

STANDARD RESIDENTIAL
LOT YIELD* No. of Lots

@12 Lots per/ha 146

* NOTE : Potential lot yield calculated using an
estimated 12 lots/ha of the combined Standard

Residential Lot and Road Areas

LAND BUDGET - PROPERTY No.3

SITE AREA 16.0ha

NET DEVELOPABLE AREA 16.0ha

 LAND USES % NET DEV.
AREA

COLLECTOR ROADS - 950m length 1.9ha 12%

LOCAL ROADS - 990m length 1.7ha 11%

OPEN SPACE - Passive & Tree Res. 1.1ha 7%

STANDARD RESIDENTIAL LOTS 11.2ha 70%

TOTAL AREA 16.0ha

STANDARD RESIDENTIAL
LOT YIELD* No. of Lots

@12 Lots per/ha 179

* NOTE : Potential lot yield calculated using an
estimated 12 lots/ha of the combined Standard

Residential Lot and Road Areas

LAND BUDGET - PROPERTY No.4

SITE AREA 14.5ha

NET DEVELOPABLE AREA 14.5ha

 LAND USES % NET DEV.
AREA

COLLECTOR ROADS - 464m length 0.9ha 6%

LOCAL ROADS - 1591m length 2.9ha 20%

OPEN SPACE - Passive & Tree Res. 1.0ha 7%

STANDARD RESIDENTIAL LOTS 9.6ha 66%

TOTAL AREA 14.5ha

STANDARD RESIDENTIAL
LOT YIELD* No. of Lots

@12 Lots per/ha 161

* NOTE : Potential lot yield calculated using an
estimated 12 lots/ha of the combined Standard

Residential Lot and Road Areas

LAND BUDGET - PROPERTY No.5

SITE AREA 6.9ha

NET DEVELOPABLE AREA 6.9ha

 LAND USES % NET DEV.
AREA

COLLECTOR ROADS - 223m length 0.5ha 7%

LOCAL ROADS - 380m length 0.7ha 10%

OPEN SPACE - Tree Reserve 0.03ha 0.5%

STANDARD RESIDENTIAL LOTS 5.8ha 83%

TOTAL AREA 6.9ha

STANDARD RESIDENTIAL
LOT YIELD* No. of Lots

@12 Lots per/ha 83

* NOTE : Potential lot yield calculated using an
estimated 12 lots/ha of the combined Standard

Residential Lot and Road Areas

LAND BUDGET - PROPERTY No.6

SITE AREA 2.8ha

NET DEVELOPABLE AREA 2.8ha

 LAND USES % NET DEV.
AREA

COLLECTOR ROADS - 112m length 0.2ha 8.2%

LOCAL ROADS - 288m length 0.5ha 18.2%

OPEN SPACE - Passive & Tree Res. 0.7ha 25%

STANDARD RESIDENTIAL LOTS 1.4ha 49%

TOTAL AREA 2.8ha

STANDARD RESIDENTIAL
LOT YIELD* No. of Lots

@12 Lots per/ha 26

* NOTE : Potential lot yield calculated using an
estimated 12 lots/ha of the combined Standard

Residential Lot and Road Areas

LAND BUDGET - PROPERTY No.7

SITE AREA 8.9ha

NET DEVELOPABLE AREA 8.9ha

 LAND USES % NET DEV.
AREA

COLLECTOR ROADS - 296m length 0.6ha 7%

LOCAL ROADS - 705m length 1.3ha 15%

OPEN SPACE - Passive & Tree Res. 0.4ha 4%

STANDARD RESIDENTIAL LOTS 6.6ha 75%

TOTAL AREA 8.9ha

STANDARD RESIDENTIAL
LOT YIELD* No. of Lots

@12 Lots per/ha 102

* NOTE : Potential lot yield calculated using an
estimated 12 lots/ha of the combined Standard

Residential Lot and Road Areas

LAND BUDGET - PROPERTY No.8

SITE AREA 18.5ha

 ENCUMBERED LAND AREA % SITE

CMA DRAINAGE RESERVE 0.3ha 1.4%

TOTAL 0.3ha 1.4%

NET DEVELOPABLE AREA 18.2ha

 LAND USES % NET DEV.
AREA

COLLECTOR ROADS - 273m length 0.6ha 3%

LOCAL ROADS - 1860m length 3.4ha 19%

OPEN SPACE - Passive & Tree Res. 1.3ha 7%

STANDARD RESIDENTIAL LOTS 13.0ha 71%

TOTAL AREA 18.2ha

STANDARD RESIDENTIAL
LOT YIELD* No. of Lots

@12 Lots per/ha 204

* NOTE : Potential lot yield calculated using an
estimated 12 lots/ha of the combined Standard

Residential Lot and Road Areas

LAND BUDGET - PROPERTY No.9

SITE AREA 2.1ha

NET DEVELOPABLE AREA 2.1ha

 LAND USES % NET DEV.
AREA

LOCAL ROADS - 266m length 0.5ha 24%

STANDARD RESIDENTIAL LOTS 1.6ha 76%

TOTAL AREA 2.1ha

STANDARD RESIDENTIAL
LOT YIELD* No. of Lots

@12 Lots per/ha 25

* NOTE : Potential lot yield calculated using an
estimated 12 lots/ha of the combined Standard

Residential Lot and Road Areas

LAND BUDGET - PROPERTY No.10

SITE AREA 2.1ha

NET DEVELOPABLE AREA 2.1ha

 LAND USES % NET DEV.
AREA

LOCAL ROADS - 266m length 0.5ha 22%

STANDARD RESIDENTIAL LOTS 1.7ha 78%

TOTAL AREA 2.1ha

STANDARD RESIDENTIAL
LOT YIELD* No. of Lots

@12 Lots per/ha 26

* NOTE : Potential lot yield calculated using an
estimated 12 lots/ha of the combined Standard

Residential Lot and Road Areas

LAND BUDGET - PROPERTY No.11

SITE AREA 2.1ha

NET DEVELOPABLE AREA 2.1ha

 LAND USES % NET DEV.
AREA

LOCAL ROADS - 227m length 0.4ha 19%

OPEN SPACE - Passive & Tree Res. 0.1ha 4%

STANDARD RESIDENTIAL LOTS 1.6ha 76%

TOTAL AREA 2.1ha

STANDARD RESIDENTIAL
LOT YIELD* No. of Lots

@12 Lots per/ha 24

* NOTE : Potential lot yield calculated using an
estimated 12 lots/ha of the combined Standard

Residential Lot and Road Areas

LAND BUDGET - PROPERTY No.12

SITE AREA 24.3ha

 ENCUMBERED LAND AREA % SITE

SEWER EASEMENT 0.8ha 3.3%

TOTAL 0.8ha 3.3%

NET DEVELOPABLE AREA 23.5ha

 LAND USES % NET DEV.
AREA

COLLECTOR ROADS - 1005m length 2.1ha 9%

LOCAL ROADS - 2038m length 3.6ha 15%

OPEN SPACE - Passive & Tree Res. 1.1ha 5%

STANDARD RESIDENTIAL LOTS 16.6ha 71%

TOTAL AREA 23.5ha

STANDARD RESIDENTIAL
LOT YIELD* No. of Lots

@12 Lots per/ha 268

* NOTE : Potential lot yield calculated using an
estimated 12 lots/ha of the combined Standard

Residential Lot and Road Areas
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Appendix 2 – Marshalls Road Upgrade Plan 
 
 
 
 
 





 
 

 

Marshalls Road Development Plan, Traralgon 

Aboriginal Heritage Due Diligence Study  

and Implications for Development 

Andrew Long 

Andrew Long & Associates Pty Ltd 

19th July 2011 

 

 

Introduction 

The following report presents a desktop study of known and predicted Aboriginal heritage 
values for the proposed residential subdivision of land (‘the activity’) at the corner of Marshalls 
Road and Traralgon‐Maffra Road, Traralgon, Gippsland  (‘the activity area’). The proposed 
subdivision includes 15 properties totalling 141.3 ha., and occupies land on the north side of 
Marshalls Road between the junction of  Traralgon‐Maffra Road to a group of three small 
properties immediately west of Greenfield Drive. 
 
The study has been commissioned at the Development Plan stage as a tool to advise the 
planning process by NBA Group Pty Ltd on behalf of a consortium of land owners, who are 
seeking to have the land rezoned for future residential development.  
 
Note that a single property within the proposed Development Plan area located to the south 
of Marshalls Road is excluded from this assessment, as it will be subject to a separate 
assessment commissioned by the land owner. 
 
The exclusive purpose of this desktop study is to assess the mandatory requirements of the 
Aboriginal Heritage Act 2006 (‘the Act’) and the Aboriginal Heritage Regulations 2007 (‘the 
Regulations’) with respect to the proposed activity (Appendix 1), in particular the need for a 
Cultural Heritage Management Plan (CHMP), as may be required in accordance with Section 46 
of the Act. 
 
This study has involved a search of the Victorian Aboriginal Heritage Register (VAHR) (19th July 
2011) and other background material to determine whether any triggers for a mandatory 
CHMP exist for the proposed activity. No field assessment was undertaken. 
 
Previous Cultural Heritage Assessment 

There has been no prior cultural heritage assessment of the activity area. 
 
The Victorian Aboriginal Heritage Register (VAHR) 

There are no Aboriginal cultural places listed on the VAHR in relation to the activity area. 
 
The Aboriginal Heritage Act 2006 

All Aboriginal cultural places in Victoria are protected by the State Aboriginal Heritage Act 
2006 (Appendix 1).  A key component of this Act is a statutory report termed a ‘Cultural 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Heritage Management Plan’ (CHMP), which is required under proscribed circumstances for 
high impact activities that require statutory approval (see Appendix 1).  
 
It is my professional opinion that the Regulations do not require a mandatory CHMP in this 
instance. The following reviews the wording of the Aboriginal Heritage Regulations 2007 to 
explain the reasoning behind this opinion.  
 
When is a cultural heritage management plan required? 

A CHMP is required for an activity if (Regulation 6)‐ 

(a) all or part of the activity area for the activity is an area of cultural heritage 
sensitivity; and 

(b) all or part of the activity is a high impact activity. 

Is the activity area an area of cultural heritage sensitivity? 

The activity area is not an area of cultural heritage sensitivity in accordance with either the 
Regulations or the AAV 1:100,000 Map ‐ Areas of Cultural Heritage Sensitivity in Victoria 8221 
– Traralgon.  

Is the activity a high impact activity? 

Rezoning is not defined as a high impact activity, however the proposed future use of the land 
after rezoning is considered a high impact activity, as follows: 

Regulation 46 – Subdivisions 

 (1) The subdivision of land into three or more lots is a high impact activity if‐ 

    (a) the planning scheme that applies to the activity area in which the land 
to be subdivided is located provides that at least three of the lots may be 
used for a dwelling subject to the grant of a permit 

    (b) the area of each of at least three of the lots is less than eight hectares. 
 
The proposed activity is thus a high impact activity, as defined in Division 5 of the Regulations.  

Do any Exemptions or other Arrangements as outlined in the Aboriginal Heritage Regulations 
2007 apply?  

No exemptions or other arrangements apply in this instance. 

Will a cultural heritage management plan be required for the Activity? 

It is my expert opinion that a CHMP, as defined in the Aboriginal Heritage Act 2006, need not 
be lodged as part of an application for planning approval for the proposed residential 
development of the activity area. Furthermore, it is also my professional view the progress of 
such an application cannot be suspended in accordance with Section 52 of the Act.  

This opinion is based on the understanding that the activity area is not an area of cultural 
heritage sensitivity. 

It should be noted that this opinion does not imply that Aboriginal cultural places are not 
present within the activity area, or are not at risk of impact from the proposed activity. It is 
simply stated that that the Aboriginal Heritage Regulations 2007 do not require a mandatory 
CHMP in this instance. 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Any further measures to ensure compliance with the blanket protection provisions of the 
Aboriginal Heritage Act 2006 (Sections 27‐29) are at the discretion of the proponent of any 
future development of the land. The minimum reporting requirements may be met by 
implementing with the attached procedure during any ground disturbing works (Appendix 2), 
which is compliant with the current provisions of the Act.  

Andrew Long (BA Hons.; M. Litt. Archaeology) is a qualified Aboriginal heritage practitioner of 
high standing in Victoria with 25 years professional experience, and recognised as a cultural 
heritage advisor under the Aboriginal Heritage Act 2006.  

Aboriginal Affairs Victoria (AAV) generally do not provide written support for such 
determinations, however are generally confident in accepting the judgement of recognised 
cultural heritage advisors. For further information, please speak to Liz Kilpatrick (Co‐ordinator, 
Heritage Assessments, AAV) on 03 9208 3268.  

This desktop study does not constitute a CHMP as defined in Division 1 of the Aboriginal 
Heritage Act 2006. 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APPENDIX 1 
 

STATUTORY REGULATIONS 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The Aboriginal Heritage Act 2006 

It should be noted that new Victorian  legislation for Aboriginal heritage protection (the Aboriginal 
Heritage Act 2006) commenced operation on May 28th 2007.  

This act provides blanket protection for all Aboriginal heritage sites, places or items in Victoria.  

The main aspects of the Act in relation to the development process are as follows: 

• An Aboriginal Heritage Council (AHC) has been appointed by the Minister, Aboriginal Affairs 
Victoria, made up of 11 Victorian Aboriginal people. 

• Aboriginal community groups with traditional interests in cultural heritage are to apply to 
the AHC for registration as a Registered Aboriginal Party  (RAP). RAPs will have the role of 
endorsing  Cultural  Heritage Management  Plans  (CHMP)  within  a  given  area  of  interest. 
There may be two or more RAPs for an area, provided it does not hinder the operation of 
the legislation. 

• Under Section 48, a developer  (‘sponsor’) may be required to submit a CHMP before the 
issue  of  a  statutory  authority  by  local  government  or  other  agency  (‘decision maker’).  A 
CHMP must be registered with the Secretary, Victorian Communities (AAV), and all relevant 
RAPs  notified  in  writing.  If  an  RAP  does  not  respond,  AAV  will  act  in  lieu.  A  CHMP  will 
contain  details  of  research,  field  evaluation,  consultation  and management  provisions  in 
regard to the Aboriginal heritage of an area at risk from a development. A Cultural Heritage 
Advisor must be appointed to assist in the preparation of a CHMP. It is the role of an RAP to 
approve a CHMP if it meets prescribed standards.  

• A CHMP will not be considered approved unless it has been approved by all relevant RAPs. 

The regulations accompanying the Act specify when a CHMP will be required by law, and prescribe 
minimum  standards  for  the  preparation  of  a  CHMP  (Section  53).  The  approved  form  for  CHMPs 
specifies the format in which a CHMP should be prepared by a sponsor in order to comply with the 
Act and the Regulations, and is an approved form under section 190 of the Act. The regulations have 
not been finalised to date, but their draft content has not been issued to stakeholders. 

Other  provisions  of  the  Act  include  Cultural  Heritage  Permits  (Section  36),  as  required  for  other 
works affecting Aboriginal heritage  sites, Cultural Heritage Agreements  (Section 68),  in  respect  to 
land  containing  an  Aboriginal  heritage  site,  Inspectors  (Part  11)  appointed  to  enforce  the  Act, 
Cultural Heritage Audits (Section 80) to be ordered by the Secretary in relation to compliance with a 
CHMP and a VCAT appeals procedure. 

 

 

ABORIGINAL CULTURAL HERITAGE LEGISLATION 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APPENDIX 2 
 

SUGGESTED PROCEDURE 

 

IN THE EVENT  

 

AN ABORIGINAL CULTURAL PLACE 

 

IS IDENTIFIED 

 

DURING CONSTRUCTION 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A. Management of Aboriginal Cultural Heritage Found During Works  

If Aboriginal places or objects found during works the following steps must be applied: 

• The person who identified the find will immediately notify the person in charge of the 
activity. 

• The  person  in  charge  of  the  activity  must  then  suspend  any  relevant  works  at  the 
location of the discovery and within 5 m of the relevant site extent and isolate the find 
via  the  installation  of  safety  webbing,  or  other  suitable  barrier  and  the  material  to 
remain in situ. 

• Works may continue outside of the 5 m barrier. 

• The person in charge of works must notify the Cultural Heritage Advisor (CHA) and the 
Secretary (AAV) of the find within 24 hours of the discovery. 

• The  CHA must  notify  the  RAP(s)  or  other  agreed Aboriginal  stakeholder(s) within  24 
hours of  the discovery and  invite RAP(s) or other agreed Aboriginal  stakeholder(s)  to 
inspect the find. 

• Within  24 hours  of  notification,  a  CHA  is  to  attend  the  site  and evaluate  the  find  to 
determine  if  it  is part of an already known site or should be registered as a new site 
and  to  update  and/or  complete  site  records  as  appropriate  and  advise  on  possible 
management strategies. 

• Enable RAP(s) or other agreed Aboriginal stakeholder(s) to inspect site within 24 hours 
of notification and remove/rebury any cultural heritage material found.  

• Within a period not exceeding three (3) working days the Sponsor, in consultation with 
the CHA, RAP or  other  agreed Aboriginal  stakeholder,  shall,  if  necessary,  apply  for  a 
Cultural  Heritage  Permit  (CHP)  in  accordance  with  Section  36  of  the  Aboriginal 
Heritage Act 2006. 

• If  a  CHP  application  is  lodged,  works  may  only  recommence  within  the  area  of 
exclusion following the issue of a CHP and compliance with any conditions. 

o When the appropriate protective measures have been taken; 

o Where the relevant Aboriginal cultural heritage records have been updated and/or 
completed; 

In the case of the discovery of human remains, separate procedures relating to the discovery 
of human skeletal remains must be adhered to (see below). 

B. Custody and Management of Aboriginal Cultural Heritage Recovered 

• Any Aboriginal cultural heritage recovered or salvaged from the activity area remains 
the  property  of  the  RAP(s)  or  other  agreed  Aboriginal  stakeholder(s).  Any  such 
recovery  or  salvage  will  be  agreed  to  and  overseen  by  a  RAP(s)  or  other  agreed 
Aboriginal  stakeholder  representative(s).  In  any  such  instance  it  will  be  the 
responsibility of the Cultural Heritage Advisor to: 

o Catalogue the Aboriginal cultural heritage; 

o Label and package the Aboriginal cultural heritage with reference to provenance; 
and 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o With the RAP(s) or other agreed Aboriginal stakeholder(s), arrange storage of the 
Aboriginal  cultural  heritage  in  a  secure  location  together  with  copies  of  the 
catalogue and assessment documentation. 

C. The Management of the Discovery of Human Remains 

Although this evaluation has determined that there is only a low risk of impacting an Aboriginal 
burial  during  the  implementation  of  the  activity,  given  the  nature  of  the  landforms  and 
archaeological  deposits  within  the  activity  area,  it  is  nevertheless  an  extremely  important 
consideration of any development. 

The  following steps must be  taken  if any suspected human remains are  found  in  the activity 
area: 

1.   Discovery: 

• If  suspected  human  remains  are  discovered,  all  activity  in  the  vicinity  must  cease 
immediately to ensure minimal damage is caused to the remains; and, 

• The remains must be left in place, and protected from harm or damage. 

2.   Notification: 

• Once suspected human skeletal remains have been found, the Coroners Office and the 
Victoria Police must be notified immediately; 

• If there is reasonable grounds to believe that the remains could be Aboriginal, the DSE 
Emergency Co‐ordination Centre must be immediately notified on 1300 888 544; and 

• All details of  the  location and nature of  the human remains must be provided to the 
relevant authorities. 

• If  it  is  confirmed  by  these  authorities  that  the  discovered  remains  are  Aboriginal 
skeletal  remains,  the person responsible  for the activity must report the existence of 
the  human  remains  to  the  Secretary,  Department  of  Victorian  Communities  in 
accordance with s.17 of the Aboriginal Heritage Act 2006. 

3.   Impact Mitigation or Salvage: 

• The Secretary, after taking reasonable steps to consult with any Aboriginal person or 
body with an interest in the Aboriginal human remains, will determine the appropriate 
course of action as required by s.18(2)(b) of the Act. 

• An appropriate  impact mitigation or salvage strategy as determined by the Secretary 
must  be  implemented  (this  will  depend  on  the  circumstances  in  which  the  remains 
were found, the number of burials found and the type of burials and the outcome of 
consultation with any Aboriginal person or body). 

• While opportunities to avoid impacting on a burial that may be discovered during the 
activity  may  be  limited,  it  is  important  to  explore  opportunities  to  minimise 
disturbance to the remains through unnecessary exposure or disinterment.  

4.   Curation and further analysis: 

• The treatment of salvaged Aboriginal human remains must be in accordance with the 
direction of the Secretary. 

5.   Reburial: 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• Any  reburial  site(s)  must  be  fully  documented  by  an  experienced  and  qualified 
archaeologist, clearly marked and all details provided to AAV; 

• Appropriate management measures must be implemented to ensure that the remains 
are not disturbed in the future. 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Marshalls Road 

Flora and Fauna Due Diligence Assessment 

Catherine Clowes 

18 July 2011 

Introduction 

Biosis Research Pty. Ltd. (Biosis Research) was commissioned by NBA Group to 
complete a flora and fauna due diligence assessment of the proposed Marshalls Road 
development in Traralgon, Victoria (the study area).  The study area is approximately 
141.3 ha and is bounded by a housing subdivision and Marshalls Road to the south, 
Park Lane and Traralgon-Maffra Road to the east and farmland to the west and north 
(Figure 1).  The purpose of this letter report is to provide a summary of the flora and 
fauna due diligence assessment for the study area including recommendations related to 
preliminary flora and fauna values identified as part of this assessment. 

Method 

Database Searches 

Database searches of a 5 km radius around the study area including the Victorian 
Biodiversity Atlas (VBA 2010), Environment Protection and Biodiversity Conservation 
Act 1999 (EPBC Act) Protected Matters Search Tool (PMST) and Department of 
Sustainability and Environment (DSE) Interactive Maps (The State of Victoria 1996-
2011) were completed on 13 July 2011. 

Site Inspections 

On 11 July 2011 the study area was inspected by a zoologist and on 15 July 2011 a 
botanist; to determine the ecological values of the study area.  The majority of the 
inspection was completed along property boundaries from road reserves.  The 
boundaries of native vegetation patches observed during the site inspection were 
approximated.  Detailed species data were not collected however vegetation 
composition and condition were noted.   

Results 

Flora and Communities 

Database Searches 

No flora species of national or state significance have been recorded within the study 
area according to the results from database searches.  Eight flora species of national 
significance and three of state significance have previously been recorded within 5 km 
of the site (Appendix 1).  These include River Swamp Wallaby-grass Amphibromus 
fluitans found in wetland communities and Matted Flax-lily Dianella amoena found in 
grassland communities; both of national significance.  
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Site Inspection 

No flora species of national or state significance were recorded during the site 
inspection although some areas of potential habitat were observed (described within the 
EVC section below). 

The majority of the site appeared to constitute Degraded Treeless Vegetation (DTV) 
dominated by pasture grasses and other herbs including Sweet Vernal-grass 
Anthoxanthum odoratum, Prairie Grass Bromus catharticus, Soft Brome Bromus 
hordeaceus subsp. hordeaceus, Cocksfoot Dactylis glomerata, Panic Veldt-grass 
Ehrharta erecta var. erecta, Paspalum Paspalum dilatatum, Toowoomba Canary-grass 
Phalaris aquatic and Ribwort Plantago lanceolata. 

One Ecological Vegetation Class (EVC) was recorded within the study area during the 
inspection; Plains Grassy Wetland (Figure 2).  This community has the potential to meet 
the requirements of the Flora and Fauna Act 1988 listed community Herb-rich Plains 
Grassy Wetland (West Gippsland), however a detailed assessment would be required to 
determine this.  The two patches located along the boundary fence between the far 
eastern property and its neighbour (north of Marshall Road) were both dominated by 
Common Spike-sedge Eleocharis acuta interspersed by other indigenous herbs 
including Common Swamp Wallaby-grass Amphibromus nervosus, Rush Juncus sp., 
Australian Sweet-grass Glyceria australis and Small Loosestrife Lythrum hyssopifolia.  
Introduced species observed within this community during the site inspection included 
Curled Dock Rumex crispus and Common Water-starwort Callitriche stagnalis.  A third 
potential patch is located adjacent to Traralgon-Maffra Road and appears to be 
dominated by Rush.  This potential patch requires further investigation to determine if it 
meets the requirements of a native vegetation patch for this EVC. 

A number of Gippsland Red-gums Eucalyptus tereticornis subsp. mediana were noted 
within the far eastern property during the site inspection.  A detailed survey of this area 
would be required to determine if these Gippsland Red-gums constitute scattered trees 
or form patches of the EPBC Act listed community Gippsland Red Gum (Eucalyptus 
tereticornis subsp. medianus) Grassy Woodland and Associated Grassland.   

An area of potentially indigenous Eucalyptus sp. was also noted west of Glendale Road.  
A survey of this area would be required to determine the species and (if indigenous) 
whether the area constitutes scattered trees or a patch of native vegetation. 

Fauna habitats 

Database searches 

No fauna species of national or state significance have been recorded within the study 
area according to the results from database searches.  Two fauna species of national 
significance and ten fauna species of state significance have previously been recorded 
within 5 km of the study area (Appendix 2). The PMST predicts the occurrence of an 
additional 11 fauna species of national significance, based on distributional range and 
the presence of suitable habitat. 
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Site inspection 

Fauna habitats identified within the study area include exotic pasture, planted  
non-indigenous trees and shrubs, scattered remnant trees, farm dams and low-lying 
ephemeral wetlands.  Fauna habitats within the study area are highly modified and 
therefore provide limited resources for threatened fauna species that have been 
previously recorded within the surrounding area. 

Exotic pasture habitat makes up the majority of the study area.  This habitat type has 
been used primarily for agricultural purposes, such as the grazing of domestic stock.  
These areas are dominated by introduced grasses and contain little value to most native 
fauna species.  Planted non-indigenous trees and shrubs occur within the study area as 
planted windbreaks as well as garden plantings around residences.  Due to their 
modified nature, planted non-indigenous trees and shrubs within the study area typically 
only provide habitat for common native and introduced bird species, such as Willie 
Wagtail Rhipidura leucophrys and Common Starling Sturnus vulgaris.  Several 
scattered remnant trees and standing dead trees occur throughout the study area.  These 
trees contain a variety of different sized hollows and provide nesting and roosting 
resources for a range of fauna species including common hollow-nesting birds and 
insectivorous micro bats. 

A small number of dams and low-lying areas prone to inundation occur throughout the 
study area.  At the time of the site inspection, dams within the study area contained little 
to no aquatic vegetation or surrounding terrestrial refuge and therefore provide limited 
value to most fauna species.  Dams and ephemeral wetlands provide marginal foraging 
habitat for some state significant water birds such as Eastern Great Egret Ardea modesta 
and Royal Spoonbill Platalea regia.  Further detailed assessment of aquatic habitats 
within the study area would be required in order to determine the fauna habitat values of 
these areas. 

Recommendations 

Following the database review and site inspections and with regards for Schedule 5 of 
the Latrobe Planning Scheme (The State of Victoria 2010) we recommend a detailed 
flora, fauna and net gain assessment for the site as part of the planning process.  This 
assessment should: 

• Describe the flora and fauna values within the study area; 

• Map native vegetation with a focus on determining the presence/extend of 
wetland and woodland communities within the study area; 

• Determine and map other habitat features (including aquatic habitats); 

• Include a vegetation quality assessment; 

• Review the implications of relevant biodiversity legislation and policy, including 
Victorias Native vegetation management: A Framework for Action (NRE 2002) 
and West Gippsland Native Vegetation Plan (WGCMA 2008); 
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• Assess the potential impacts of the proposed development (with consideration to 
fragmentation issues within the Strzelecki Bioregion); 

• Identify potential mitigation measures; and 

• Recommend any further assessments of the site that may be required (such as 
targeted searches for significant species potentially including Growling Grass 
Frog and Dwarf Galaxias). 
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APPENDIX 1:  SIGNIFICANT FLORA SPECIES 
Includes national and state significant species from the following sources: 
• Victorian Biodiversity Atlas 2010 (refer to Section Error! Reference source not 

found.) 
• DSEWPC database (PMST accessed on 13.07.11) 
• Current survey 

Search area is 5 km radius. 
Australian status: 

EX Extinct (EPBC Act) 
CR Critically Endangered (EPBC Act) 
EN Endangered (EPBC Act) 
VU Vulnerable (EPBC Act) 
R Rare (Walsh & Stajsic 2007) 

Victorian status: 
x extinct (VBA, 2010) 
e endangered (VBA, 2010) 
v vulnerable (VBA, 2010) 
r rare (VBA, 2010) 
k poorly known (VBA, 2010) 
L listed as threatened under FFG Act 
p protected flora under the FFG Act (permit to take required on public land) 

Most recent record: 
# species predicted to occur by the PMST (not recorded on VBA unless dated) 
Year recorded on the VBA 
2010 recorded during current survey 

Likelihood of occurrence: – refer to section Error! Reference source not found. 

Table 1:  Flora of national or state significance recorded or predicted to occur within 5 km 
of the study area 

Scientific name Common name Aust. 
status 

Vic. 
status 

Most recent record 

National significance:     

Amphibromus fluitans 
River Swamp Wallaby-
grass VU   2004/# 

Dianella amoena Matted Flax-lily EN e,L 2005 
Eucalyptus yarraensis Yarra Gum R r 2003 
Lachnagrostis punicea subsp. 
punicea Purple Blown-grass R r 2000 
Prasophyllum frenchii Maroon Leek-orchid EN e,L # 
Thelymitra epipactoides Metallic Sun-orchid EN e,L # 
Thelymitra matthewsii Spiral Sun-orchid VU v,L # 
Xerochrysum palustre Swamp Everlasting VU v,L # 
State significance:     
Corymbia maculata Spotted Gum   v 2002 
Craspedia canens Grey Billy-buttons   e,L 2003 
Hypsela tridens Hypsela   k 2003 

 



 

 

Appendix 2:  Significant fauna species 
 

Includes national and state significant species from the following sources: 
• Victorian Biodiversity Atlas 2010 
• DSEWPaC database (PMST accessed on 13.07.11) 
 
Search area is 5 km radius.   
Australian status: 

CR Critically Endangered (EPBC Act) 
EN Endangered (EPBC Act) 
VU Vulnerable (EPBC Act) 

Victorian status: 
cr critically endangered (DSE 2007a) 
en endangered (DSE 2007a) 
vu vulnerable (DSE 2007a) 
nt near threatened (DSE 2007a) 
dd data deficient (DSE 2007a) 
L listed as threatened under FFG Act 

Most recent record: 
# species predicted to occur by the PMST (not recorded on other databases unless 

dated) 
Year recorded on databases listed above 

Table 2.  Fauna of national or state significance recorded or predicted to occur within 5 km 
of the study area 

Scientific Name Common Name Aust. 
Status 

Vic. 
Status 

Most 
recent  
record 

National Significance 

Rostratula australis Australian Painted Snipe VU cr,L # 
Lathamus discolor Swift Parrot EN en,L # 
Anthochaera phrygia Regent Honeyeater EN cr,L # 
Dasyurus maculatus Spot-tailed Quoll EN en,L # 
Isoodon obesulus obesulus Southern Brown Bandicoot EN nt # 
Potorous tridactylus Long-nosed Potoroo VU en,L # 
Pteropus poliocephalus Grey-headed Flying-fox VU vu,L # 
Pseudomys novaehollandiae New Holland Mouse VU vu,L # 
Heleioporus australiacus Giant Burrowing Frog VU vu,L # 
Litoria raniformis Growling Grass Frog VU en,L #/1968 
Prototroctes maraena Australian Grayling VU vu,L #/1979 
Galaxiella pusilla Dwarf Galaxias VU vu,L # 
Synemon plana Golden Sun Moth CR cr,L # 
State Significance 

Platalea regia Royal Spoonbill vu 1973 
Ardea modesta Eastern Great Egret vu,L 2001/# 
Aythya australis Hardhead vu  2001 
Biziura lobata Musk Duck vu 1977 
Accipiter novaehollandiae Grey Goshawk vu,L 2004 
Haliaeetus leucogaster White-bellied Sea-Eagle vu,L 2001/# 
Falco subniger Black Falcon vu 1999 
Melanodryas cucullata Hooded Robin nt,L 1973 



 

 

Scientific Name Common Name Aust. 
Status 

Vic. 
Status 

Most 
recent  
record 

Varanus varius Lace Goanna vu 1989 
Pseudophryne semimarmorata Southern Toadlet vu 1962 
Other conservation categories (near threatened and data deficient) 
Gallinago hardwickii Latham's Snipe nt 2000/# 
Nycticorax caledonicus Nankeen Night Heron nt 1973 
Alcedo azurea Azure Kingfisher nt 1973 
Cinclosoma punctatum Spotted Quail-thrush nt 1975 
Pseudophryne dendyi Dendy's Toadlet dd 1973 
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Figure 1: Location of the Study Area within a regional context
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X:\BAIRNSDALE\2000-2099\2002-MARSHALLS_RD_TRARALGON–

 ABN:60 093 377 283 

                                                                                                                                                                                                                    ACN: 093 377 283 

22nd August 2011 
 
Nick Anderson 
Managing Director, NBA Group Pty Ltd 
93 Macalister Street  
SALE  VIC  3850 
 
 
Our Ref:  J2002_HYDROLOGY_DUE_DILIGENCE_R01_V01.DOCX  
 
 
Dear Nick, 
 
HYDROLOGY DUE DILIGENCE INVESTIGATION - MARSHALLS ROAD TRARALGON 
 
Please find attached our scoping assessment report documenting the drainage and stormwater 
issues related to the proposed development at Marshalls Road Traralgon. Recommendations for 
further work in order to meet Latrobe City Council and West Gippsland CMA requirements have 
been outlined including: 
 

 Maintenance of adequate flood conveyance on site 

 No negative impacts on flood levels on upstream and downstream properties 

 Management of construction and operation stormwater quantity and quality 
 

It is considered that these issues can be addressed within the development concept framework and 
are unlikely to be significant constraints to development proceeding.  Of significance is the Draft 
LSIO boundary, which potentially creates an impediment to the development plan and will require 
future consideration.  

A number of additional surface water related assessments will also be required to demonstrate that 
the proposal meets environmental objectives, as suggested in the detailed investigations. 

 
If you have any questions or require additional information, please contact me to discuss. 
 
Yours faithfully 
 
Water Technology Pty Ltd 

 
Stephen Reynolds 
 
Senior Environmental Engineer 
Stephen.Reynolds@watech.com.au 
tel: 61 (03) 5152 5833   
fax: 61 (03) 5152 5855 

mailto:Stephen.Reynolds@watech.com.au
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1. INTRODUCTION 

Water Technology understands that a parcel of land (approximately 141.3 hectares) bound by the 
Traralgon-Maffra Road to the east and Marshalls Road to the south and west, is proposed for 
residential development.  This area has been recently rezoned from Farming zone to Residential 1, 
and NBA Group is in the process of preparing a Development Plan for the total development area. 
One aspect of the development plan is to undertake a high level analysis of the hydrology 
implications of developing this site generally. 
 
Initial investigations undertaken on site by NBA Group in conjunction with Millar Merrigan, have 
suggested that the Draft Outline Development Plan prepared by the NBA Group has the potential to 
accommodate all of the drainage and hydrological requirements of the site, however the NBA group 
requires this to be verified by a third party with specific expertise in surface water quantity and 
quality analysis. 
 

 

Figure 1-1          Site Location (Google Earth 2011) 

 
The land identified for development is located to the north east of the Traralgon city centre on the 
boundary between the current developed residential suburbs, and historic farming land adjacent to 
the Latrobe River floodplain.  

 

2. DEVELOPMENT PROPOSAL 

The current overall development plan as supplied to Water Technology (15534 DPI_V5), shows the 
development will consist of a significant portion of residential development coupled with a number 
of large open space reserves and a small business / commercial area along the eastern boundary of 
the development (proposed land budget is shown in Table 2-1).  
 

To Melbourne 

Traralgon CBD 

Subject Site 

Latrobe River 

Traralgon Creek 
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The development is traversed by a sewer pipeline in the southern most portion of the site and a gas 
pipeline directly north of the development. Both infrastructure features have gazetted buffer areas 
which limit the area available for development. In the case of the gas pipeline it is understood that 
the owner ESSO (Exxon-Mobil) is amenable to development within the 100m buffer area along the 
pipeline provided no development occurs inside a 24m easement zone from the infrastructure 
assets. 

A total of 6 open space reserves have been allocated in the current development plan. It is assumed 
that any development of water quality features will be integrated into these areas. In addition to the 
defined reserve areas available for surface water features (water quality and quantity) within the 
development, Water Technology understands the some surface water features may be able to be 
located inside the pipeline buffer area along the northern boundary of the development. 

 

Table 2-1          Development Land Budget – Derived from Millar Merrigan (2011) 

Land Budget – Millar Merrigan (2011) 

Developable Land Type Area (Ha) Percentage % 

Open Space 7.1 5 

Standard Residential Lots 95.8 70 

Commercial Site 2.9 2 

Roads (Local + Collector)  31.7 23 

Total 137.5 100 

 

Under existing catchment conditions the site drains west from the Traralgon-Maffra road before 
moving from the south to the north.  Flows associated with the proposed development are likely 
drain to the Latrobe River found north of the site or the Traralgon Creek west of the site. 

 

Figure 2-1          Concept development plan (Source: NBA Group Pty Ltd) 
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3. PRELIMINARY ASSESSMENT 

A preliminary assessment has been undertaken to ascertain any flooding, water quality or 
quantity issues as a result of the development.  These initial studies will then provide a more 
comprehensive understanding of further studies required to meet requirements from 
Latrobe City Council (LCC) and West Gippsland Catchment Management Authority 
(WGCMA). 

3.1 Drainage Issues 

The WGCMA is the referral authority for any drainage issues on site.  As there are 
recognised impacts from the Latrobe River and Traralgon Creek (land subject to inundation 
overlays), the WGCMA will need to be consulted during the planning process.  For any new 
subdivision the WGCMA and LCCC will typically require the developer to demonstrate the 
following: 
 

 Maintenance of pre-development peak flows; 

 Maintenance of conveyance/storage on site; 

 No negative impacts on flood levels for the upstream and downstream properties; 

 Consideration of water quality requirements; and 

 A ‘net gain’ for the waterway through the development. 
 

Additional requirements as a result of the LSIO boundary include: 

 Works or buildings must not affect floodwater flow capacity; 

 Works or buildings must not reduce floodwater storage capacity; 

 Minimum freeboard of 0.3m will be required for lots; 

 Development shall not occur where depth and flow of floodwater will be hazardous; 
and 

 The depth and flow of floodwater affecting access to a property must not be 
hazardous. 

 

A site visit was conducted on the 11th of August 2011. The purpose of the visit was to 
develop an understanding of the site including drainage under existing conditions, likely 
drainage conditions under proposed development conditions and any significant site 
constraints which could present drainage / stormwater issues for the proposed 
development. A photographic log of the site visit is included in Appendix A. 

 

3.2 Preliminary Drainage Analysis 

3.2.1 Existing Conditions 

Based on site contours (1m resolution) supplied by the LCC, and observations made during 
the site visit, with reference to Figure 3-1 the following general drainage conditions were 
observed. 

Generally, water flows north across the site towards the Latrobe River floodplain. The most 
easterly portion of the site (shown as sub-catchments 1 and 2 in Figure 3-1) and most 
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westerly portions (sub-catchments 9 and 8) show moderate grades of 3-5% while the 
remainder of the subject site is relatively flat with grades of less than 1%.  Due to the flat 
nature of most of the site many localised low points were identified during the site visit. 
Although no designated waterways are found within the boundary of the development, one 
clear (channelised) waterway / drain was noted during the site visit.  This flow path is 
located within sub catchment 3 (depicted with blue arrows in Figure 3-1). Flows from sub-
catchments 2 and 3 appeared to collect and follow this channelised feature, ultimately 
discharging into an existing farm dam north of the site. The farm dam and its outflow 
channel are recognised as a designated waterway (outside of the subject site boundary). 

 

Figure 3-1          Existing (undeveloped) drainage characteristics 

 

To determine the magnitude of site flows across the development, the area was split into 
sub-catchments that account for both existing drainage conditions, and the likely drainage 
conditions of the proposed development plan as supplied to Water Technology. 

The subject site was split into 9 principal sub catchments. Sub-catchment areas, slopes and 
peak flows were determined using spatial mapping software and Rational Method 
estimates. 

Pre development hydrology was determined using the Rational Method in accordance with 
recommended procedures outlined in Australian Rainfall & Runoff (AR&R, 1987). 100 year 
ARI peak flow estimates for the 9 sub-catchments across the site are shown in Table 3-1.  

Figure 3-1 shows the drainage paths of the various catchments of the subject site under 
existing (undeveloped) conditions. 
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Table 3-1          Rational Method Calculations for 100 Year ARI event - Existing Conditions 

100 year ARI Storm Event 
Catchment Area (Ha) Approx. Slope (%) Existing Peak Q₁₀₀ (m³/s) 

1 6.5 2.7 0.9 

2 13.3 4.7 1.5 

3 22.8 0.6 1.9 

4 16.3 0.3 1.4 

5 35.8 0.3 2.5 

6 24.1 0.7 2.0 

7 13.8 0.7 1.3 

8 4.8 2.8 0.6 

9 2.8 5.3 0.4 

Total Site 140   

 

3.2.2 Developed Conditions 

Although the development plan is in preliminary form, a concept development layout was 
supplied to Water Technology for discussion and review. The appropriateness of the 
location and size of open space reserves was considered against the existing topography and 
appropriate rule of thumb calculations for flood storage. Where the reserve locations were 
sub optimal, alternate locations have been proposed that take advantage of natural low 
points and existing drainage paths within the development. 

The increase in peak flow under developed conditions is a direct function of the change in 
fraction of impervious area within the site. For the developed catchment hydrology 
estimations a weighted average of developed fraction impervious was applied to each 
catchment. This assumes that each catchment has the same relative ratios of open space to 
residential lots and roads.  This approach is considered appropriate for the high level 
overview in this due-diligence investigation. 

Post development hydrology was determined using the Rational Method in accordance with 
recommended procedures outlined in Australian Rainfall & Runoff (AR&R, 1987); peak flow 
estimates for the 9 sub-catchments across the site are shown in Table 3-2. Figure 3-1 shows 
the drainage paths of the various sections of the subject site. 

 

Table 3-2          Rational Method Calculations for 100 Year ARI event - Developed Conditions 

100 year ARI Storm Event 
Catchment Area (Ha) Developed Peak Q₁₀₀ (m³/s) Q₁₀₀ Increase (%) 

1 6.5 2.2 144% 

2 13.3 3.7 147% 

3 22.8 4.8 153% 

4 16.3 3.5 150% 

5 35.8 6.4 156% 

6 24.1 5.1 155% 

7 13.8 3.3 154% 

8 4.8 1.6 167% 

9 2.8 1.0 150% 

Total Site 140   
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3.2.3 Site Storage  

Likely 100 year ARI storm storage volumes were determined using the Rational Method 
estimates of peak flow (m3/s), sub-catchment time of concentration values (tc) and a storage 
relationship developed by Boyd (1989). The Boyd (1989) relationship aims to reduce the 
peak flow from developed conditions back to that of existing conditions. Ultimately the 
proposed basin designs will need to be hydraulically modelled using suitable modelling 
software that will consider site specific conditions. Boyd’s method estimates of storage 
volumes are shown in Table 3-3. 

 

Table 3-3          Boyd’s method storage volume estimates 

100 year ARI Storm Event 

Catchment 
Area 
(Ha) 

Existing Peak Q₁₀₀ 
(m³/s) 

Developed Peak Q₁₀₀ 
(m³/s) 

Boyd’s Method 
Storage (m3) 

1 6.5 0.9 2.2 1,040 

2 13.3 1.5 3.7 2,640 

3 22.8 1.9 4.8 5,800 

4 16.3 1.4 3.5 4,200 

5 35.8 2.5 6.4 10,608 

6 24.1 2.0 5.1 6,200 

7 13.8 1.3 3.3 3,200 

8 4.8 0.6 1.6 800 

9 2.8 0.4 1.0 480 

Total Site 140    

 

Analysis of existing and developed flows for the proposed development show that site flows 
increase by approximately 150% under developed conditions. This result is consistent with 
Water Technology’s experience with developments of this nature.  It also found that 
approximately 160m3 – 300m3 of storage per developed hectare was required to attenuate 
developed flows back to existing conditions. 
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Figure 3-2          Likely developed conditions drainage characteristics and proposed features 

 

3.2.4 Storage Features 

Due to the generally flat nature of the development (with the exception of sub-catchments 
1, 2, 8 and 9) a significant degree of flexibility is available for directing flows from storm 
events to water treatment features within the development. Minor changes in finished 
development contours will have the potential to substantially alter the post development 
catchment boundaries for significant portions of the subject site. 

Likely storage feature location and size have depicted in Figure 3-2. The following design 
notes are presented: 

Sub-catchment 1 

Due to the small size and relatively steep nature of the sub-catchment a catchment swale 
running along the northern boundary (draining east to west) was considered the most 
appropriate surface water flow attenuation feature. As this feature could be located outside 
the existing development, it offers potential to maximise the developable land for this sub 
catchment.  

A storage volume of at least 1,060m3 would need to be captured. It is proposed that this be 
achieved by a swale with approximate dimensions as shown in Table 3-4 and depicted in 
Figure 3-2. 
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Table 3-4          Sub-catchment 1 - Proposed Storage Feature Geometry 

Sub-catchment 1 – Catchment Swale 

Volume (m3) 1,060 

Base Length (m) 300 

Top Length (m) 306 

Base width (m) 4 

Top width (m) 10 

Depth (m) 0.5 

Side Slope 1 in 6 

 

Sub-catchment 2 

Sub-catchment 2 was one of two locations which had a sub-optimal location for open space 
reserve with respect to surface water capture and treatment. The open space reserve 
identified for sub-catchment 2 was found on high ground associated with an existing 
dwelling on the Traralgon-Maffra Road. As the natural site drainage is east to west from 
Traralgon-Maffra Road and south to north from Marshalls road a storage feature found 
approximately 200m west from Traralgon-Maffra Road and 70m North from Marshalls Road 
would appear most appropriate (refer Figure 3-2). If this reserve relocation option was 
adopted, a retarding basin with the geometry listed in Table 3-5 would be suitable. 

 

Table 3-5          Sub-catchment 2 - Proposed Storage Feature Geometry 

Sub-catchment 2 – Trapezoidal Retarding Basin 

Volume (m3) 2,650 

Base Length (m) 54 

Top Length (m) 66 

Base width (m) 38 

Top width (m) 66 

Depth (m) 1.0 

Side Slope 1 in 6 

 

Sub-catchment 3 

Sub-catchment 3 is one of the three larger catchments within the development. Sub-
catchment 3 differs from other areas in the subject site in having a clearly defined waterway 
feature within the sub-catchment. This feature is not listed as a designated waterway.  The 
future development of this site may wish to take advantage of this feature but is not 
essential from a surface water management perspective. Design of the basin for sub-
catchment 3 will also need to consider outflows from sub-catchment 2 into the system.  
Calculating outflows from the storage basin in sub-catchment 2 will require more detailed 
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hydraulic modelling and has not been considered in the storage volumes or basin geometry 
presented for sub-catchment 3 in this due diligence report.  

It is suggested that flows from sub-catchment 3 could be attenuated in the pipeline reserve 
outside the current development boundary, this would potentially maximise land area 
available for development. For sub-catchment 3, a retarding basin with the geometry listed 
in Table 3-6 would be appropriate. 

 

Table 3-6          Sub-catchment 3 - Proposed Storage Feature Geometry 

Sub-catchment 3 – Trapezoidal Retarding Basin 

Volume (m3) 5,800 

Base Length (m) 74 

Top Length (m) 88 

Base width (m) 52 

Top width (m) 66 

Depth (m) 1.2 

Side Slope 1 in 6 

 

Sub-catchment 4 

Sub-catchment 4 is one of the flatter sub-catchments in the subject site. While under 
existing conditions the area drains to the north east, due to the flat nature of the sub-
catchment it is conceivable that site flows could be engineered to report to the open space 
reserve as shown in the current concept plan supplied to Water Technology. If this were the 
case a retarding basin with the geometry listed in Table 3-7 would be appropriate. 

 

 Table 3-7          Sub-catchment 4 - Proposed Storage Feature Geometry 

Sub-catchment 4 – Trapezoidal Retarding Basin 

Volume (m3) 4,210 

Base Length (m) 69 

Top Length (m) 81 

Base width (m) 50 

Top width (m) 62 

Depth (m) 1.0 

Side Slope 1 in 6 

Approx. percentage of open space used 50% 
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Sub-catchment 5 

Sub-catchment 5 is the largest discrete catchment area within the development. 
Consequently if the current drainage flow paths are to be retained it will need to have the 
largest basin capacity in the development.  Similar to sub-catchment 4 it is generally flat 
giving a degree of flexibility to manage surface water under developed conditions. Under 
existing conditions site flows generally move north, exiting the sub-catchment at various 
points along the northern boundary. Under developed conditions grades may need to be 
modified to ensure that site flows report to a single basin.  

Currently the open space reserve is found in the central portion of the northern most 
boundary of the sub-catchment and is associated with an existing homestead location. If 
flows were to report to this open space the topography would need to be modified to make 
the western flows move more north east towards the open space. However using the Boyd’s 
method storage estimation of 10,600m3, this open space would need to be completely 
converted to basin area i.e. 90m x 90m at 1.5m deep to accommodate the storage. 

A more feasible option would be to site a storage basin in the pipeline reserve outside the 
northern boundary of the catchment. Given the conditions suggested by ESSO a retarding 
basin with the dimensions listed in Table 3-8 would provide a solution. To obtain an 
appreciation of how this feature would look in the context of the development, it has been 
included in Figure 3-2. 

 

Table 3-8          Sub-catchment 5 - Proposed Storage Feature Geometry 

Sub-catchment 5 – Trapezoidal Retarding Basin 

Volume (m3) 10,600 

Base Length (m) 132 

Top Length (m) 146 

Base width (m) 56 

Top width (m) 10 

Depth (m) 1.2 

Side Slope 1 in 6 

 

Sub-catchment 6 

Sub-catchment 6 is effectively an infill development area into currently developed land. 
Under existing conditions water drains north towards Marshalls Road. However as the 
portion of land is flat drainage could feasibly be modified to flow to the currently nominated 
open space reserve in the southern portion of the sub-catchment. This option would 
however present problems for very large storm events in excess of the 100 year ARI, as once 
the basin capacity is exceeded; excess flows will not have a suitable defined overland flow 
path towards the Traralgon Creek floodplain, and could cause some flooding of lots in the 
immediate vicinity of the basin.   

It is therefore suggested that the open reserve area in sub-catchment 6 be shifted north 
towards Marshalls Road as depicted in Figure 3-2. 



 
 
 

J2002_HYDROLOGY_DUE_DILIGENCE_R01_V01.DOCX  16 
QFORM-AD-10 REV4 

Stormwater volumes in excess of the basin capacity would then naturally flow east along 
Marshalls Road to join the major flow path shown in Figure 3-3. If this recommendation to 
relocate the open space was adopted, a retarding basin with the geometry listed in Table 
3-9 would be appropriate. 

 

Table 3-9          Sub-catchment 6 - Proposed Storage Feature Geometry 

Sub-catchment 6 – Trapezoidal Retarding Basin 

Volume (m3) 6,200 

Base Length (m) 85 

Top Length (m) 99 

Base width (m) 49 

Top width (m) 63 

Depth (m) 1.2 

Side Slope 1 in 6 

 

Sub-catchment 7 

Sub-catchment 7 is another relatively flat sub-catchment and as such, finished contours in 
this area could easily be modified such that all site flows would report to the identified open 
space reserve. Based on this assumption, a retarding basin with the dimensions listed in 
Table 3-10 would be suitable. 

 

Table 3-10          Sub-catchment 7 - Proposed Storage Feature Geometry 

Sub-catchment 7 – Trapezoidal Retarding Basin 

Volume (m3) 3,200 

Base Length (m) 48 

Top Length (m) 62 

Base width (m) 41 

Top width (m) 55 

Depth (m) 1.2 

Side Slope 1 in 6 

 

Sub-catchments 8 and 9 

Sub-catchments 8 and 9 are relatively similar in nature, both being small and somewhat 
steeper than the remainder of the development. Basin 8 will ultimately discharge into the 
Latrobe River floodplain while Basin 9 will enter the Traralgon Creek floodplain. It is also 
noted that sub-catchment 8 could be subject to additional inflows from sub-catchment 7.   
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Modelling of outflows from sub-catchment 7 will need to be considered in the detailed 
design phase, and has not been considered in the storage basin volume calculations for this 
due diligence study.  

Storage features for sub-catchments 8 and 9 could be similar in form to sub-catchment 1, 
consisting of a catchment swale running along the boundary of the northern section of sub-
catchment 8 and the western section of sub-catchment 9.  As the pipe line easement is 
some distance from the sub-catchment both features would need to be incorporated into 
the site design. The above proposal could be effected by a swale with approximate 
dimensions as listed in Table 3-11. 

 

Table 3-11          Sub-catchments 8 & 9 - Proposed Storage Feature Geometries 

Sub-catchment 8 & 9 – Catchment Swales 

 Sub-Catchment 8 Sub-Catchment 9 

Volume (m3) 800 480 

Base Length (m) 225 135 

Top Length (m) 231 141 

Base width (m) 4 4 

Top width (m) 10 10 

Depth (m) 0.5 0.5 

Side Slope 1 in 6 1 in 6 

 

3.2.5 Declared waterways 

As depicted in Figure 4-1, no declared waterways exist on the site. The nearest designated 
waterway features are found north of the development. One is associated with the farm 
dam (north of sub-catchment 3) and the other borders sub-catchments 5 and 8.  The 
absence of declared waterway features within the development gives more freedom to 
modify existing drainage paths and optimise developable land. 

 

3.2.6 Observations and comments from Latrobe City Council 

A meeting was held with Latrobe City Council (LCC) representatives on the 11th of August 
2011, the general development layout and likely surface water challenges were discussed. 
The following comments were noted: 

Pipe line easements 

Siting retarding basin features within the gas pipe line easement was discussed with LCC. It 
appeared that if the owner of the asset (ESSO) was amenable to development of the land 
inside the 100m buffer the LCC would not object. 

LCC also noted that if the proponent opted to pipe water from sub-catchment 6 open space 
reserve, they would need to consider the sewer pipeline easement. 
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Overland flow paths 

Options of major overland flow paths were discussed with the LCC (as shown in Figure 3-3), 
the key path being sub-catchment 6 flowing across Marshalls road in a 100 year event. The 
LCC made no objection to this design concept so long as site access could be maintained. 

Sanctuary Lake Estate 

Constructed in the 1990’s, Sanctuary Lakes is a large residential estate to the south of the 
subject site (upstream). Discussions with the LCC identified that a large (1500mm) pipe 
associated with the outlet structure of a basin / wetland feature (Sanctuary Lake) runs 
through the subject site. It is buried approximately 3m below the natural surface so as to 
not impact the sewer pipe line. The pipe discharges into the large dam north of sub-
catchment 3 (the dam is a designated waterway feature).  

To the knowledge of the LCC the basin / wetland feature in the Sanctuary Lake Estate has 
not been designed with any hydrology focused analysis. Consequently it is currently not 
known if the 1500mm pipe running through the Marshalls road site has the capacity to 
handle all flows from the 100 year ARI event. While not a direct concern for the proponent 
(LCC is responsible for surface water management within Sanctuary Lake Estate), it is 
important to note this in this due diligence investigation, as the LCC will necessarily consider 
impacts on Sanctuary Estate of any drainage proposals for Marshalls Road. 

Current Development – Directly South of Marshalls Road 

Discussions with LCC suggested that while development of the land directly south of 
Marshalls Road (north of Sanctuary Lakes and east of sub-catchment 6) has begun, surface 
water quantity and quality features were still being finalised. Attenuation and Water 
Sensitive Urban Design features from this development may need to be considered by the 
LCC in conjunction with the Marshalls Road development. As noted for sub-catchment 6, 
while this is not a direct concern for the proponent (LCC and relevant developers are 
responsible for surface water management at this location), it is important to note this in 
this due diligence investigation, as the LCC will necessarily consider impacts on current 
development areas of any drainage proposals for Marshalls Road.  

Existing Storm Water Infrastructure 

Within the immediate surrounds of the proposed development two major stormwater 
outfalls were identified (shown in Figure 3-3): 

1. 1500mm pipe from the Sanctuary Lake into the designated waterway north of sub-
catchment 3; and 

2. 1500mm pipe north of the Gippsland Water - Water Treatment Plant discharging into 
the Traralgon Creek. 

These features could only be considered for incorporation into the development with 
appropriate hydrologic/hydraulic capacity analysis completed and with approval from the 
LCC. 
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Figure 3-3          Major flow pathways & site features discussed with LCC 

4. FLOODING ISSUES 

4.1 Land Subject to Inundation 

The site is not impacted by any designated waterways or Floodways. The site is however found on 
the boundary of one currently gazetted Land Subject to Inundation overlay (LSIO) (shown in Figure 
4-1 as a thick blue line) and inside the 100 year flood extent currently in the process of being 
implemented as the LSIO for the Traralgon Creek (light blue shading in Figure 4-1).  

Latrobe River LSIO 

The north-west boundary of the proposed development shows some overlap with the current 
Latrobe River LSIO; however the exact overlap is unclear. Data interpreted by Water Technology 
suggests that the current LSIO and property boundary are common whereas analysis undertaken by 
Miller Merrigan suggests some minor overlap. Either way the impact is negligible and not likely to 
significantly impact the developable land in that portion of the site. It should be noted that there has 
been no definitive flood study to confirm the actual boundary of the LSIO in this portion of the 
Latrobe River catchment. Furthermore it is understood that this portion of the system will have a 
flood study completed within the next 12-18 months (subject to WGCMA funding). The outcome of 
this flood study may involve realignment of the LSIO boundaries in the area of this development. 

Traralgon Creek LSIO 

Approximately 1.2ha of catchment 9 (43% by area) is impacted by the 100 year flood extent adopted 
by the WGCMA for the Traralgon Creek. This area is associated with the lower portion of the sub-
catchment (below the fluvial terrace). This flood extent is currently in the process of being adopted 
as the LSIO planning overlay.  
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Discussions with Adam Dunn of the WGCMA suggest that the new LSIO could be implemented as 
soon as the end of the year. The Latrobe City Council are aware of the flood study extent and have 
suggested in a recent meeting that they would likely involve the WGCMA in this development based 
on the extent from the proposed LSIO. 

 

Figure 4-1          Designated water features (overlays and extents)  

5. WATER QUALITY ISSUES 

Latrobe River and Traralgon Creek are the respective receiving water bodies for all sub 
catchments within the development.  Both waterways are considered to have high 
environmental, amenity, cultural, stormwater and economic values to the local community.  
Data available for the respective waterways indicates nutrients and sediments are current 
water quality issues. 
 
The Marshalls Road development will need to be designed to protect the values of 
waterways it discharges into.  The achievement of Best Practice Stormwater management 
will enable the development to achieve these objectives.  The main water quality issues that 
will need to be addressed for the proposed development are: 

1. Likely development runoff water quality characteristics; and 
2. Stormwater management for construction and operational phases of the 

development. 
 
 

Traralgon Creek 100y flood extent 

Latrobe River LSIO 
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5.1 Development Conditions Pollutant Loads 

Runoff generated from residential areas tends to be contaminated through increased 
nutrient loads. This is typical in an urbanised setting given the greater proportions of 
impervious area and stormwater contamination. In residential areas, stormwater treatment 
systems and management plans are typically mandatory to protect the quality of the 
receiving waters. Key issues to be addressed include: 

 Assessment of stormwater threats; 

 Size and location of treatment measures; 

 MUSIC modelling to demonstrate water quality objectives can be met; and 

 Stormwater Management Plan developed for construction and operational phases. 
 
Preliminary MUSIC modelling of the site, as shown in Figure 5-1, provided the following 
overall indicative loads generated within the catchment (refer Table 5-1).  Without any 
stormwater treatment features these loads would ultimately enter the Latrobe River 
system.  Given the conceptual nature of the current development plan, MUSIC modelling for 
individual catchments is not appropriate at this due diligence phase of the investigation and 
an ‘overall’ concept MUSIC assessment has been considered. 
 

 
Figure 5-1          Preliminary MUSIC model layout 

 
Table 5-1          Catchment loads derived in MUSIC 

 Sources (without treatment) 

Flow 666 ML/yr 

Total Suspended Solids 115,000 kg/yr 

Total Phosphorus 248 kg/yr 

Total Nitrogen 1,840 kg/yr 

Gross Pollutants 188,000 kg/yr 
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It is a planning requirement for any residential subdivision to meet Clause 56 of the planning 
provisions, ensuring best practice stormwater management is achieved.  Best practice 
stormwater management requirements include: 
 

 80% reduction in Total Suspended Solid loads; 

 45% reduction in Total Phosphorus loads; 

 45% reduction in Total Nitrogen loads; and 

 70% reduction in Gross Pollutant loads. 
 
As such Water Sensitive Urban Design (WSUD) features will be required for the 
development to meet these objectives.  Due to the size and topography of the site, features 
will be required across the site to treat flows from each drainage line within the 
development.  Selection and design of these features will need to be undertaken during the 
future detailed design phase of this investigation. 

 

5.2 Stormwater Reuse  

Opportunities exist throughout the development to store and reuse stormwater for 
irrigation and/or toilet flushing purposes.  This has benefits not only for water conservation, 
but also in terms of meeting some of the water storage and water quality improvement 
requirements. 

Potential applications of the reused water on the site include: 

 Irrigation of landscaped areas within the development; 

 Toilet flushing within communal facilities; and 

 Rainwater tanks on individual properties for toilet flushing and/or garden watering. 
 

Any reuse strategy would be subject to the developer’s requirements for the site and 
whether rainwater / storage tanks would be on a development scale or on individual lots.  
Compliance with any reuse strategy would need to be incorporated into a Section 173 
agreement for the development. 
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6. FURTHER ASSESSMENTS REQUIRED 

Based on this preliminary investigation Water Technology recommends a number of further 
studies are required to meet LCC and WGCMA requirements.  This is likely to include a Flood 
Assessment, Surface Water Drainage Design and a Stormwater Management Plan. These 
studies will encompass all of the points addressed in this scoping study and gain ‘in-
principle’ approval of the development from the LCC and the WGCMA.  

The following components are required to undertake these assessments: 

6.1 Site Survey (~$10,000) 

To accurately model the site a survey with at least 0.25 m contour intervals is required to 
determine flow paths. Locations of conveyance and water treatment features will be based 
on this information.   
 
Nearby flood and terrain studies with detailed ALS have been assessed to determine if 
terrain extents cover the study site.  Unfortunately it is believed that the site falls outside of 
the range of the Narracan Creek terrain and recent LiDAR data flown for WGCMA. The 
WGCMA are further checking this information and may have additional LiDAR, and as such 
the site survey requirements may be reduced. It is also expected that the site will be feature 
surveyed for development plans, and this could be tied in with the existing information to 
fulfil this requirement. Currently only 1m LCC contours cover the site. 

 

6.2 Latrobe River Flood Study ($NA) 

Consultation with the WGCMA is recommended regarding the extent of the LSIO extent for 
the Latrobe River.  It is Water Technology’s understanding that the WGCMA plan to 
undertake a flood study on the Latrobe River encompassing the subject site within the next 
12-18 months. This would confirm the boundary of the LSIO impacting the north-west 
corner of the site.    Likely components of this study (to be funded by the WGCMA) include: 

 Purchase of survey data for the site; 

 Development of a digital terrain model; 

 Determination of catchment hydrology; 

 Hydraulic modelling of flood levels under various ARI events; and 

 Flood Mapping. 
 
The cost of this study will be dependent on the availability of data, particularly terrain 
information, it is not anticipated that the proponent will be required to fund a Latrobe River 
flood study based on the impacts identified in this due diligence report. 
 

6.3 Surface Water Management Strategy (~$15,000) 

A Surface Water Management Strategy (SWMS) will be required for the subject site that 
details individual stormwater quantity and quality management features for the 
development.  This study should refer to a detailed concept development plan that provides 
an accurate assessment of lot, POS and road layouts.  Individual sub-catchment storage and 
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WSUD features will be detailed and benchmarked with LCC and WGCMA requirements.  Key 
elements of this study include: 
 
6.3.1 Hydrologic Assessment 

A detailed hydrologic analysis of the site flows is required. This can be achieved by 
developing a hydrologic model (such as XP-Storm or equivalent) to define design event 
flows. A range of average recurrence interval (ARI) event hydrographs would be determined 
for existing and post-development conditions.  This information will then be used to size 
conveyance and storage measures to meet LCC / WGCMA conditions. 
 
6.3.2 Water Quality 

An assessment of storm water management requirements including design of appropriate 
water quality treatment measures will need to be completed. This is to ensure Best Practice 
in meeting any receiving water requirements. This will design and documentation of 
conceptual treatment components (detailed design would occur at a later stage in liaison 
with civil designers). This will however provide a conceptual design with sized areas and 
batter slopes etc. 
 
In general, the SWMS will involve the following: 

1. Review of the surface water management issues for the site as a whole which 
may impact on function and sustainability of water bodies and drainage paths 
including consideration of Water Sensitive Urban Design (WSUD) principles in the 
proposed development; 

2. Concept design of proposed stormwater water management system options and 
assessment of their suitability and effectiveness using Best Practice Management 
tools (stormwater treatment modelling tool MUSIC); 

3. Feasibility assessment evaluating size and location of proposed treatment 
options; and 

4. Preparation of a report detailing the concept design and analysis of the WSUD 
components of the development. 

 
We believe there is significant scope within the development to derive an attractive and 
functional stormwater system, with multiple water quality and aesthetic values associated 
with the design. 
 

6.4 Detailed Design WSUD Features (~$6,000 - $10,000/feature) 

Water Technology has the capability to undertake detailed design of any proposed Water 
Sensitive Urban Design (WSUD) features for the development.  This phase of the study is 
undertaken once conceptual layouts are approved in the drainage design planning 
application. 
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6.5 Reuse Strategy (~$5,500) 

If reuse of stormwater is considered a viable and attractive option for the development, 
Water Technology could develop a reuse strategy which encompasses the following: 

1.  Demand analysis for various potential users in the development; 

2. Water storage design – whether this is within reservoirs, underground storages 
or rainwater tanks; 

3. Consideration of any water quality requirements associated with reuse; and 

4. Water balance analysis. 
 

6.6 Consultation with relevant authorities (~$3,500) 

As the LCC and WGCMA are important referral authorities for the development, additional 
meetings will be required to discuss drainage, flooding and water quality related issues.  Any 
such meetings required would be charged on an hourly rates basis. 

 

6.7 Water Technology Capability 

Water Technology has the required resources and experience to conduct the further studies 
indicated above.  The above assessments would be carried out under Mr Stephen Reynolds, 
Bairnsdale Office Manager. Stephen has extensive experience in this type of work and is 
passionate about waterway improvement through development.  Stephen would be 
assisted by Simon Hof and Aaron Vendargon, our specialist water quality engineers.  Full CVs 
for these staff can be provided on request. These works will be overseen by Mr Chris 
Beardshaw, Team Leader Storm Water – Water Technology. 
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APPENDIX A  SITE VISIT PHOTOS 
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Centre of Sub-Catchment 2 - looking north to open space reserve 

 

 
Centre of Sub-Catchment 2 - south west to recommended open space reserve 

 



 
 
 

J2002_HYDROLOGY_DUE_DILIGENCE_R01_V01.DOCX  28 
QFORM-AD-10 REV4 

 
Sub-Catchment 2 - looking north to boundary of Sub-catchments 1 and 3 

 
Sub-Catchment 2 - looking north to currently nominated open space reserve 
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Sub-catchment 3 - Natural low point on Marshalls Road 

 
Sub-Catchment 3 - Downstream section of channelised flow path 
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Sub-Catchment 3 - Upstream section of channelised flow path 

 
Sub-Catchment 4 - Location of Open Space Reserve, Looking north 
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Sub-Catchment 6 – Looking south, low point noted along Marshalls Road 

 
Sub-Catchment 8 – Western boundary looking north west 
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Sub-Catchment 7 – Western boundary looking north east 

 
Sub-Catchment 7 – Looking south east towards sub-catchment 6 
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Sub Catchment 9 – Looking west, area impacted by Draft Traralgon Creek LSIO 

 
Sub Catchment 9 – Looking north, area impacted by Draft Traralgon Creek LSIO 
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Sub-Catchment 1 – looking north, Traralgon Maffra Road to immediate right. 

 
Sub-Catchment 1 – Looking north west, Latrobe River floodplain at rear of image. 
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