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Executive summary 
Greater Shepparton Planning Scheme Amendment C212 (the Amendment) seeks to 
implement the recommendations of the Greater Shepparton Townships Framework Plan 
Review 2018 (the Review) by revising the Framework Plans in the Municipal Strategic 
Statement of the Planning Scheme. 

Specifically, the Amendment proposes the following changes to the Planning Scheme: 

• Amend Clause 21.04 Settlement to implement the updated Framework Plans for the 
townships and revise relevant policy 

• Amend Clause 21.09 Reference Documents to include the Greater Shepparton 
Townships Framework Plan Review, 2018. 

The Amendment applies to land in the townships of Congupna, Dookie, Katandra West, 
Merrigum, Murchison, Tallygaroopna, Tatura, Toolamba/Old Toolamba and Undera. 

The Amendment proposes no changes to the Framework Plans for Dookie, Merrigum, 
Murchison and Tallygaroopna and very minor changes to the framework plans for Congupna, 
Katandra West and Undera.  No submissions were received in relation to these towns. 

The Amendment proposes several changes to the Tatura and Toolamba structure plans to 
reflect the findings of the Review.  The key issues raised by submitters in relation to Tatura 
and Toolamba were: 

• Request for additional land to be included within town settlement boundaries 

• Requests to change the future land use designation on specific land parcels 

• Request to bring forward development of specific parcels from long term to more 
immediate development. 

After reviewing the submissions and Amendment documentation, the Panel concludes that 
the Tatura Framework Plan should be adopted as exhibited subject to one change to show 
all of the land at 110 Ferguson Road as ‘Urban Growth Area’. 

The Panel concludes that the Toolamba Framework Plan should be adopted as exhibited 
subject to the settlement boundary being amended on the southern edge of 215 Rutherford 
Road to align with the Goulburn Valley Highway Public Acquisition Overlay boundary. 

Several minor drafting changes to the Framework Plans are also recommended. 

Council officers sought direction from the Panel regarding whether it is appropriate to 
remove Toolamba Framework Plan from Amendment C212 pending the finalisation of the 
Toolamba Townships Growth Plan.  The Panel determined that changes to the Toolamba 
Framework Plan as part of this Amendment should proceed in the short term and will likely 
add value to future Growth Plan work.   

The Country Fire Authority (CFA), Regional Roads Victoria and Transport for Victoria 
requested changes to the Explanatory Report, Clause 21.04 Settlement and the Greater 
Shepparton Township Framework Plan Review 2018. 

CFA made a substantial submission raising concerns about the lack of bushfire risk 
assessment and more broadly how the Amendment complies with Clause 13.02 Bushfire 
proposing post-exhibition changes. 
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Changes to the Explanatory Report, Clause 21.04 Settlement and the Greater Shepparton 
Township Framework Plan Review 2018 have been proposed by Council to resolve the issues 
raised by the CFA and other agencies and the Panel supports those changes. 

The Panel reviewed the strategic basis for the Amendment and concludes that the 
Amendment is well founded and strategically justified, and the Amendment should proceed 
subject to recommendations addressing specific issues raised in submissions. 

The Panel has distinguished below between recommendations in relation to the Amendment 
and recommendations for Council to consider for further work as a consequence of matters 
relating to the Amendment. 

Recommendations 

Based on the reasons set out in this Report, the Panel recommends that Greater Shepparton 
Planning Scheme Amendment C212 be adopted as exhibited subject to the following: 

 Adopt the changes to Clause 21.04 Settlement as shown in Appendix B of this 
report, subject to further changes to Township Structure Plans identified in the 
Panel’s recommendations. 

 Adopt the changes to the Explanatory Report as shown in Appendix B of this 
report. 

 Amend the Tatura Framework Plan to show the entire area of 110 Ferguson Road, 
Tatura as ‘Urban Growth Area’. 

 Amend the Toolamba Framework Plan to show the southern boundary of the 
settlement boundary at 215 Rutherford Road to align with the boundary of the 
Goulburn Valley Highway Public Acquisition Overlay rather than Bridge Road. 

 Change the designation of ‘Urban Growth Area’ on the Framework Plans for the 
Dookie, Merrigum, Tatura (including 110 Ferguson Road) and Toolamba to 
‘Standard Density Residential’ or similar. 

 Change the colour used to designate the Bushfire Management Overlay areas on 
the Murchison and Toolamba Framework Plans to avoid confusion with the 
legend colours on other framework plans. 

Further recommendations 

The Panel makes the following further recommendations for further work by Council on 
matters relating to the Amendment: 

Prior to forwarding the Amendment to the Minister for consideration, Council 
should consider the changes to the proposed reference document Greater 
Shepparton Township Framework Plan Review 2018 as set out in Council’s Part C 
submission to the Hearing. 
 

Work on the Toolamba Growth Plan should examine the following issues in 
relation to 155 Rutherford Road: 

• The most appropriate residential zone and density for the site. 

• The most appropriate timing of any development on the site. 
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• Whether it is feasible and desirable to connect reticulated sewerage to the 
site. 

Work on the Toolamba Growth Plan should examine appropriate future land use 
for the southern portion of 215 Rutherford Road south of Bridge Road and north 
of the Goulburn Valley Highway Public Acquisition Overlay. 
 
Subsequent changes may be required to the Toolamba Structure Plan as result of 
the recommendations of the Toolamba Growth Plan.  Any changes should be 
implemented as part of the any amendment to introduce the findings of the 
Toolamba Growth Plan into the planning scheme. 
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1 Introduction 

1.1 The Amendment  

The purpose of the Amendment is to implement the recommendations of the Greater 
Shepparton Townships Framework Plan Review 2018 (the Review) by revising the Framework 
Plans in the Municipal Strategic Statement of the Planning Scheme. 

The Review focused on nine of the ten townships that the Greater Shepparton Housing 
Strategy 2011 provides Framework Plans for. i.e. excluding Shepparton East, and the urban 
areas of Shepparton, Mooroopna and Kialla. 

The Amendment applies to land in the townships of Congupna, Dookie, Katandra West, 
Merrigum, Murchison, Tallygaroopna, Tatura, Toolamba/Old Toolamba and Undera. 

Specifically, the Amendment proposes the following changes to the Planning Scheme: 

• Amend Clause 21.04 Settlement to implement the updated Framework Plans for the 
townships and revise relevant policy 

• Amend Clause 21.09 Reference Documents to include the Greater Shepparton 
Townships Framework Plan Review, 2018. 

The Review proposed no changes to the framework plans for Dookie, Merrigum, Murchison 
and Tallygaroopna.  No changes are proposed for these towns as part of the Amendment.  
No submissions were received in relation to these towns. 

The Review proposed very minor changes to the framework plans for Congupna, Katandra 
West and Undera.  The Amendment proposes corresponding minor changes.  No 
submissions were received in relation to these towns. 

The Review identified areas of Tatura and Toolamba suitable for short term or longer term 
residential development.  The Amendment proposes several changes to both the Tatura and 
Toolamba structure plans to reflect the findings of the Review.  The proposed changes for 
Tatura and Toolamba are shown in Chapters 4 and 5 respectively.  Submissions were 
received in relation to Tatura and Toolamba. 

Note that the Framework Plan for Toolamba is referred to as Toolamba/Old Toolamba, but 
no changes are proposed to Old Toolamba.  The Panel refers throughout the report to the 
plan as the Toolamba Framework Plan. 

1.2 Background  

The Greater Shepparton Housing Strategy 2011, implemented into the Planning Scheme 
through Amendment C93, forms the strategic foundation for Amendment C212. 

Council prepared a Draft Greater Shepparton Township Framework Plan Review in 2018.  
This included revision of the nine township Framework Plans in the Planning Scheme.  After 
consultation though 2018, Council adopted the final Greater Shepparton Township 
Framework Plan Review (the Review) in September 2018. 
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1.3 Summary of issues raised in submissions 

(i) Planning Authority 

Council officers prepared a report to Council in May 2019 responding to submissions.  
Several changes are proposed to the Amendment documents in response to agency 
submissions as discussed below. 

(ii) Relevant agencies 

Submissions received from Powercor, Goulburn Broken Catchment Management Authority, 
Environment Protection Authority, Goulburn-Murray Water, Department of Environment, 
Land, Water and Planning and APA VTS Australia (APA Group) raised no objections nor 
requested any changes to the Amendment.  The following agencies provided comment and 
requested changes: 

Regional Roads Victoria  

Regional Roads Victoria requested greater clarity on the future planning processes 
associated with rezoning land for future residential growth and greater detail regarding the 
proposed Public Acquisition Overlay for the Goulburn Valley Highway Shepparton Bypass.  
Council responded by proposing post-exhibition changes to the Amendment documentation 
clarifying the issues raised.  Regional Roads Victoria responded that this resolved their 
concerns.  The changes to clause 18.1 Integrated transport are included in the post-
exhibition version attached as Appendix B to this report. 

Transport for Victoria 

Transport for Victoria requested changes to Clause 21.04-1, strengthening reference to 
integrated transport and connectivity of transport modes.  Council has included the 
requested changes in the post-exhibition version attached as Appendix B to this report. 

Country Fire Authority (CFA) 

CFA made a written submission raising concerns about the lack of bushfire risk assessment 
and more broadly how the Amendment complies with Clause 13.02 Bushfire.  Darren Viney 
of the CFA attended the Hearing to elaborate of the CFA’s issues.  He made submissions 
about:  

• the importance of bushfire in planning for settlement growth 

• the need for bushfire assessments 

• element of bushfire risk mitigation. 

The CFA highlighted the importance of the next stages of settlement planning complying 
with clause 13.02S. 

At the Hearing, Council officers offered to continue to work with the CFA to agree 
appropriate changes to the Amendment documentation.  This occurred immediately after 
the Hearing and the Panel received a Part C submission from Council on 2 August 2019.  
Council has proposed minor changes to the: Explanatory Report; Clause 21.04 Settlement 
and the Review to enhance the need to consider the risk of bushfire in the next stages of 
development planning.  The changes are discussed briefly in Chapter 3 and shown in 
Appendix B of this report. 
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(iii) Individual submitters or groups of submitters 

No submissions were received in relation to Dookie, Merrigum, Murchison, Tallygaroopna, 
Congupna, Katandra West, Undera or Old Toolamba. 

The key issues raised by submitters in relation to Tatura and Toolamba were: 

• Request for additional land to be included within town settlement boundaries 

• Requests to change the future land use designation on specific land parcels 

• Request to bring forward development of specific parcels from long term to more 
immediate development. 

These issues were not resolved and were the subject of submissions to the Hearing.  Tatura 
and Toolamba Structure Plans are dealt with in Chapters 4 and 5 respectively. 

1.4 Procedural issues 

Council’s Part C submission, which included proposed changes to the Explanatory Report; 
Clause 21.04 Settlement; and the Review in response to issues raised by the CFA, Transport 
for Victoria and Regional Road Victoria, was circulated to all parties to the Hearing on 2 
August 2019 for comment.  No responses were received.  The Panel is comfortable that the 
changes proposed are minor clarifying changes, do not disadvantage any parties and can be 
incorporated in the Amendment without the need for further exhibition. 

1.5 The Panel’s approach 

The Panel has assessed the Amendment against the principles of net community benefit and 
sustainable development, as set out in Clause 71.02-3 (Integrated decision making) of the 
Planning Scheme. 

The Panel considered all written submissions made in response to the exhibition of the 
Amendment, observations from site visits, and submissions, evidence and other material 
presented to it during the Hearing.  It has reviewed a large volume of material and has had 
to be selective in referring to the more relevant or determinative material in the Report.  All 
submissions and materials have been considered by the Panel in reaching its conclusions, 
regardless of whether they are specifically mentioned in the Report. 

As no submissions were received in relation to Dookie, Merrigum, Murchison, Tallygaroopna, 
Congupna, Katandra West, Undera or Old Toolamba, the Panel has not considered these 
framework plans in any detail.  The Panel makes no comments in relation to the framework 
plans these towns except that they need to be made consistent with any broader 
terminology changes or changes to the legends as discussed in Chapter 6 of this report. 

This Report deals with the issues under the following headings: 

• Planning context  

• Changes in response to agency submissions 

• Tatura 

• Toolamba 

• Drafting issues. 
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2 Planning context 

2.1 Planning policy framework 

Victorian planning objectives 

Council submitted that the Amendment is supported by various clauses in the Planning 
Policy Framework (PPF) and provided the useful summary shown in Table 1. 

The Amendment will assist in implementing State policy objectives set out in section 4 of the 
Act by providing guidance for appropriate land use and development that addresses 
environmental, social and economic factors. 

Table 1 Response to PPF State policy 

Clause Implementation 

Clause 11.02-1S 

Supply of urban land 

The Amendment sets out the orderly structure and delivery of land for a 
residential purpose for the townships in the municipality.  The Amendment 
will also reflect current growth patterns and appropriately guide sensitive 
land uses to establish in areas suitable to accommodate it. 

Clause 11.02-2S 

Structure planning 

The Amendment will provide clear direction on the appropriate location for 
future residential land use in the townships and identify land capable of 
accommodating higher residential densities in the Framework Plans. 

Clause 12.01 

Biodiversity 

No land identified for future residential or rural residential development has 
been assessed as having high biodiversity or ecological value.  As part of a 
future planning scheme amendment to rezone land for a sensitive use, all 
land will be subject to the preparation and consideration of specialist 
reports, including flora and fauna assessments.  The Amendment will not be 
of detriment to any environmentally significant areas. 

Clause 13.02 

Bushfire 

The Amendment supports the objectives and strategies of Clause 13.02 
Bushfire.  All future planning scheme amendments seeking to rezone land 
for a sensitive use will be subject to the preparation of bushfire risk 
assessments, where relevant, undertaken to the satisfaction of the CFA.  

The Bushfire Management Overlay (BMO) has been included on the revised 
Framework Plans to ensure this development constraint is noted. 

Clause 13.03 

Floodplain 
Management 

The Amendment supports strategies to Clause 13.03 Floodplain 
management by ensuring that urban sprawl and urban densification are 
minimised on flood-affected land.  Preparation of the Review recognises the 
municipality’s flat nature in the identification of land for future residential or 
rural residential development. 

A stormwater management plan and drainage strategy will be required to be 
prepared to the satisfaction of the relevant floodplain manager before any 
future rezoning of land can occur. 

Clause 16.01-2S 

Location of 
Residential 
Development 

The Framework Plans specify the settlement boundary for the townships 
and a direction for future growth.  The Review recommends updates to the 
Framework Plans to reflect current growth trends and to identify possible 
future residential growth on land adjacent to existing urban development. 
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Clause 18.01-1S 

Integrated Transport 

Land directly affected by the Amendment is not proposed to be rezoned as 
part of Amendment C212.  Upon receipt of a rezoning request for any land 
identified in the Framework Plans, all relevant authorities would be 
consulted with to better understand transport requirements.   

Clause 18.01-2S 

Transport system 

The Amendment identifies land that may accommodate some residential or 
rural residential development, subject to the completion of appropriate 
background reports.  These reports will ensure that any future development 
is served by an appropriate transport network and that there are no 
negative impacts on the existing network. This would need to be undertaken 
before any land is rezoned. 

Clause 21 the Municipal Strategic Statement (MSS) 

The Amendment supports the following clauses of the MSS as shown in Table 2: 

Table 2 Response to MSS 

Clause Implementation 

Clause 21.04 
Settlement -  

provides strategic 
direction for 
residential 

growth in the 
municipality.  

 

This policy includes Framework Plans to guide development in areas across 
Greater Shepparton, including the townships.  The Framework Plans direct 
urban growth and densification to specific growth corridors capable of 
accommodating a sensitive land use. 

In order to respond to the current levels of growth experienced in the 
townships, the Framework Plans have been reviewed.  The Amendment 
aims to meet the residential growth objectives outlined in Clause 21.04 
Settlement by implementing current and robust Framework Plans for future 
sensitive land uses that will create a variety of future housing types.  

The Amendment further supports the objectives of Clause 21.04 Settlement 
by facilitating high quality living environments which balance the needs of 
residents for housing and employment opportunities with agricultural and 
ecological assets. The Amendment facilitates a variety of rural and 
residential development that will be the subject of future planning scheme 
amendments which will improve housing choice within the municipality. 

Clause 21.05 
Environment –aims to 
protect flora and 
fauna in the 
municipality as well as 
the protection and 
management of 
natural landscape 
features. 

The Amendment protects areas of high ecological significance whilst 
facilitating residential growth.  Expansion of the townships will be guided in 
accordance with the Framework Plans encouraging all future residential land 
uses within the settlement boundary away from areas of ecological 
significance. 

2.2 Other relevant planning strategies and policies  

(i) Hume Regional Growth Plan 

The Hume Regional Growth Plan provides broad direction for land use and development 
across the region, as well as a more detailed planning framework for Shepparton as a 
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Regional City and a major growth location.  Tatura is identified as a key sub-regional 
settlement. 

Council submitted that Amendment is in accordance with the residential growth objectives 
of the Regional Growth Plan by supporting growth and development in existing urban 
settlements and fostering the sustainability of small rural settlements. 

(ii) Greater Shepparton Housing Strategy 

The Greater Shepparton Housing Strategy 2011 identifies land to meet the future residential 
growth of the municipality until 2031.  The Strategy establishes a development framework in 
the Shepparton, Mooroopna and Kialla urban areas, as well as the townships within the 
municipality.  Certain townships have experienced higher levels of growth than originally 
anticipated, resulting in a shortage of residential land, thus requiring the need for review. 

The Greater Shepparton Housing Strategy 2011 supports the growth of Greater Shepparton 
in a consolidated and sustainable fashion.  The Framework Plans specify the settlement 
boundary for each area, the direction for future growth, the types of potential zoning for 
each area and, where applicable, indicate Investigation Areas. 

The revised Framework Plans within the Review, and implemented as part of this 
Amendment, supercede those included in the Greater Shepparton Housing Strategy 2011 for 
the townships. 

Settlement boundaries provide guidance to the potential type, location and amount of 
residential land required.  The framework plans project the outward limit of growth to the 
year 2031 as well as in some instances providing the broad direction of longer-term growth 
of Greater Shepparton beyond 2031 as indicated by arrows on the Framework Plans. 

Residential growth outside the nominated settlement boundaries will generally not be 
supported.  

Investigation Areas represent land that has potential to be rezoned to a higher density 
residential use due to the proximity to services and/or growth areas.  The areas generally 
have significant issues or constraints such as environmental, flooding, infrastructure and/or 
land use conflicts. Prior to any rezoning / subdivision of land within the Investigation Area, 
relevant issues affecting the land will need to be resolved. 

2.3 Planning scheme provisions 

No changes to existing zones or overlays are proposed as part of the Amendment. 

2.4 Ministerial Directions  

The Amendment complies with the following relevant Ministerial Directions: 

Ministerial Direction 1 Potentially Contaminated Land 

Most of the land associated with the Amendment has been historically used for various 
agricultural uses.  As part of a future planning scheme amendment to rezone land for a 
sensitive land use, an environmental site assessment will need to be undertaken by a 
suitably qualified consultant.  This will include investigation, specific site assessment and 
recommendations for remediation, if necessary.  
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Ministerial Direction 11 Strategic Assessment of Amendments 

The purpose of this Direction is to ensure a comprehensive strategic evaluation of a planning 
scheme amendment and the outcomes that it seeks to produce.  Council provided a strategic 
assessment in the Explanatory Report for the Amendment.  The strategic justification for the 
Amendment was not challenged by any submitters. 

Ministerial Direction 19 Part A: Ministerial Direction on the Preparation and Content of 
Amendments that may Significantly Impact the Environment, Amenity and Human Health 

The purpose of this Direction is to require planning authorities to seek the views of the 
Environment Protection Authority (EPA) in reviewing a planning scheme or preparing a 
planning scheme amendment that could result in use or development of land that may 
result in significant impacts on the environment, amenity and human health due to pollution 
and waste. 

The views of the EPA were sought in February 2018 and during the exhibition of the 
Amendment.  As part of any future planning scheme amendment seeking to rezone land 
identified on the Framework Plans, the EPA will be notified, and its feedback sought.  Any 
environmental site assessment prepared by a suitably qualified consultant that seeks to 
rezone land to a sensitive land use will be subject to the satisfaction of the EPA. 

Ministerial Direction: The Form and Content of Planning Schemes 

The Amendment is consistent with the Ministerial Direction on the Form and Content of 
Planning Schemes under section 7(5) of the Act. 

2.5 Discussion and conclusion  

The Panel concludes that the Amendment is supported by, and implements, the relevant 
sections of the PPF, and is consistent with the relevant Ministerial Directions and Practice 
Notes.  The Amendment is well founded and strategically justified, and the Amendment 
should proceed subject to addressing the more specific issues raised in submissions as 
discussed in the following chapters.   
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3 Changes in response to agency submissions 

3.1 Discussion 

As discussed in section 1.3, Council submitted a Part C submission on 2 August 2019 
proposing post-exhibition changes to the Explanatory Report, Clause 21.04 Settlement and 
the Greater Shepparton Township Framework Plan Review 2018 (the Review) in response to 
issues raised by Regional Roads Victoria, Transport for Victoria and the CFA. 

The changes to the Explanatory report are minor clarifying modifications. 

The proposed post-panel changes to Clause 21.04 Settlement include the following changes 
to respond to the issues raised by the CFA: 

• introduces a new objective in Clause 21.04-1 Urban Consolidation and Growth to 
ensure development responds to bushfire risk 

• introduces a new strategy in Clause 21.04-1 Urban Consolidation and Growth to 
encourage growth in lower bushfire risk areas 

• revises a policy guideline in Clause 21.04-3 Rural Residential to ensure that the risk 
from grassfire is considered in future rezoning requests or subdivision applications 

• introduces a new strategy in Clause 21.04-4 Urban Design to ensure future 
subdivisions help to avoid bushfires or grassfires from penetrating into developed 
areas by providing an appropriate interface treatment 

• introduces a new strategy in Clause 21.04-4 Urban Design to ensure proposals for 
landscaping consider the impacts on bushfire, and where an area may be affected 
by bushfire, ensure landscaping considers ways to minimise the spread and 
intensity of bushfire. 

The Panel notes these changes and accepts that they improve the form of the Amendment 
documents and recommends the adoption of the changes as shown in Appendix B. 

The Panel supports the changes proposed to the Review.  In particular, the addition of the 
new section 12.2 Township landscape hazard assessments will provide important guidance 
for the next stages of planning for development of each town.  As the Review itself is a 
reference document and technically does not form part of the planning scheme, changes are 
a matter for Council to consider before forwarding the Amendment to the Minister for his 
consideration.  It will be important for the reference document to be consistent with the 
content of Clause 21.04. 

3.2 Recommendation 

The Panel recommends: 

 Adopt the changes to Clause 21.04 Settlement as shown in Appendix B of this 
report, subject to further changes to Township Structure Plans identified in the 
Panel’s recommendations. 

 Adopt the changes to the Explanatory Report as shown in Appendix B of this 
report. 
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Further recommendation 

Prior to forwarding the Amendment to the Minister for consideration, Council 
should consider the changes to the proposed reference document Greater 
Shepparton Township Framework Plan Review 2018 as set out in Council’s Part C 
submission to the Hearing. 
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4 Tatura 

4.1 Background 

Tatura is identified as a key sub-regional settlement in the Hume Regional Growth Plan.   

Tatura Township is located approximately 20 kilometres west of Shepparton with a 
population of 4,669 (2016 Census).  The existing township is surrounded by farmland, largely 
used for dairying, cropping and grazing. 

The existing Framework Plan includes a moderately sized area to the north of the town 
identified for ‘Urban Growth Area’, and areas further north and west identified for ‘Potential 
Low Density’. Areas on the western side of the township have been identified for ’Potential 
Rural Living’. 

Large re-zonings in the north-eastern area of the township from the Farming Zone to the 
Low Density Residential Zone and the Rural Living Zone have occurred in recent years.  There 
are limited opportunities for infill development in the Town. 

The Review identified that there has been a strong demand for General Residential Zone 
land in Tatura in recent years. 

The Draft Residential Land Supply and Demand Assessment1, July 2019 provided by Council 
estimates that there is sufficient zoned broadhectare residential land stocks to satisfy 
between 4 and 8 years of demand and sufficient unzoned broadhectare residential land 
stocks to satisfy over 25 years demand. 

The report’s author noted, however, that it considers “the stock of ‘available’ broadacre land 
with clear short to medium term development intentions is largely depleted in Tatura.  There 
are a number of broadhectare sires in Tatura with development capacity ..… but located in a 
low demand/density area and with no clear development intention”. 

The author goes on to recommend that the stock of broadhectare land for Tatura should be 
increased in the short term. 

The Review recommended the following changes to the Tatura Framework Plan: 

• Change the designation of land rezoned already to reflect the new zones. 

• identify three sites totalling 64 hectares in Dhurringile Road, Gowrie Park Road and 
Ferguson Road for ‘Urban Growth Area’. 

• Identify 42 hectares between Ferguson Road and Pyke Road be identified for 
‘Potential Low Density’. 

• Add an arrow to denote the direction of ‘Long Term Future Growth’ towards land to 
the north east of Tatura, east of Dhurringile Road between Pyke Road and the 
Midland Highway. 

These changes were adopted by Council in the proposed Amendment.  See Figure 1. 

                                                      
1  This report is unpublished and the Panel understands it is yet to be considered by Council.  It nevertheless provides 

the most recent update of residential supply and demand for Shepparton. 
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4.2 Proposed changes 

The Amendment proposes the changes as shown in Table 3 and Figure 1. 

Table 3 Tatura proposed changes to structure plan as exhibited 

Address Current designation Proposed designation 

95 Dhurringile Road, Tatura  Outside settlement boundary – 
no residential growth proposed 

Outside settlement boundary with 
arrow denoting Future Long Term 
Growth 

117 Dhurringile Road, 
Tatura 

Outside settlement boundary – 

no residential growth proposed 

Outside settlement boundary with 
arrow denoting Future Long Term 
Growth 

155 Dhurringile Road, 
Tatura 

Outside settlement boundary – 

no residential growth proposed 

Outside settlement boundary with 
arrow denoting Future Long Term 
Growth 

195 Dhurringile Road, 
Tatura 

Potential Low Density Urban Growth Area 

28 Ferguson Road, Tatura Potential Low Density Urban Growth Area 

85 Ferguson Road, Tatura Potential Rural Living Part Potential Low Density and 
part Potential Rural Living 

110 Ferguson Road, Tatura Potential Low Density Part Urban Growth Area and part 
Potential Rural Living 

895 Pyke Road, Tatura Part Potential Rural Living and 

part Potential Low Density 

Potential Low Density 

Figure 1 Tatura proposed changes to framework plan as exhibited 
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4.3 The issues 

Submissions were received in relation to the following land in Tatura: 

110 Ferguson Road – Spiire on behalf of Kapari Pty Ltd 

• A low density designation is sought over the whole of 110 Ferguson Road rather 
than just part. 

85, 117 and 155 Dhurringile Road, Tatura - Chris Smith & Associates Pty Ltd on behalf of 
Greenfields Property Developers 

• Requests that three parcels of land be included within the Tatura Framework Plan 
Settlement Boundary and submit that they be designated as ‘Urban Growth Area’. 

4.4 110 Ferguson Road, Tatura (Submissions 3a and 3b) 

(i) Evidence and submissions 

Ms Macey of Spiire made a submission on behalf of Kapari Pty Ltd and Mr Ray Rokahr in 
relation to 110 Ferguson Road. 

The site is identified in the Review as ‘Urban Growth Area’ in the western portion and 
‘Potential Low Density’ in the eastern portion.  See Figure 2. 

85, 117, 155 Dhurringile 
Road 

 

110 Ferguson Road 
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Figure 2 Extract of Tatura Framework Plan showing 110 Ferguson Road 

     

Ms Macey submitted that the entire site should be identified as ‘Urban Growth Area’ for the 
following reasons: 

• There is high demand for standard density residential land in Tatura and a shortage 
of supply. 

• Based on a detailed feasibility analysis undertaken by the developer, it is not 
economically viable to develop the land unless the entire site can be developed. 

• Access to land at 28 Ferguson Road (newly designated as ‘Urban Growth’ in the 
revised Framework Plan) (to the bottom left in Figure 2) is dependent on access via 
110 Ferguson Road, and development of 110 Ferguson Road would facilitate this. 

• The land is readily developable with good access to services and being located on a 
main road.  The owner is ready and willing to develop. 

• The low-lying area through the middle of the site does not necessarily act as a 
logical boundary to higher density.  The area can be fully integrated into a good 
urban design outcome for the site. 

Ms Macey offered a strategic assessment2 of the site in the context of the Review and 
against the relevant sections of the planning scheme.  Her analysis concluded that 
development of the whole site for standard density residential is consistent with state and 
local policy and would support more compact and orderly growth of Tatura within the 
existing settlement boundary. 

The Spiire submission noted the flood constraints through the centre of the site and 
submitted that this was not a barrier to development but rather an opportunity for an 
innovative urban design response. 

Council submitted that it did not support amending the Tatura Framework Plan further 
without strategic justification.  It submitted that the density of development should be 
guided by the findings of appropriate background reports including a drainage strategy. 

                                                      
2  Detailed in the submission to the Panel Hearing 

28 Ferguson 
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(ii) Discussion 

The Panel is sympathetic to the arguments put forward by Spiire to designate the whole of 
this site as an ‘Urban Growth Area’.  The Panel believes that to do so would be entirely 
consistent with the desired strategic direction for Tatura.  It would facilitate development 
close to town inside the settlement boundary and in the desired easterly direction. 

The Panel notes Council’s call for strategic justification, but the Panel is satisfied on that 
score for two reasons: 

• Firstly, the Panel can see no strategic reason why the Flood Overlay was taken as 
the boundary of the ‘Urban Growth Area’ in the Review.  There is no discussion in 
the Review about why this would be the case as opposed to the property boundary.  
The Panel concludes that the choice of boundary was somewhat arbitrary rather 
than strategic. 

• Secondly, the submission provided by Spiire does provide a strategic analysis that 
provides support for the entire site to be included in the ‘Urban Growth Area’.  Ms 
Macey has analysed the proposition against all relevant sections of the state and 
local policy and fairly acknowledged the constraints of the site.  Council did not 
provide any reasons why this strategic analysis was not valid. 

The Panel is influenced by several other points: 

• Development in smaller rural towns is often inherently hard to make ‘stack up’ 
financially.  It is not helpful to restrict or prevent development on one half of a site 
in one ownership.  Inclusion of the whole site in the ‘Urban Growth Area’ assists 
viability and encourages development in an area with an identified shortage of 
standard density residential land. 

• Development on both sides of a low-lying flood area is not unusual, and in fact can 
provide opportunities for attractive development facing on to open space areas.  If 
the eastern side were to be subdivided as a ‘low density’ area the opportunities to 
achieve this would be reduced. 

• Development of the 110 Ferguson Road will provide the opportunity to construct an 
access road to 28 Ferguson Road, opening up approximately 10 hectares of land 
identified in the Review as suitable for urban growth.  The Panel understands that 
reasonable access to 28 Ferguson Road is not possible via other means and hence 
the site is unlikely to be developed unless 110 Ferguson Road is developed. 

(iii) Conclusions and recommendations 

The Panel concludes that the Tatura Framework Plan should be amended to show all of the 
land at 110 Ferguson Road as ‘Urban Growth Area’. 

The Panel recommends: 

 Amend the Tatura Framework Plan to show the entire area of 110 Ferguson Road, 
Tatura as ‘Urban Growth Area’. 
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4.5 85, 117 and 155 Dhurringile Road, Tatura (Submission 7) 

(i) Evidence and submissions 

Mr Steigenberger of Chris Smith and Associates made submissions on behalf of Greenfields 
Property Developers in relation to 95, 117 and 155 Dhurringile Road, Tatura.  See Figure 3. 

Figure 3 Extract of the Tatura Framework Plan showing 95, 117 and 155 Dhurringile Road, Tatura 

    

The submission sought the inclusion of the land (70 hectares) within the settlement 
boundary with a designation for ‘Future Growth’. 

Mr Steigenberger submitted that the land had reduced value for farming due to 
fragmentation, changes in farming practices and modernisation of the irrigation network.  
He submitted that the land has many attributes that make it suitable for development and 
landowners who are willing to proceed.  He submitted: 

The site’s physical attributes and location – in proximity to the existing township and 
other existing and planned residential development – make it a logical inclusion for 
Tatura’s future expansion.  This is evidenced by Council’s support of our submission 
to recognise the land with an arrow that denotes future residential growth.   

Mr Steigenberger noted that the Shepparton – Kyabram Pipeline crosses 117 Dhurringile 
Road.  The pipeline is a 200mm diameter buried gas pipeline within an easement.  The APA 
Group noted that development could occur on the land subject to no sensitive land uses 
being located within the measurement length of the gas pipeline and a number of other 
conditions. 

Mr Steigenberger referred to local land sales advice he had received that indicated that 
demand for available residential lots in Tatura is high.  He referred to a shortage of suitable 
standard sized lots, difficulties achieving infill development and the lack of willingness of 
some landowners to develop land that has been earmarked for broadhectare residential 
growth.  The issues identified are consistent with those identified in the Draft Residential 
Land Supply and Demand Assessment, July 2019 mentioned in section 4.1 above.  Mr 
Steigenberger agreed with the recommendation of Assessment that the stock of 
broadhectare land for Tatura should be increased in the short term. 

He concluded that the “Tatura Framework Plan must include expansion of the settlement 
boundary to include the land at 95, 117 & 155 Dhurringile Road so as to provide a continuous 



Greater Shepparton Planning Scheme Amendment C212  Panel Report  23 August 2019 

 

Page 16 of 70 

 

competitive residential supply for Tatura and to provide guidance and surety to land suitable 
for residential growth beyond immediate demand, which is a key objective of the Townships 
Review and the Amendment”. 

Council submitted that it did not support the proposal to include the land inside settlement 
boundary and significant further strategic justification would be required to change the 
designation of the land.  It submitted that there is sufficient unzoned land earmarked for 
residential development without this land being included. 

Council noted that the exhibited Tatura Framework Plan includes an arrow directing “Long 
Term Future Growth” towards the subject land.  This arrow was recommended to be 
included in the Tatura Framework Plan as a result of the submission received by the 
landowners in the preparation of the Review. 

(ii) Discussion 

The Panel agrees with Council that there is insufficient justification at this time to amend the 
settlement boundary to include this site.  It seems likely that the land will be developed for 
residential use at some time in the future but there is insufficient information before the 
Panel to support shorter term development.   

It may be that the work on the Residential Land Supply and Demand Assessment will flag a 
greater urgency for standard density residential land.  If that is the case, this site should be 
considered along with others on the edge of the settlement boundary as candidates for 
inclusion inside the boundary.  The Panel was not presented with sufficient information to 
advise on whether this site should have priority over any others. 

In the meantime, the proposed designation for the site for ‘Long Term Future Growth’ is 
appropriate.  

(iii) Conclusions 

The Panel concludes that: 

• The proposed designation for land at 95, 117 and 155 Dhurringile Road, Tatura of 
‘Long Term Future Growth’ in the Tatura Framework Plan is appropriate. 

• The site should be considered, along with others, as a candidate for development in 
the shorter-term if it is warranted based on the work of the Residential Land Supply 
and Demand Assessment currently being prepared. 



Greater Shepparton Planning Scheme Amendment C212  Panel Report  23 August 2019 

 

Page 17 of 70 

 

5 Toolamba 

5.1 Background 

Context 

Toolamba township is located approximately 20 kilometres southwest of Shepparton and 
has a population of 769 (2016 Census).  Most of the land surrounding the town is used for 
agricultural, including dairying, cropping and grazing. 

Council noted in its Part A Submission that Toolamba was identified as an area of future 
growth in the Greater Shepparton Housing Strategy 2011.  The projected construction of an 
interchange for the Goulburn Valley Highway Shepparton Bypass at Bridge Road, Toolamba 
adds to the importance of ensuring that growth in the Toolamba Township is appropriate 
and sustainable, to protect the unique identities of the townships and the rural lifestyle they 
offer.  Toolamba is only small town in the municipality which will have a dedicated freeway 
interchange as part of the proposed Goulburn Valley Highway Bypass. 

Figure 4 shows the existing Toolamba Framework Plan. 

Figure 4 Existing Toolamba Framework Plan 

 

155 Rutherford Road 

 

215 Rutherford Road 
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Investigation Area 6 was identified in 2011 as an area of potential future residential growth 
in the Greater Shepparton Housing Strategy 2011.  The area is located to the southwest of 
the existing Toolamba Township (215 Rutherford Road, Toolamba) and is the subject of 
Submission 4 to the Amendment. 

Amendment C168 to the Planning Scheme was prepared in late 2018 and Council resolved 
to: 

• note the completion of the investigation for Investigation Area 6 in Toolamba; and 

• prepare and exhibit a Planning Scheme Amendment (Amendment C168) to rezone 
land within Investigation Area 6 to the Urban Growth Zone. 

Council advised that is currently preparing a Toolamba Townships Growth Plan and plans to 
exhibit an amendment to implement the Growth Plan concurrently with Amendment C168 
in 2020.  Following that process, Council intends to implement a revised framework plan for 
Toolamba/Old Toolamba via a separate amendment. 

Panel direction 

Council officers sought direction from the Panel regarding whether it is appropriate to 
remove Toolamba Framework Plan from Amendment C212 as a post-exhibition change. 

Council officers submitted that amending the Toolamba and Old Toolamba Framework Plan 
(through Amendment C212) may be premature pending the finalisation of the Toolamba 
Townships Growth Plan.   

The Panel determined that it would hear submissions and make recommendations in 
relation to the Toolamba Framework Plan for the following reasons: 

• The Amendment was exhibited proposing changes to the Toolamba Framework 
Plan. 

• The Amendment invited submissions in relation to Toolamba, and submissions were 
made in good faith. 

• Work on the Toolamba Growth Plan is not sufficiently advanced to be a ‘seriously 
entertained’ proposal. 

• There are no guarantees as to the timeframe of any future amendment/s on the 
Toolamba Growth Plan. 

• There is no resolution of Council or direction of DELWP to remove the Toolamba 
Framework Plan from the Amendment. 

The current Amendment process provides an opportunity for the issues raised in 
submissions to be aired and the Panel’s advice on those matters can be considered in future 
work on the Growth Plan.  It is not clear to the Panel whether the Growth Plan will consider 
the same broad strategic issues as the Framework Plan does.  In the Panel’s mind, a 
framework plan is a higher-level strategic document than a growth plan for a single locality.  
The opportunity for submitters to raise their issues in the broader context of a Framework 
Plan should not be lost. 

In short, the Panel determined that changes to the Toolamba Framework Plan as part of this 
Amendment should proceed in the short term and will likely add value to future work.  In 
any case, if any further changes to the Framework Plan arise out of the Growth Plan or 
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Amendment C168, changes to the Toolamba Framework Plan can be implemented as part of 
the Toolamba Townships Growth Plan amendment. 

Reticulated sewerage 

Council advised that reticulated sewerage is currently not available in the Toolamba 
Township and all existing development utilises septic tank type on-site effluent disposal.  An 
agreement has been prepared (under Section 173 of the Act) stating Herdstown Pty Ltd’s 
intention to provide reticulated sewer to the Toolamba PSP area (Investigation Area 6) via a 
rising main to the Tatura treatment plant.  The implementation of reticulated sewer to the 
Toolamba PSP provides opportunities for existing landowners in Toolamba to connect to this 
piece of infrastructure. 

Clause 21.04 states that “In the absence of sewer, all future residential development in 
Toolamba will be subject to a Land Capability Assessment.” 

Review findings 

The Review noted that there is no opportunity for infill development due to the existing 
small lot sizes and lack of reticulated sewerage. 

The Review made the following recommendations in relation to the Toolamba Framework 
Plan: 

• The Toolamba and Old Toolamba Framework Plan should be revised to 
acknowledge recent changes to remove the ‘Potential’ designation on land that is 
already zoned/developed. 

• Following the completion of the investigation for Investigation Area 6, it is 
recommended that the designation of this land is amended as a priority. 

• It is recommended that the arrow denoting ‘Long Term Future Growth’ within 
Investigation Area 6 is removed. The development potential and timing for this land 
is unknown, however, it should no longer be restricted to ‘Long Term’, given the 
lack of zoned residential land supply. 

• It is recommended that an arrow denoting ‘Long Term Future Growth’ is added to 
the Framework Plan for the land south of the Toolamba Primary School. 

• It is also recommended that minor changes are made to address mapping 
anomalies. This should include the adjustment of the settlement boundary to align 
with the Public Acquisition Overlay (PAO) for the Goulburn Valley Highway – 
Shepparton Bypass in the south. 

• The settlement boundary for Toolamba and Old Toolamba does not require 
extension as part of this review. 

5.2 Proposed changes 

The Amendment proposes the changes as shown in Table 4 and Figure 5. 

Table 4 Toolamba proposed changes to structure plan as exhibited 

Address Current designation Proposed designation 

85 Bridge Road, Toolamba  Outside settlement boundary – 
no residential growth proposed 

Outside settlement boundary 
with arrow denoting ‘Future 
Long Term Growth’ 

91 Bridge Road, Toolamba Outside settlement boundary – 
no residential growth proposed 

Outside settlement boundary 
with arrow denoting ‘Future 
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Long Term Growth’ 

Part of 335 Rutherford Road, 

Toolamba 

Investigation Area 6 and arrow 
denoting ‘Future Long Term 
Growth’ 

Part Investigation Area without 

arrow denoting ‘Future Long 
Term Growth’, revision of 
settlement boundary to north 
of the PAO – part PAO and part 
no residential growth proposed 

Figure 5 Toolamba proposed changes to framework plan as exhibited 

 

5.3 The issues 

Submissions were received in relation to the following land in Tatura: 

155 Rutherford Road, Toolamba - Spiire Australia Pty Ltd on behalf of Rod Luscombe and 
others 

• Submits that the designation of land at 155 Rutherford Road, Toolamba be 
amended from ‘Long Term Future Growth’ to ‘Potential Low Density’ in the 
Toolamba Township Framework Plan. 

215 Rutherford Road, Toolamba – Chris Smith and Associates Pty Ltd on behalf of Herdstown 
Pty Ltd and Stuart Rea 

• Requests the Toolamba Township Settlement Boundary be further adjusted to 
retain land at 215 Rutherford Road, Toolamba that is currently within the 
settlement boundary (Investigation Area 6) that is not affected by the PAO for the 
Goulburn Valley Highway – Shepparton Bypass. 

155 Rutherford Road 

 

215 Rutherford Road 
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5.4 155 Rutherford Road, Toolamba (Submission 8) 

(i) Evidence and submissions 

Ms Macey of Spiire made submissions on behalf of Mr Rod Luscombe in relation to 155 
Rutherford Road, Toolamba. 

The land is shown in the exhibited Framework Plan as ‘Long Term Future Growth’ and the 
submission seeks to change this to ‘Potential Low Density’ for the following reasons: 

• The site is within the settlement boundary. 

• The site is suitable for low density residential development in the short term. 

• There is clear demand for low density residential lots in Toolamba, evidenced by the 
rapid take up of recent subdivisions. 

• Low density lots will provide diversity in lot sizes, particularly considering that 
Investigation Area 6 will be mainly standard density residential. 

• The site is well located in close proximity to local services. 

• Land capability, ecological and contamination assessments have been undertaken 
and there are no impediments to residential development. 

• Services with the exception of reticulated sewerage is available with in close 
proximity. 

Ms Macey noted that the land is constrained by the fact that the Melbourne - Shepparton 
railway line runs along the eastern boundary of the site.  She provided an assessment of the 
proposal against relevant state and local policy, concluding that the Framework Plan should 
be amended to show the site as ‘Potential Low Density’. 

Council received a rezoning enquiry for the land in March 2019.  The enquiry sought to 
rezone the land from the Farming Zone – Schedule 1 to the Low Density Residential Zone 
(LDRZ). 

Council submitted that the Toolamba Township Framework Plan should not be altered until 
the Toolamba Townships Growth Plan is prepared and implemented into the Greater 
Shepparton Planning Scheme via a planning scheme amendment.  It submitted that any 
alteration to the Toolamba Township settlement boundary is premature at this stage and 
rezoning requests can be considered following the preparation and inclusion of the Growth 
Plan in the Planning Scheme. 

(ii) Discussion 

The Panel accepts that the submitter has done a considerable amount of work on assessing 
the suitability of the site and assessing the market for low density development.  The site 
appears well located and well suited for residential development of some form. 

The Panel agrees with Council that any change to the designation of the site from the 
current ‘Long Term Future Growth’ is premature until the Toolamba Growth Plan has been 
prepared.  For this site the work on the Growth Plan will be directly relevant to the most 
appropriate form of development on the site.  Issues that should be examined include: 

• The preferred timing of development of the site in relation to other areas of 
Toolamba. 
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• Whether the site should be connected to the reticulated sewerage system.  (This 
would be possible with the connection proposed to Investigation Area 6.) 

• What is an appropriate residential density for the site? 

It may well be that the Low Density Residential Zone is an appropriate outcome for the site 
but the connection of reticulated sewerage to Investigation Area 6 provides an opportunity 
to connect sewerage to all or part of the site at 155 Rutherford Road, reduce all or some lot 
sizes from 0.4 hectares to 0.2 hectares (increasing the lot yield) whilst still preserving the low 
density character. 

The Panel questioned whether the use of an arrow on the site indicating ‘Long Term Future 
Growth’ is the best way to flag future intentions for the site.  Council acknowledged that it 
may not be appropriate to show arrows inside the settlement boundary in this case and 
suggested a shaded area showing ‘Potential low density’ may be more appropriate for this 
site.  The Panel agrees that the use of an arrow is not clear, and that shading of the area that 
it applies to would be more appropriate.  This, however, is a change that should be made 
after the Growth Plan is prepared and the preferred future density (and timing) of the site is 
confirmed.  In the meantime, the arrow designating ‘Long Term Future Growth’ should 
remain. 

(iii) Conclusion 

The Panel concludes that the designation of 155 Rutherford Road, Toolamba in the 
Toolamba Framework Plan should remain as ‘Long Term Future Growth’, as exhibited. 

(iv) Recommendation 

The Panel makes the following recommendation for further work: 

Work on the Toolamba Growth Plan should examine the following issues in 
relation to 155 Rutherford Road: 

• The most appropriate residential zone and density for the site. 

• The most appropriate timing of any development on the site. 

• Whether it is feasible and desirable to connect reticulated sewerage to the 
site. 

Subsequent changes may be required to the Toolamba Structure Plan as result of 
the recommendations of the Toolamba Growth Plan.  Any changes should be 
implemented as part of the any amendment to introduce the findings of the 
Toolamba Growth Plan into the planning scheme. 

5.5 215 Rutherford Road, Toolamba (Submission 4) 

(i) Introduction 

The existing Toolamba Framework Plan includes all of Investigation Area 6 (215 Rutherford 
Road) inside the settlement boundary (See Figure 4).  The Amendment changes the 
settlement boundary as shown in Figure 6 to exclude the southern portion (approximately 
9.5 hectares) of 215 Rutherford Road i.e. the portion south of Bridge Road. 
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Figure 6 215 Rutherford Road showing proposed new settlement boundary 

 

The Toolamba Precinct Structure Plan (PSP) for Investigation Area 6 (Amendment C168) 
shows the PSP extending only as far south as a realigned Rutherford Road and Bridge Road 
(Figure 7). 

Figure 7 Toolamba PSP version 2 September 2018 
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(ii) Submissions 

Mr Steigenberger of Chris Smith and Associates made submissions on behalf of Mr Stuart 
Rea and Herdstown Pty Ltd in relation to 215 Rutherford Road, Toolamba. 

The submission sought to have the southern portion of the land retained inside the 
settlement boundary for the following reasons: 

• To remove the land is inconsistent with the findings of the Review which 
recommended “adjustment of the settlement boundary to align with the Public 
Acquisition Overlay for the Goulburn Valley Highway – Shepparton Bypass in the 
south”.  The Amendment puts the settlement boundary on Rutherford Road – 
Bridge Road not the Goulburn Valley Highway PAO. 

• The southern portion of the land is bounded to the east by the railway line and to 
the south and west by the future Goulburn Valley Highway alignment.  No access to 
the site is possible except via Bridge Road.  If the land were to remain in the 
Farming Zone it would be completely cut off from the balance of Mr Rea’s farm, 
rendering it effectively unusable as farming land. 

Council submitted that its broader position is not to alter the Toolamba Township 
Framework Plan until the Toolamba Townships Growth Plan is prepared and implemented 
into the Greater Shepparton Planning Scheme via a planning scheme amendment.   

In closing submissions, Council said that it would not object to the southern portion of 215 
Rutherford Road being retained inside the settlement boundary at this time.  Council 
acknowledged that area would be isolated if it was to remain in the Farming Zone and that 
this is not a good outcome.  Council suggested the area may have potential as rural living or 
other low density residential use. 

(iii) Discussion 

The Panel agrees with the submission that the southern portion of 215 Rutherford Road 
should remain inside the settlement boundary.  The Review recommended that the 
boundary coincide with the Goulburn Valley Highway PAO boundary and the Panel agrees 
that this is a more logical boundary.   

Further work will be required to determine an appropriate use for the southern portion of 
the land, but the Panel agrees that rural living or large lot low density residential could be 
appropriate.  Access from Bridge Road is possible, and the site otherwise seems suitable for 
some form of development.  The Panel agrees that it would not be a good outcome for it to 
remain in the Farming Zone in the long term due to its isolation and small size.  The issue of 
an appropriate use for this land could be further examined in work on the Toolamba Growth 
Plan.   

(iv) Conclusions and recommendations 

The Panel concludes that the Framework Plan as exhibited should be amended to align with 
the Goulburn Valley Highway PAO boundary. 
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The Panel recommends: 

 Amend the Toolamba Framework Plan to show the southern boundary of the 
settlement boundary at 215 Rutherford Road to align with the boundary of the 
Goulburn Valley Highway Public Acquisition Overlay rather than Bridge Road. 

The Panel makes the following recommendations for further work: 

Work on the Toolamba Growth Plan should examine appropriate future land use 
for the southern portion of 215 Rutherford Road south of Bridge Road and north 
of the Goulburn Valley Highway Public Acquisition Overlay. 

Subsequent changes may be required to the Toolamba Structure Plan as result of 
the recommendations of the Toolamba Growth Plan.  Any changes should be 
implemented as part of the any amendment to introduce the findings of the 
Toolamba Growth Plan into the planning scheme. 

5.6 Other issues 

The Panel questioned why an arrow pointing south of the settlement boundary (South of 
Toolamba Primary School) had been added.  Council responded that it was in response to 
submissions made during consultation on the draft Framework Plan.  No submissions were 
made to the Panel on this point and the Panel sees no problem with this addition. 
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6 Drafting issues 

(i) Discussion 

There are several minor drafting issues that came up during the Panel process or have been 
identified by the Panel that the Panel wishes to comment on. 

The Panel supports the following changes to Township Framework Plans that have been 
made in the revised Plans as exhibited: 

• Identify and remove the designation of land already zoned.  The purpose of the 
Framework Plans is to identify future development intent. 

• Remove redundant text from legends e.g. Congupna has no land identified for ‘Long 
Term Future Growth’ or Urban Growth Areas but had those designations in the 
legend. 

The Panel raised concerns with Council at the Hearing about the use of the designation 
‘Urban Growth Area’ in small towns.  ‘Urban Growth Area’ could, in the Panel’s view, imply 
the intended use of the Urban Growth Zone.  The Panel suggests ‘Standard density 
residential’ is more appropriate.  The Panel notes that on the Kialla and Shepparton South 
Framework Plan, for example, the areas for Urban Growth Zone and Urban Growth Areas 
are designated.  In those locations, the designation may be appropriate as an Urban Growth 
Zone may be applied (along with a precinct structure plan) as an interim zone to facilitate 
development.  That is not likely to be the case in smaller towns.  The Panel does not think 
that the use of the Urban Growth Zone is appropriate for smaller regional towns.  The Panel 
does not believe Council intended that to be the case.  To avoid any potential confusion, the 
Panel suggests that ‘Standard residential density’ or ‘Conventional residential density’ or 
‘General residential area’ are better terms to use and better reflect the likely future zoning.  
This is also better aligned with other designations used for ‘Potential Low Density’ and 
‘Potential Rural Living’ which seem to align with likely future zones. 

The use of pink to designate the Bushfire Management Overlay on the Murchison and 
Toolamba Framework Plans is confusing because it is a very similar colour to that used to 
designate ‘Future Growth Area’ on other framework plans.  The Panel suggests using a 
different colour. 

The Panel notes that further changes will be required to Clause 21.04 in the future, for 
example as Investigation Areas are completed or land is rezoned. 

(ii) Recommendations 

 Change the designation of ‘Urban Growth Area’ on the Framework Plans for the 
Dookie, Merrigum, Tatura (including 110 Ferguson Road) and Toolamba to 
‘Standard Density Residential’ or similar. 

 Change the colour used to designate the Bushfire Management Overlay areas on 
the Murchison and Toolamba Framework Plans to avoid confusion with the 
legend colours on other framework plans. 
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Appendix A Submitters to the Amendment 
No. Submitter 

1 Powercor 

2 Goulburn Broken Catchment Management Authority 

3a Spiire for Kapari Pty Ltd 

3b Spiire for Kapari Pty Ltd 

4 Chris Smith & Associates for Stuart Rea and Herdstown Pty Ltd 

5 Environment Protection Authority Victoria  

6 Department of Environment, Land, Water and Planning 

7 Chris Smith & Associates for Greenfields Property Developers 

8 Spiire for Rod Luscombe and others 

9 Regional Roads Victoria 

10 RE and VL Rokahr 

11 Transport for Victoria 

12 Country Fire Authority 

13 APA Group 

14 Goulburn Murray Water 
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Appendix B Post-exhibition changes to the 
Explanatory Report and Clause 21.04 

 

 

The attached track changes versions of the Explanatory Report and Clause 21.04 are as 
tabled by Council in its Part C submission. 

The Panel endorsed these changes subject to the changes to Township Framework Plans set 
out in the Panel recommendations. 
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