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    state how the objector would be affected. 
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decide on the application before: 
 

 
Subject to applicant giving notice 
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1. Introduction 
 
This Planning Report is prepared in support of the proposed use and 
development of a caravan and camping park at 16 Gilsenan Street, Paynesville 
and buildings and works associated with the existing caravan park at 4-14 
Gilsenan Street, Paynesville.  The Report addresses the provisions of the 
General Residential Zone and relevant planning provisions as contained within 
the East Gippsland Planning Scheme. 
 

 
Aerial image of the subject land and surrounds (Source: IntraMaps) 
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2. Subject Land & Surrounding Context 
 
The land subject to this application includes 4-14 Gilsenan Street, Paynesville  
(formally known as Lot 2 on LP122516) and 16 Gilsenan Street, Paynesville 
(formally described as Lot 2 on PS438845A). 
 

 
Locality plan identifying the two parcels that form the subject land (Source: VicPlan) 

 
The property at 4-14 Gilsenan Street, Paynesville is an irregular shaped allotment 
having an area of 1.796ha and contains an established caravan park known as 
Resthaven Caravan Park. The existing caravan park is developed with cabins, 
caravan sites, office building, games room, camp kitchen, amenities building, 
playground and swimming pool. Access to the existing caravan park is only from 
Gilsenan Street.  
 

 
Aerial image of existing caravan park (Source: IntraMaps) 

Lot 2 on 
LP122516 

 
Lot 2 on 

PS438845 

 
 
 

Lot  
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The adjoining property at 16 Gilsenan Street, Paynesville is slightly irregular in 
shape with a frontage to Gilsenan Street of 18.36 metres, depth of 60.54 – 61.72 
metres and a rear boundary of 26.49 metres, equating to an overall area of 1,353 
square metres.  
 
The land is generally flat with a slight fall towards Gilsenan Street. The property 
is currently undeveloped. The front and side boundaries consist of a 1.8 metre 
high paling fence with a metal gate along the street boundary.   
 

  
View of the subject land taken from Gilsenan Street. 

 

 
View internally from the rear of 16 Gilsenan Street towards the street 

 

 
View north inside front boundary  of 16 Gilsenan Street 
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The adjoining property on the west side of the subject and at 18 Gilsenan Street 
contains and established single storey dwelling with an outbuilding in the rear.  
The dwelling is setback from the common boundary with the subject land.   
 

 
Front 18 Gilsenan Street, Paynesville 

 

 
View from subject land to 18 Gilsenan Street 

 

The subject land is located within an established residential neighbourhood. 
South of the subject land is a single storey detached dwelling and a double storey 
detached dwelling that gain access and front Gilsenan Street.  
 

 
Properties on south side of Gilsenan Street opposite 16 Gilsenan Street 
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The subject site is well located close to the facilities and services that Paynesville 
has to offer.  
 
Site Context Plan 
 

 
 
A – Subject Land   
 
B1 – Western commercial/entertainment precinct (630 metres from Subject Land) 
 
B2 – Eastern commercial/entertainment precinct (990 metres from Subject Land) 
 
C – Active recreation precinct (460 metres from Subject Land)   
 
D – Paynesville Primary School (630 metres from Subject Land) 
 
E – Industrial and Marine Employment precinct (1.3 kilometres from Subject 
Land) 
 
F – Residential growth front for Paynesville (440 metres from Subject Land) 
 
 
  

A 

B 2 

C 

D 
E 

B 1 

F 
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3. The Application & Proposal 
 
The application seeks approval for an extension of the caravan park with the 
inclusion of an adjoining property at 16 Gilsenan Street and for buildings and 
works for the establishment of 16 new cabins for permanent occupancy.  
Development of the additional cabin sites will remove seven ensuite sites and 
three powered sites.  
 
The new cabin sites are proposed as land lease sites focussed on affordable 
accommodation for people over the age of 50 (retirees and pre-retirees).  
 

 
Location of the proposed cabin sites (Source: Google Earth) 

 

 
View of existing caravan sites on left side of driveway proposed to be replaced by 

proposed cabins. 

Location 
of the 

proposed 
cabin 
sites 
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Image of part of the subject land looking south at sites that are proposed to be 

removed. 

 
Development of the 16 cabin sites will include the construction of a new internal 
driveway.  The driveway will be fully constructed, sealed and drained.  Internal 
services will be rearranged and extended to service each cabin including 
reticulated water, sewerage, electricity and stormwater drainage. 
 

 
Proposed Site Plan of the extended caravan and camping park. 

 
The proposed sites vary in size and orientation so a variety of cabin types are 
proposed.  The variety of cabins include single bedroom cabins for Sites 4 and 5 
and two bedroom cabins to be available on the other 14 sites. 
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Sites 1-3, 15 and 16 are all proposed to utilise the same cabin (Gerval Homes, 
Project #41L064) having a length of 12.4m and width of 5.0m. 
 
Three alternate cabin designs are proposed for Sites 6-10 (inclusive).  All three 
options have the same overall dimensions of 9.2m x 5.0m, each option having a 
different floor plan.  One option also includes a small deck (Adventure Cabins 
Dwg No. Q80324-01). 
 
Two alternate cabin designs are proposed for Sites 11-14 (inclusive). Both cabin 
options have the overall dimensions of 11.3m x 5.0m with each option offering an 
alterative floor plan.  Each option includes a deck in front of the entrance at 5.0m 
x 2.1m. 
 
All proposed cabins are single storey and once installed will not exceed a height 
of 4.5m above ground level.  The selected cabins for Lots 4 and 5 include a 
skillion roof while all other cabins have a simple roof form having a single ridgeline 
and gable ends. 
 
Plans accompanying the application include a  and Design Response Plan, Site 
Plan and Building Envelope Plan to demonstrate the position of cabins on the 
sites, separation distances between cabins, setbacks from boundaries and 
provision for car parking. 
 
All new cabin sites will accord with the fire safety requirements as outlined in the 
Residential Tenancies (Caravan Parks and Moveable Dwellings Registration and 
Standards) Regulations 2020.   
 
Access to the new cabins is proposed to continue via the existing caravan and 
camping park entrance at Gilsenan Street  
 

 
Image of existing caravan park access. 
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Planning approval is required pursuant to the following Clauses of the East 
Gippsland Planning Scheme: 

Planning Scheme Clause No. Description of what is Proposed 

32.08 - 2 General Residential Zone 

 
Use of the land for accommodation 

 

32.08-10 General Residential Zone 

 
Construct and carry our works for a use in 

Section 2 
 

 
The application is not required to be referred pursuant to Section 55 of the 
Planning and Environment Act 1987.  
 
4. Cultural Heritage 
 
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 

 
The south-east corner of the existing caravan park is within 200m of a named 
waterway and therefore is within an area of Cultural Heritage Sensitivity.  The 
property at 16 Gilsenan Street is not within an area of cultural heritage sensitivity. 
 
The activity area subject to the proposed use and buildings and works is not within 
the identified area of Cultural Heritage Sensitivity and therefore a CHMP is not 
required. 
 

 

Cultural heritage sensitivity 

Additional 
activity area 
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Extract from Cultural Heritage Sensitivity mapping, 
with sensitive areas shown in green (Source: VicPlan) 

5. Planning Policy 
 
5.1 Planning Policy Framework 
 
Supportive planning policy is found within Clause 11.01-1S Settlement which 
seeks to encourage growth within settlement boundaries and provides infill 
redevelopment of serviced vacant land.  
 
Clause 11.01-1R Settlement – Gippsland advises that Paynesville forms a sub-
regional network with Bairnsdale (the regional centre of East Gippsland). Urban 
growth is supported within sub-regional networks of towns which the proposal will 
facilitate.  
 
The proposed development will contribute to the variety of residential 
accommodation in the redevelopment of existing areas as sought by Clause 
11.01L-02 Growth area towns – Paynesville.  
 
Being located within Paynesville Clause 11.03-4L-01 is relevant to the 
application. The use and development of a caravan and camping park will utilise 
a vacant residential allotment assisting to contain development within existing 
zoned boundaries.  The development does not contain and will not have any 
impact to  sensitive coastal ecosystems.  
 
Planted vegetation is located at the rear of existing sites adjacent to the eastern 
boundary of 16 Gilsenan Street.  The proposed development will see the trees 
removed however, they have minimal aesthetic value and will not have any 
impact to biodiversity and as such the objectives of the Clause 12.01-2S Native 
vegetation management are achieved. 
 
The subject land is well setback from the Lake foreshore in an elevated location 
within the town.  The subject land is at a level >13m AHD and therefore would 
not be expected to be directly impacted by the effects of climate change as sought 
by Clause 13.01-2S Coastal inundation and erosion.  
 
Clause 13.02 Bushfire is not relevant to the application as the land is not 
contained within the Bushfire Management Overlay and is not within a declared 
Bushfire Prone Area.   
 
The neighbourhood character of the area is varied including detached dwellings, 
townhouses and the caravan park. The proposed extension of the caravan park 
to include the vacant residential allotment at 16 Gilsenan Street will maintain the 
character of the area and pattern of local urban structure consistent with Clause 
15.01-5S Neighbourhood character.   
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Clause 16.01-1S Housing supply seeks to facilitate well-located, integrated and 
diverse housing that meets community needs. The extension of the caravan park 
will facilitate further housing diversity and increases the proportion of housing in 
an established urban area. The site is also within proximity to services and 
community facilities.  
 
The proposed development will facilitate increased choice in housing type, tenure 
and cost to meet the needs of households as they move through life cycle 
changes and supports a diverse community as sought by Clause 16.01-2S 
Housing affordability. 
 
The subject land is well located close to many of the facilities and services 
available within the town and is connected to the Activity Centre via a footpath 
network allowing future residents the opportunity to reduce car dependency 
encouraged within Clause 18.02-1S Walking.   
 
Gilsenan Street is a wide sealed urban road. Additional vehicle movements 
created by the proposed extension to the caravan park can easily be 
accommodated within the existing road network as per Clause 18.02-4S Roads.  
 
5.2 Municipal Planning Strategy 
 
Clause 02.03-1 Settlement and housing–Growth area towns, advises that 
Paynesville has grown rapidly in recent times, as a “dormitory” town and a 
retirement area.  
 
Strategic directions for Paynesville are forwarded by the proposal through 
encouraging population growth and development on fully serviced residential 
land, it will provide a range of housing types and styles, assists development of 
East Gippsland as a retirement destination and expands Paynesville as a 
residential centre.  
 
There are no mapped or known environmental risks associated with the property 
as identified in Clause 02.03-3 Environmental risks.  
 
The relevant strategic direction for Paynesville within Clause 02.03-5 Built 
environment and heritage, is maintaining the human scale, village feel and 
character of Paynesville. The proposed cabins having a smaller building footprint 
and being single storey in height will complement the scale of built form within the 
surrounding neighbourhood.  
 
Council strategic directions contained within Clause 02.03-7 Transport and 
Infrastructure, will be complemented by the proposal with the subject land being 
connected to reticulated sewerage and providing different accommodation that 
can be utilised by an aging population.  
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6. Planning Elements 
 
6.1 General Residential Zone 
 
The subject land is contained within the General Residential Zone under the East 
Gippsland Planning Scheme.  
 

 
Planning scheme zone mapping (Source: VicPlan) 

 
The proposed use and development is considered to satisfy the purposes of the 
General Residential Zone.  The proposal is considered to be consistent with the 
Planning Policy Framework and Municipal Planning Strategy as described under 
5.1 and 5.2 above. The proposed buildings respect the existing neighbourhood 
character providing smaller scale buildings consistent with the existing 
development on the land.  The proposal will further  contribute to a diversity of 
housing types and allows housing growth in an established in Paynesville.  
 
In accordance with Clause 32.08-12 the application is accompanied by plans 
drawn to scale and dimensioned which show: 
 

• Site shape, size, dimensions and orientation. 

• The siting and use of existing neighbouring buildings and proposed 
buildings.  

• The building form and scale. 

• Setbacks to property boundaries of the proposed cabins.  
 
 
 

Subject 
land 
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It is considered that the likely effects, if any, on adjoining land would be minimal: 
 

• Noise levels will be no more than other residential properties.  

• Traffic movements from the additional cabins can easily be accommodated 
within the existing local road network.  

• Light spill will be contained on the subject land with low level lighting of the 
expanded caravan park. 

• The orientation of the subject land is advantageous allowing for cabins and 
the immediate surrounds to gain good solar access.  

• Connections to reticulated sewerage, water, electricity and 
telecommunications are available to the property.  

 
Decision Guidelines 
 
The proposed development is consistent with the decision guidelines in so far as: 
 

• Strong support is found within the Planning Policy Framework and the 
Municipal Planning Strategy.  

• The proposed use and development is consistent with the purposes of the 
zone.  

• There are no objectives or decision guidelines specified in the schedule to 
the General Residential Zone.  

• There will be no impact to existing rooftop solar energy systems on dwellings 
on adjoining lots. 

 
6.2 Car Parking 
 
In accordance with Clause 52.06 - 2 before a new use commences car parking 
must be provided.   
 
Where a use of land is not specified in Table 1 of Clause 52.06-6 car parking 
spaces must be provided to the satisfaction of the responsible authority.  
Camping and caravan park is not specified in Table 1. 
 
The proposed site can all accommodate one car parking space. Given that a two 
bedroom dwelling is required to provide one car space it is considered that 
sufficient car parking for the proposed buildings will be provided onsite.    
 
The Infrastructure Design Manual (IDM) advises for purposes of road design that 
residential allotments create 10 vehicle movements per day. Gilsenan Street is 
categorised as an access street which has the capacity to accommodate 0 – 2500 
vehicle movements a day.  
 
There are 37 established stablished dwellings that rely on Gilsenan Street for 
access which equates to an average of 370 vehicle movements per day.  The 
existing caravan park includes 54 annuals and residents which if the same 
average of vehicle movements was applied, generates 540 vehicle movements 
per day, and the proposed development would add an average of 160 vehicle 
movements per day.   
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The total combined daily vehicle movements from properties in Gilsenan Street  
is calculated to be 1070 vehicle movements which will be below the capacity of 
2,500 vehicle movements for Gilsenan Street as prescribed by the IDM.   
 

 
Image of Gilsenan Street looking east 

 

 
Image of Gilsenan Street looking west 
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6.3 Stormwater Management 
 
Clause 53.18 Stormwater Management in Urban Development seeks to ensure 
that stormwater in urban development mitigates the impacts on the environment, 
property and public safety.  
 
An application to construct a building or carry out works must meet the objectives 
and should meet the standards of Clauses 53.18-5 and 53.18-6.  
 
A STORM Rating Report accompanies the application and demonstrates that the 
use of rainwater tanks and raingardens are able to manage stormwater discharge 
and improve water quality currently entering into the municipal drainage system.  
 
Proposed site works can be undertaken in a manner that controls sediment runoff 
into the drainage system through the use of sediment fencing.  
 
Existing stormwater connections can be temporarily cut off to ensure stormwater 
entering the drainage system remains free from contaminants.  
 
6.4 Residential Tenancies Regulations 2020 
 
The Residential Tenancies (Caravan Parks and Moveable Dwelling Registration 
and Standards) Regulations 2020 outlines numerous requirements associated 
with caravan parks.  
 
To assist with achieving compliance CFA Guidelines have been developed and 
are referred to in the Regulations.  
 
The CFA Guidelines contain objectives to be achieved, performance measures 
which can allow for an alternative situation that can be considered and 
prescriptive provisions which automatically achieve the performance measures 
and objective.  
 
All prescriptive provisions are met by the proposal. Regulation 20 governs 
firefighter access and fire separation. The proposed cabin layout will achieve the 
required 1.2 metre clearance firefighters require for access around each cabin 
and is provided with a surface that is suitably trafficable.  
 
Fire separation between the cabins will met the minimum 2.0 metre requirement 
and will have a 2.1 metre height clearance.  
 
Fire vehicle access has been designed to ensure Regulation 20 and the 
prescriptive measure is met with driveway curves having a minimum inner radius 
of 10 metres. As the land is relatively flat grades will be easily achieved and there 
will be no dips.  
 
The accessway will have a minimum trafficable width of four metres, will have a 
load limit of at least 15 tonnes, will be of all weather construction and a “T” head 
at the end of the new accessway    
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The existing reticulated fire hydrant system will be extended to comply with 
Regulation 19 allowing all cabins to be provided coverage no greater distance 
than 120 metres.   
 
7. Conclusion 
 
The proposed use and development of a caravan and camping park at 4 – 14 & 
16 Gilsenan Street, Paynesville is considered to accord with all relevant 
provisions of the General Residential Zone and relevant planning provisions of 
the East Gippsland Planning Scheme. The proposal is consistent with Planning 
Policy Framework and Municipal Planning Strategy, will provide diverse and 
affordable housing 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. 
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