
Form 2 
 

NOTICE OF AN APPLICATION FOR PLANNING PERMIT 
 

 
The land affected by the 
application is located at: 
 

 
60 Old Bunga Road LAKE BUNGA 3909  
Lot: 5 PS: 312020 

 
 

 
The application is for a 
permit to: 
 

 
Two lot subdivision 

 
The applicant for the 
permit is: 
 

 
Crowther & Sadler Pty Ltd 

 
The application 
reference number is: 
 

 
5.2023.277.1 

 
You may look at the 
application and any 
documents that support 
the application on the 
website of the 

responsible authority. 
 

COVID-19 Omnibus (Emergency Measures) Bill 
2020 now modifies the requirement of Form 2 
so that Planning documents previously 
required to be physically available to view at 
local government offices are now only required 
to be available for online inspection. 

 
This can be done anytime by visiting the following website: 

https://www.eastgippsland.vic.gov.au/building-and-development/advertised-
planning-permit-applications  
 
Any person who may be affected by the granting of the permit may object or make 
other submissions to the responsible authority. 
 
An objection must  be made to the Responsible Authority in writing, 
    include the reasons for the objection, and 
    state how the objector would be affected. 
 

 
The Responsible Authority will not 
decide on the application before: 
 

 
Subject to applicant giving notice 
 

 
If you object, the Responsible Authority will tell you its decision. 
 
The responsible authority must make a copy of every objection available at its office for any person to inspect 
during office hours free of charge until the end of the period during which an application may be made for 
review of a decision on the application. 

https://www.eastgippsland.vic.gov.au/building-and-development/advertised-planning-permit-applications
https://www.eastgippsland.vic.gov.au/building-and-development/advertised-planning-permit-applications
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1. Introduction 
 
This Planning Report is prepared in support of a proposed two lot subdivision at 
60 Old Bunga Road, Lake Bunga.  The Report addresses the provisions of the 
Farming 1 Zone, Design and Development Overlay 7 and Erosion Management 
Overlay as contained within the East Gippsland Planning Scheme. 
 

 
Aerial image of the wider precinct (Source: IntraMaps) 
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land 



East Gippsland Shire Council 

  20496 Report 

 Page 4 

2. Subject Land & Surrounding Context 
 
Formally known as Lot 5 PS312020 or more commonly known as 60 Old Bunga 
Road, Lakes Bunga. The subject land is irregular in shape and consists of 1.968 
hectares. The land is developed by a double storey dwelling and outbuilding in 
the western part of the land and falls from Old Bunga Road towards the south-
eastern corner of the subject land.  
 

 
Aerial image of the subject land and immediate surrounds (Source: IntraMaps) 

 

 
Image of the existing dwelling and southern accessway looking east 

Subject 
land 
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Old Bunga Road is a sealed rural road and the land is provided with two vehicle 
crossovers. The southern vehicle crossing services the existing dwelling to the 
west of the land, and the central vehicle crossover provides access to the eastern 
and southern parts of the property.  
 

 
Central vehicle crossover to the land 

 

 
Existing access points to the subject land (Source: IntraMaps) 

Existing 
Access 
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Further north across Old Bunga Road is a small Farming zoned parcel of land 
used for grazing purposes that contains improvements such as shedding, and 
unfortunately the dwelling on the property burnt down two years ago. The remains 
of the dwelling are still on site. 
 
To the east is a property used for the purposes of a dwelling and land 
maintenance grazing. West of the land is an irregular shaped land parcel 
developed with a dwelling and outbuilding.  
 
South of the land are two properties within the Low Density Residential Zone 
developed a dwelling on each lot and a property partly within the Low Density 
Residential Zone and partly within the Farming Zone developed with a dwelling. 
One dwelling obtains access from Old Bunga Road, while the two other properties 
obtain access from Chandlers Road. 
  
Located between Lake Bunga/Lakes Entrance and Lake Tyers Beach, the 
precinct is unique being Farming Zone properties, however most land parcels 
contain dwellings and are abutted by Low Density Residential Zoned areas and 
Rural Living Zoned land.  
 
There is no significant farming operation south of the Princes Highway with most 
properties utilised for rural living purposes and undertaking land 
management/hobby farming activities. The inclusion of the precinct within the 
Farming Zone is therefore quite unusual.  
 

 
Planning scheme zone mapping demonstrating the unique precinct zoning and close 

by urban and rural living areas (Source: Vicplan) 

 
 
 
 
 
 
 

Subject 
land 
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3. The Application & Proposal 
 
It is proposed to undertake a two lot subdivision of the subject land for the 
purposes of excising the existing dwelling. 
 
The proposed subdivision would result in lot 1 containing the existing dwelling 
and outbuildings being of regular shape and consisting of 6644 square metres. 
 
Proposed lot 2 will be irregular in shape, however the lot boundaries have been 
designed to complement to the topography of the land and adopts existing 
fencing. The proposed lot will be vacant except for a stock dam and will have an 
area of 1.336 hectares.   
 
Both proposed allotments will be provided with vehicle access from existing 
gravel crossovers from Old Bunga Road.  
 

 
Proposed plan of subdivision 

 
The precinct is different from traditional large scale agricultural commercial 
farming. The land holdings are small and used in a similar fashion to rural living 
properties with farming activities limited to hobby farming/land management 
activities.  
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The land due to its size, development with a dwelling and sensitive interface 
results in the agricultural production of the property being extremely limited. The 
land has been effectively lost to productive farmland, the sensitive interfaces 
prevent the land being used for intensive farming and nearby agricultural 
production is limited to hobby farming.  
 
Planning approval is required pursuant to the following Clauses of the East 
Gippsland Planning Scheme: 

 

Planning Scheme Clause No. Description of what is proposed 

35.07-3 Farming Zone Subdivide land 

43.02-3 Design & Development Overlay Subdivide land 

44.01-5 Erosion Management Overlay Subdivide land 

 
Although part of the property is contained within the Vegetation Protection 
Overlay 1 along Old Bunga Road, no approval is required to undertake vegetation 
removal to facilitate the subdivision as the land is already provided with two 
existing gravel crossovers. The tree along the eastern common boundary is 
planted and an exotic species, therefore exempt from consideration.  
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4. Cultural Heritage 
 
The proposal does not trigger any mandatory requirements to provide a Cultural 
Heritage Management Plan (CHMP) under the Aboriginal Heritage Act 2006. 
 
Pursuant to Regulation 7 of the Aboriginal Heritage Regulations 2018, a CHMP is 
required for an activity if: 
 

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

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

 

 
Extract from Cultural Heritage Sensitivity mapping, 

with sensitive areas shown in green (Source: VicPlan) 

 
The subject land is not mapped as an area of cultural heritage sensitivity and a 
two lot subdivision is not classified as a high impact activity. Therefore, there is 
no mandatory requirement to provide a CHMP in support of the application.  
  

Subject 
land 

Area of 
Cultural 
Heritage 

Sensitivity 
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5. Planning Policy 
 
5.1 Planning Policy Framework 
 
Whilst acknowledging that the subject land is zoned Farming 1 Zone it is yet within 
a precinct developed and used for rural living purposes with limited agricultural 
activity being undertaken, it is prudent to note that the property is located on the 
edge of the Lakes Entrance settlement boundary as identified in Clause 11.01-
1L-02 Growth Area Towns – Lakes Entrance.  
 

 
Lakes Entrance Framework Plan with subject land highlighted by a yellow star  

(Source: EGSC) 

 
The subject land is devoid of native vegetation with some planted trees and 
shrubs. Both lots can be provided with vehicle access to the land utilising existing 
crossovers, avoiding the need to remove roadside vegetation as sought by 
Clause 12.01 Biodiversity.  
 
The proposed lots are of sufficient size to allow for onsite wastewater disposal 
and onsite stormwater drainage management providing for the protection of the 
neighbouring southern waterway (Clause 12.03 Water Bodies and Wetlands and 
Clause 12.03-1L Waterways).  
 
The land is contained within the Erosion Management Overlay as such Clauses 
13.04-2S and 13.04-2L are relevant. The proposed subdivision will avoid fence 
construction as the lot boundaries accord with existing fencing, and vehicle 
crossovers exist.  
 

Subject 
land 
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Protecting the state’s agricultural base by preserving productive farmland is the 
objective of Clause 14.01-1S Protection of agricultural land. The property is a 
small parcel of Farming Zone land used for rural living purposes. 
 
The land due to its size, development with a dwelling and sensitive interface 
results in the agricultural production of the property being extremely limited. The 
land has been effectively lost to productive farmland, the sensitive interfaces 
prevent the land being used for intensive farming and nearby agricultural 
production is limited to hobby farming.  
 
Clause 14.01-1L-04 applies to subdivisions less than the minimum area specified 
by the relevant schedule to the Farming Zone. Given the location of the land 
adjoining sensitive interfaces and the agricultural activity in the precinct limited to 
hobby farming/land management grazing, it is arguable that the land is not 
located in an agricultural area. The creation of two lots will be sympathetic to the 
land uses within the area.  
 
5.2 Municipal Planning Strategy 
 
Council has developed strategic directions within the Municipal Planning Strategy 
to guide development within the Shire.  
 
The proposed subdivision will maintain the environmental qualities of Old Bunga 
Road reserve by utilising existing vehicle crossovers and avoiding the need to 
remove native vegetation as outlined in Clause 02.03-3 Environmental risks and 
amenity.  
 
The property, due to its land size, sensitive interfaces and neighbouring 
agricultural activities, could not be considered to be rural land. The subdivision 
will have no detrimental agricultural impacts on neighbouring properties as these 
landowners are undertaking hobby farming (Clause 02.03-4 Natural resource 
management).  
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6. Planning Elements 
 
6.1 Farming 1 Zone 
 
The land is zoned Farming 1 Zone in accordance with the East Gippsland 
Planning Scheme.  
 
In accordance with Clause 35.07-3 a permit may be granted to create a smaller 
lot for an existing dwelling provided it is a two lot subdivision.  
 
Subdividing the land into two lots is not considered inconsistent with the purposes 
or decision guidelines of the Farming Zone as the land and surrounding 
properties are not used for meaningful agricultural pursuits. The land is too small 
to be used for purposeful agriculture and the sensitive interfaces restrict the ability 
to undertake intensive agricultural activity. It is our view that the land has been 
and continues to be lost to agriculture.  
 
The application is accompanied by a Land Capability Assessment that advises 
the lot to be created has the ability to manage wastewater on site and is highly 
unlikely to cause detriment to the environment.  
 

 
Extract from Zone mapping, with yellow stars representing land parcels less that the 

Farming Zone scheduled area and developed with dwellings 
(Source: VicPlan) 
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6.2 Design and Development Overlay 7 
 
Part of the subject land is contained within the Design and Development Overlay.  
Schedule 7 of the Overlay relates to Highway Corridors, Princes Highway & Great 

Alpine Road. 
 

 
Planning scheme overlay mapping (Source: VicPlan) 

 
The subject land is located more than 200m from the Princes Highway, therefore 
the site’s partial inclusion within the Overlay is considered an anomaly. 
 
Nonetheless, design objectives and decision guidelines are addressed by the 
subdivision as follows: 

• There will be no access to the Princes Highway avoiding any adverse effects 
on the safe flow of traffic along the highway.  

• The subject land in not located along the direct highway corridor avoiding 
linear development. 

• No native vegetation in the Highway road reserve will be impacted. 

• Additional traffic as a result of the additional lot can be accommodated at the 
highway intersection with Old Bunga Road.  

 
 
 
 
 

 
 
 
 

Subject 
land 
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6.3 Erosion Management Overlay 
 
The whole of the subject land is contained within the Erosion Management 
Overlay. 
 

 
Planning scheme overlay mapping (Source: VicPlan) 

 
The schedule to the Overlay is Management of Geotechnical Hazard. Sub-clause 
4.0 advises that a geotechnical risk assessment does not need to accompany an 
application to subdivide land in a rural zone into two lots.  
 
The objectives and decision guidelines are met by the proposal as the subdivision 
requires little associated works as the existing crossovers will be utilised and no 
new fencing is required as proposed subdivision boundaries accords with existing 
fencing.  
 
 
7. Conclusion 
 
The proposed two lot subdivision at 60 Old Bunga Road, Lake Bunga is 
considered to accord with all relevant provisions of the Farming 1 Zone, Design 
and Development Overlay 7 and Erosion Management Overlay of the East 
Gippsland Planning Scheme. The proposal is consistent with the Planning Policy 
Framework and Municipal Planning Strategy and has been designed to 
complement the adjoining properties. 
 
For these reasons we respectfully request that Council consider the merits of the 
application favourably and resolve to issue a Planning Permit. 
 

Subject 
land 




































