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during which an application may be made for review of a decision on the application. 
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decide on the application before: 
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If you object, the Responsible Authority will tell you its decision. 
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1. Introduction 
 
This Planning Report is prepared in support of a proposed multi-lot subdivision, 
roadworks, works (earthworks) and removal of native vegetation at 385 
Bullumwaal Road, Wy Yung.  The Report addresses the provisions of the Low 
Density Residential Zone, Vegetation Protection Overlay and Erosion 
Management Overlay as contained within the East Gippsland Planning Scheme. 
 

 
Aerial view of subject land and surrounds – Source: VicPlan  

 
 
  

Subject 
land 
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2. Subject Land & Surrounding Context 
 
The subject land is known as 385 Bullumwaal Road, Wy being part of Lot 2 on 
PS434082A. It is a large parcel of land having an area of 15.02ha hectares.   
 
A preceding two lot subdivision is in the process of being finalised which will result 
in the creation of the subject land. Planning Permit 5.2023.103.1 issued on 24 
October 2023 allowing for the two lot subdivision and an Application for 
Certification (SPEAR ref S23424M) is currently being considered by Council. 
Upon issue of the title for the proceeding subdivision the land will ultimately be 
described as Lot 1 on PS 921657H.  
 

 
Extract of PS921657H currently being considered as part of SPEAR Ref S23424M  

 
The property is undulating in nature with the eastern portion of the site generally 
being higher in elevation than the western and southern sections of the property.  

 

 
View north across subject land from south-east corner 
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View west from the northeastern portion of the site 

 

 
View south across subject land from the centre of property 

 

 
View west across subject land from the centre of property 
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View north from subject land   

 

Historically the property has been used for grazing livestock and contains two 
agricultural outbuildings and stockyards located in the north-eastern portion of 
the land. A stock dam is also located on the northeastern corner of the site.  
 

 
Image of the north-eastern part of the property looking north-east at an existing stock 

dam, stockyards and access gate off Bullumwaal Road. 

 
Whilst the land has historically been utilised for grazing purposes and comprises 
pastoral grasses, there are several large, scattered trees throughout the property. 
 
A 20 metre wide easement is established adjacent to the northern boundary 
which encompasses the Eastern Gas Pipeline and a 16.0 metre wide easement 
dissects the southern portion of the property which accommodates overhead 
powerlines.    

Stockyards 
Stock dam 

Access 
gate  



East Gippsland Shire Council 

  20432 Report 

 Page 7 

The subject land has frontage to Wy Yung – Calulu Road to the south and 
Bullumwaal Road to the east both of which are good quality sealed roads. 
Bullumwaal Road is contained within the Transport Zone 2.  
 
Both Wy Yung – Calulu Road and Bullumwaal Road contain treed road reserves 
with access to the property currently provided adjacent to the north-east corner 
of the property via by a gravel service lane in Bullumwaal Road.  
 
A minor secondary waterway extends into the subject land from the western 
boundary. 
 

 
Image of the main waterway and secondary waterway looking west from the subject 

land central area 

 

 
Zone mapping showing approved subdivision boundary and waterway  

Source: VicPlan 
Please note that the east-west waterway is mapped incorrectly and is located further north on ground 
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The subject land is contained within the Low Density Residential Zone, Erosion 
Management Overlay and Vegetation Protection Overlay – Schedule 1 of the East 
Gippsland Planning Scheme.  
 
Land immediately to the north and east is also contained with the Low Density 
Residential Zone.  Two established residential properties adjoin the subject land 
with both properties taking access from Bullumwaal Road. Land immediately to 
the west and in the southern side of Wy Yung – Calulu Road is contained within 
the Rural Living Zone – Schedule 3.  
 
Properties within the low density residential area are generally smaller in size 
than the subject land and developed with single storey dwellings with associated 
outbuildings and treed and garden environs. Rural Living zoned properties are 
more generously sized however also contain dwellings and outbuildings with 
hobby or land management grazing taking place. 
 
The subject land is well located on the periphery of the residential area of Wy 
Yung and is within four kilometres of the Bairnsdale Central Activity Area. A 
locality plan showing the subject land within close proximity to Wy Yung, 
Eastwood and Bairnsdale identifies that the land is located closely to all the 
services and facilities that Bairnsdale has to offer.  
 

 
Locality plan demonstrating the location of the subject land and the close proximity to 

the Bairnsdale Central Activity Area (Source: VicPlan) 

 
 
 
  

Bairnsdale 
Central 
Activity 

Area 

Subject 
land 
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3. The Application & Proposal 
 
The Application seeks approval for a multi-lot subdivision, works (roadworks), 
earthworks and removal of native vegetation to facilitate land for future low 
density residential development.  
 

 
Proposed Subdivision Layout (Version 2) 

 
The proposed subdivision has been designed having regard to the various site 
constraints and characteristics and ultimately achieves an allotment layout which 
balances residential occupation with environmental values of the land.  
 
The subdivision provides for 26 lots each having an area greater than 0.4ha.  The 
layout also proposes a Reserve for proposed stormwater drainage infrastructure. 
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The accompanying Design Response Plan (Version 2) has been provided to 
demonstrate the available area for future residential development and associated 
onsite wastewater disposal having regard to the presence of the Eastern Gas 
Pipeline and overhead powerlines and surrounding bushfire hazard. It also 
demonstrates the ability to retain numerous scattered native trees which have the 
potential to coexist with residential occupation of the land.  
 
Traffic 
 
Given Bullumwaal Road is a Principal Road that carries significant volumes of 
traffic it was determined a safer option to establish access from Wy Yung Calulu 
Road to the south.  
 
The proposed intersection has been located appropriately to provide for 
appropriate sight lines in both directions whilst avoiding the steeper sections of 
the embankment along Wy Yung – Calulu Road.  
 

 
Sight lines to the west and to the east of the proposed intersection 

 
Accompanying the Application is a Traffic Impact Assessment Report prepared 
by One Mile Grid which provides an assessment of traffic volumes and the new 
road intersection.  
 
As part of the assessment the traffic movements at the intersection of Bullumwaal 
Road/Wy Yung - Calulu Road was assessed revealing the intersection is currently 
operating under excellent conditions during both the morning and afternoon 
weekday peak hours and Saturday peak hour.  
 
It is proposed that a new intersection be created to access the subdivision from 
Wy Yung – Calulu Road. Sight distances have been assessed and reveals that 
the Minimum Gap Sight Distance are in excess of 181 metres as out lined in the 
Austroads Safe Intersection Sight Distance for 80km/h design speed to align with 
recorded speeds.  
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Traffic generation from the subject land will be approximately 260 vehicle trips 
and even when focused into one access point, traffic volumes generated by the 
proposed subdivision is very low and can be absorbed into the surrounding road 
network.  
 
Additional traffic volumes created by the subdivision will still allow the Bullumwaal 
Road and Wy Yung – Calulu Road intersection to continue to operate under 
excellent conditions post-development.  
 
Based from Austroads Guide to Traffic Management a basic left turn lane and 
right turn lane treatment is required.  
The internal road network has been reviewed and is considered to accord with a 
Rural Living Access Road and is able to accommodate traffic movements from 
the lots being created. Court bowls have been designed with a 10 metre radius 
allowing waste collection and emergency services vehicles to turn around 
appropriately.  
 
Access and Services 
 
A Stormwater Management Strategy has been prepared to accompany the 
application, which includes an Access and Servicing Plan and a Site Drainage 
Plan.  
 
It is proposed to drain the subdivision through a network of stormwater drainage 
pipes, leading to gross pollutant traps, then secondary proprietary systems and 
into a retarding basin with bioretention in the base filter area.  
 
It is also proposed to utilise 5,000 litre rain water tanks to be connected to 
dwellings prior to occupancy on each lot allowing for reuse within sanitary 
facilities and garden irrigation.  
 
To facilitate the site drainage plan a drainage reserve encompassing the retarding 
basin is proposed to be created and vested in Council to for access and 
maintenance.  
 
The access and servicing plan demonstrates that all lots will be provided with 
water, electricity, NBN communications and drainage.   
 
The traffic assessment provides road cross sections and intersection 
commentary.  
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Wastewater 
 
There is no reticulated sewerage within the precinct resulting in the need to 
design lots that exceed 4,000m² in accordance with the provisions of the Low 
Density Residential Zone.  
 
A Land Capability Assessment Report (LCAR) as prepared by Chris O’Brien & 

Company Pty Ltd has been provided to demonstrate the ability of the proposed 
allotments to treat and retain wastewater onsite in the absence of reticulated 
sewer within the immediate precinct.  
 
The accompanying Design Response Plan (Version 2) provides a demonstration 
of how each allotment will have sufficient area available accommodate future 
residential development together with a land application area of 280m².  
 
Vegetation Removal  
 
The proposal incorporates the removal and assumed loss of native vegetation 
within the site and within the adjoining road reserve to accommodate proposed 
intersection and servicing.   
 
Accompanying the Application is a Plan of Vegetation Removal which nominates 
both native and non-native vegetation to be removed to accommodate the 
proposed subdivision.  
 

 
Extract from Plan of Vegetation Removal (Version 1) – within subject land 

 



East Gippsland Shire Council 

  20432 Report 

 Page 13 

 
Extract from Plan of Vegetation Removal (Version 1) – within Wy Yung-Calulu Road 

 
The vegetation identified for removal within the subject land includes two native 
trees near the frontage of Lot 13 (Trees 2 & 3) and a native tree within the frontage 
of Lot 7 (Tree 89). It also includes the removal of planted vegetation established 
on the northern portion of the land within proximity to the existing sheds.  
 

     
Trees within the subject land earmarked for removal - Trees 2, 3 & 89 

(Trees identified as M, B & G on NVRR) 

 
 

16/04/24 4/04/24 4/04/24 
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Looking in a south westerly direction towards planted vegetation along existing fence 

line within proximity to existing shedding 

 
The Traffic Impact Assessment prepared by One Mile Grid includes detail of the 
alignment of the intersection which has been carefully designed to ensure safe 
traffic movements and good sight lines whilst minimising impacts to native 
vegetation.  
 
The native vegetation within proximity to the proposed intersection is less dense 
than other areas of the road reserve however the proposed intersection results in 
the need to accommodate the loss of a patch of native vegetation 0.059ha in area 
and which also includes two large trees (Trees 54 & 65).  
 

 
View north towards vegetation in proximity to proposed intersection 

Note: Tree numbers match Plan of Vegetation (V1)  
 

#76 

#75 

#73 #72 #70 

#69 

#67 
 

#65 

Date of photography 4/04/24 

Green = To Be Retained 

Red = To Be Physically Removed  

Orange = Assumed Lost but physically retained 
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Large Trees within patch of vegetation earmarked for removal 

 

A Plan of Vegetation (Version 1) has been provided to show the extent of native 
vegetation that will be directly impacted by the proposal together with the 
assumed vegetation losses incurred where TPZ’s are impacted by more than 
10%.  
 

 
Extract from Plan of Vegetation (Version 1) – within the subject land 

Date of photography 4/04/24 Date of photography 4/04/24 

#54 #65 
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Extract from Plan of Vegetation (Version 1) – within Wy Yung-Calulu Road 

 
The following table provides detail on the existing vegetation located within 
proximity to the proposed intersection works and scattered trees internal to the 
site. This data is to be read in conjunction with the accompanying Plan of 
Vegetation.   
 

Tree # 

Based off 
Field Data 

Tree ID 

As per NVRR 

319_20240417_WYX 

Circumference 
(in cm) at Breast 

Height (1.3m above 

ground level) 

DBH 
(cm) 

TPZ (m) % TPZ Impacted 
Green = To Be Retained 

Red = To Be Physically Removed  

Orange = Assumed Lost but 

physically retained 

1.  VLOT (ST) - 15 0% 

2. M (large) VLOT (ST) - 15 47.1% 

3. B (large) VLOT (dead) (ST) - 15 Directly Impacted  

4.  95 30.24 3.63 0% 

5.  184 58.57 7.03 6.5% 

6.  190 60.48 7.26 0.6% 

7.  189 60.16 7.22 5.4% 

8.  75 23.87 2.87 0% 

9.  202 64.3 7.72 8.0% 

10.  VLOT  - 15 3.4% 

11.  185 58.9 7.07 1.9% 

12.  281 89.45 10.73 5.8% 

27.  91 29.0 3.48 0% 

28.  140 44.56 5.35 3.3% 

40.  VLOT  - 15 8.7% 

44.  79 25.15 3.02 0% 

45.  80 25.46 3.06 3.4% 

46.  115 36.61 4.39 0% 



East Gippsland Shire Council 

  20432 Report 

 Page 17 

Tree # 

Based off 
Field Data 

Tree ID 

As per NVRR 

319_20240417_WYX 

Circumference 
(in cm) at Breast 
Height (1.3m above 

ground level) 

DBH 
(cm) 

TPZ (m) % TPZ Impacted 
Green = To Be Retained 

Red = To Be Physically Removed  

Orange = Assumed Lost but 
physically retained 

48. I 132 42.02 5.04 38.7% 

49. N 118 37.56 4.51 37.5% 

50. L 124 39.47 4.74 30.9% 

51. K 142 45.20 5.42 33.7% 

52. O 83 26.42 3.17 12.5% 

54. A (large) 227   72.26 8.67 19.5% 

64.  135 42.97 5.16 0% 

65. F (large) 234 74.48 8.94 31.8% 

66. D 117 37.24 4.47 11.1% 

67. J 75 23.87 2.86 Directly Impacted  

69. C 195 62.07 7.45 Directly Impacted  

70. E 72 22.92 2.75 Directly Impacted 

72. H 95 30.24 3.63 17.0% 

73.  110 35.01 4.20 7.3% 

74.  54 17.19 2.06 0% 

75.  88 28.01 3.36 0% 

76.  95 30.24 3.63 0% 

86.  VLOT  - 15 7.6% 

87.  VLOT (ST) - 15 0% 

88.  VLOT (ST) - 15 0% 

89. G (large) VLOT (ST) - 15 26% 

90.  VLOT - 15 1.13% 

91.  VLOT - 15 5.2% 

93.  VLOT (dead) (ST) - 15 0% 

95.  VLOT (dead) (ST) - 15 0% 

Note: TPZ’s impacted by >10% are assumed lost and will be offset consistent with the 
provisions of Clause 52.17.  

 
Vegetation offsets will be provided to accommodate both the physical and 
assumed vegetation losses consistent with the provisions of Clause 52.17 
however only the vegetation nominated on the Plan of Vegetation Removal 
(Version 1) will be removed to accommodate the proposed works.  
 
Given that the vegetation is located within the road reserve it is anticipated that 
the Application will be referred to Council’s Land Manager as part of the planning 
process to obtain Land Manager Consent to the removal of the vegetation from 
within the road reserve.  
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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 

32.03-3 Low Density Residential 

Zone 

 
Subdivision 

 

44.01-2 Erosion Management 

Overlay 

 
Carry out roadworks  

 

44.01-5 Erosion Management 

Overlay 

 
Subdivision 

 

44.01-3 Erosion Management 

Overlay  

 
Vegetation Removal  

 

52.17 Native Vegetation 

 
Removal of native vegetation 

 

52.29 Land Adjacent to the 

Principal Road Network 

Subdivide land adjacent to a Transport Zone 
2 

 
The application is required to be referred pursuant to Section 55 of the Planning 
and Environment Act 1987 to the following: 

• The relevant water, drainage or sewerage authority (subdivision exceeds 
a two lot subdivision). 

• The relevant electricity supply or distribution authority (subdivision 
exceeds a two lot subdivision). 

• The Country Fire Authority (as the subdivision creates a road).  

• The relevant gas supply authority (subdivide land crossed by a gas 
transmission pipeline). 

• Head, Transport for Victoria (to subdivide land adjacent to a road declared 
as an arterial road).  
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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 
 

 
Extract from Cultural Heritage Sensitivity mapping, 

with sensitive areas shown in green (Source: VicPlan) 

 
The subdivision of land into three or more lots is a high impact however, the 
activity area is not within an area of cultural heritage sensitivity. Therefore, a 
CHMP is not required  for the proposed subdivision and associated works.  
  

Activity 
area Area 

outside of 
the activity 

area 
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5. Planning Policy 
 
5.1 Planning Policy Framework 
 
To facilitate the sustainable growth and development of Victoria and deliver 
choice and opportunity for all Victorians through a network of settlements is the 
objective of Clause 11.01-1S Settlement.   
 
While the majority of the subject lad is located outside the Bairnsdale Township 
Boundary subdivision of the property for residential purposes can be reasonably 
expected being within the Low Density Residential Zone.  
 

 
North-western extract of the Bairnsdale Framework Plan – red dashed line represents 

Bairnsdale Township Boundary (Source: EGSC) 

 
The proposed subdivision will support the objective through the achievement of 
a range of strategies: 

• The proposal will assist to support the sustainable development of the 
regional centre of Bairnsdale.  

• Provides for the growth in population close to the facilities and services 
Bairnsdale offers. 

• In part assists to limit urban sprawl and directs growth within an existing 
settlement. 

• Provides in part infill development within the township boundary.  
 
Clause 11.01-1L-02 Growth area towns – Bairnsdale applies to all land in the 
Bairnsdale Framework Plan. The proposed subdivision will achieve a key strategy 
to facilitate urban development for Bairnsdale within the existing town boundary.  
 
 
 

Subject 
land 

outside the 
township 
boundary 

Subject 
land within 

the 
township 
boundary 
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The objective of Clause 12.01-2S Native vegetation management is to ensure no 
net loss to biodiversity as a result of the removal of native vegetation. The 
subdivision has been carefully and thoughtfully designed to avoid and minimise 
impacts to native vegetation. This has been achieved by limiting vehicle access 
from the adjoining road network to the proposed intersection in Wy Yung Calulu 
Road only and accommodating allotments which can enable sufficient building 
area which has regard to Tree Protection Zones.  
 
Whilst an element of vegetation removal has been incorporated into the proposal 
to ensure there is sufficient area to accommodate a safe intersection consistent 
with Engineering design and to accommodate servicing and access. These 
losses are expected to be offset to ensure there is no net loss of biodiversity as 
a result of the proposal.  
 
The proposal has considered Clause 13.02-1S Bushfire Planning as the whole of 
the subject land is within a declared Bushfire Prone Area. The application 
includes a bushfire hazard assessment which reviews the bushfire risk in the 
wider landscape, at a local level and at a neighbourhood level. The following 
comments is a summary of the bushfire assessment: 

• The wider landscape provides some threat from bushfire however it is 
dramatically reduced by the presence of wide-open paddocks and 
proximity to developed residential areas.  

• The proposed allotments are all sufficient size and dimensions to cater for 
residential development that responds to the bushfire risk. The generous 
size of the allotments (>4000m² in area) together with the predominance 
of ‘grassland’ and gentle gradient all contribute to a favourable bushfire 
response and enable adequate separation distances to be established in 
accordance with AS 3959.  

• Egress from the subdivision to the south is achieved and does not 
transverse through areas of risk. Access to places of reduced risk in a fire 
event is easily achieved within the urban areas of Wy Yung, Eastwood and 
Bairnsdale within close proximity.  

• The recently established subdivision on the eastern side of Bullumwaal 
Road will ultimately be developed for residential purposes with the land 
being maintained accordingly.  

• The proposed allotments will also provide one another with protection as 
they will also ultimately be managed and maintained to residential 
standards.  

• The vegetation within the subject land and the immediately surrounding 
area has been classified in accordance with Table 2.3 of Australian 
Standard AS 3959.  

• Future dwellings are able to be sited within each lot with separation from 
classifiable vegetation so to achieve BAL-12.5 construction standards. 
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Aerial view of subject land and immediate surrounds – Source: VicPlan 

 
The subject land in its current format is identified as being ‘grassland’ however 
this environment will be modified into the future through the establishment of 
residential allotments which will ultimately result in a ‘low threat’ environment. 
 
The generous size of the allotments ensures there is good opportunity to achieve 
separation distances prescribed by AS 3959 having regard to the landform and 
surrounding vegetation classifications.  
 
A geotechnical risk assessment accompanies the application and advises that 
the land is not subject to erosion processes and provided precautions are 
undertaken during the subdivision construction works there will be no detrimental 
environmental impacts as sought by Clauses 13.04-2S and 13.04-2L Erosion.   
 
Catchment planning and management at clause 14.02-1S seeks to assist the 
protection and restoration of catchments, waterways, estuaries, bays, water 
bodies, groundwater and the marine environment. The land is not contained 
within a water supply catchment. The waterway on the adjoining land has been 
protected from encroachment and sediment runoff during construction can be 
managed. 

Low 
Threat 

Grassland 

Grassland  
(To Become Low Threat) 

 

100m 
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The application includes a land capability assessment to demonstrate the 
disposal of on-site wastewater can satisfy EPA requirements.  The application 
also includes a stormwater management strategy to demonstrate the 
opportunities to treat and control stormwater from the allotments and roads in 
accordance with best practice standards. 
 
It is considered that the proposed subdivision will achieve an attractive, safe, 
diverse and sustainable neighbourhood as sought by Clause 15.01-3S 
Subdivision design.  
 
Care has been taken to ensure the proposed new road intersection has been 
located to allow for safe access and egress to the subdivision, encumbered lots 
have been designed to provide for housing sites outside of easements.  A range 
of lot sizes within the subdivision are proposed suiting the development of a 
variety of energy dwellings.  The new road will provide for sufficient verges for the 
establishment of street trees providing an attractive environment and detrimental 
impacts to flora and fauna has been minimised.  
 
The character of the Low Density Residential zoned areas within the precinct is 
one of larger allotments greater than 4000m² with access obtained from 
secondary roads leading off Bullumwaal Road. The proposed subdivision will 
continue this theme and will be consistent with the neighbourhood character as 
encouraged by Clause 15.01-5S Neighbourhood character.   
 
The proposed subdivision will assist to provide much needed housing supply 
within close proximity of the urban area of Bairnsdale. The subdivision will 
facilitate diverse housing opportunities for the community allowing for larger 
allotments and an opportunity to develop a variety of housing styles as sought by 
Clause 16.01-1S Housing supply.  
 
Clause 16.01-3L-01 Rural living seeks to ensure residential development is 
located on land suitable for on-site wastewater treatment. The land capability 
assessment has determined on-site wastewater requirements can be achieved. 
 
As sought by Clause 18.02-4S Roads the proposed subdivision has been 
designed to provide an internal road that is accessed/egressed from Wy Yung – 
Calulu Road avoiding direct access or a road intersection onto a principal road 
network being Bullumwaal Road allowing the road network to remain efficient.  
   
The proposed subdivision will be serviced with electricity, reticulated water, 
drainage and telecommunications. The internal road will be developed in 
accordance with the Infrastructure Design Manual maintaining a consistency of 
infrastructure provision as sought by Clauses 19.03-2S and 19.03-2L 
Infrastructure, planning, design and construction.  
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5.2 Municipal Planning Strategy 
 
Bairnsdale is identified as the largest town in the Shire at Clause 02.03-1 
Settlement and housing. The proposal will assist to forward the relevant strategic 
directions for Bairnsdale through encouraging population growth on serviced 
residential land and providing allotments that allow for a range of housing types 
and styles. 
 
Care has been taken to design the subdivision in an environmentally sensitive 
manner consistent with the strategic directions within Clause 02.03-2 
Environmental and landscape values. The subdivision has been designed to 
minimise earthworks associated with the development of the internal road and 
during construction sediment runoff can be effectively managed to ensure local 
waterways are not detrimentally impacted. Although native vegetation will be 
required to be removed in particular at the new road intersection, vegetation 
removal has been minimised and will be offset in accordance with the Guidelines 
for the removal, destruction or lopping of native vegetation (Department of 
Environment, Land, Water and Planning 2017).  
 
Clause 02.03-3 Environmental risks and amenity advises that the extent and 
composition of forests in East Gippsland leads to a risk of bushfire within the 
landscape. The proposed subdivision is located within a relatively low risk 
environment which reduces the potential impact from a bushfire event. Egress 
from the subdivision allows for a southerly route to places of reduced risk during 
a potential bushfire event.  
 
A geotechnical risk hazard assessment accompanies the application and advises 
that currently the property is not subject to erosion processes and during 
construction of the development potential sediment runoff can be managed.    
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6. Planning Elements 
 
6.1 Low Density Residential Zone 
 
The subject land is contained within the Low Density Residential Zone under the 
East Gippsland Planning Scheme.  
 

 
Planning scheme zone mapping (Source: VicPlan) 

 
The subdivision is achieves with the purposes of the zone by being consistent 
with the Municipal Planning Strategy and the Planning Policy Framework. The 
land is also accommodate the treatment and disposal of wastewater within the 
boundaries of the lots as advised by the Land Capability Assessment.  
 
The Application triggers planning approval at Clause 32.03-3 for subdivision of 
the Low Density Residential Zone. The subdivision layout has been designed in 
accordance with the zone requirements by providing allotments which are greater 
than 4000m² in area given the absence of reticulated sewer in area.  
 
Application Requirements  
 
The accompanying Land Capability Assessment Report confirms the site’s ability 
to treat and retain wastewater on site associated with future residential 
development.  
 
Accompanying the Application is a Design Response Plan which demonstrates 
the available area for future residential development and shows conceptual Land 
Application Areas for wastewater disposal.  
 

Subject 
land 
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Decision Guidelines 
 
The proposed subdivision positively forwards the decision guidelines of the zone: 

• Strong planning policy support for the proposal is found within the Planning 
Policy Framework and Municipal Planning Strategy as outlined within Section 
5 of this planning report.  

• The principals of avoidance and minimisation of vegetation loss have been 
adopted with the subdivision design limiting the extent of native vegetation 
loss. This has been achieved by nominating all access from the new 
intersection thereby maximising retention of roadside vegetation. The design 
and size of lots 2, 7, 12, 16 & 22 also provides the ability for residential 
development and vegetation to coexist.  

• Utility services will be provided to the lots created including water, drainage, 
electricity and telecommunications.  

• The Land Capability Assessment accompanying the application advises that 
the allotments to be created are capable of managing and treating 
wastewater within lot boundaries.  

• All lot sizes to be created will be less than 2 hectares allowing allotments to 
be efficiently maintained without the need for agricultural techniques and 
equipment.   

 
6.2 Vegetation Protection Overlay 1 
 
The eastern portion of the land adjoining Bullumwaal Road and a small section 
of the site within proximity to Wy Yung-Calulu Road are within the Vegetation 
Protection Overlay – Schedule 1.   
 

 
Vegetation Protection Overlay Mapping (Source: VicPlan) 

Subject 
land 



East Gippsland Shire Council 

  20432 Report 

 Page 27 

Schedule 1 to the Vegetation Protection Overlay,“Tambo-Bairnsdale Roadside 

Vegetation Protection Network”, identifies native vegetation along roadsides as 
being significant for habitat, landscape and aesthetic values.  
 
The objective of Schedule 1 to the Vegetation Protection Overlay is to protect 
high conservation value roadside vegetation from potential adverse impacts of 
establishing access and maintenance and construction activities.  
 
The proposed intersection has been nominated along Wy Yung – Calulu Road in 
an area which is excluded from the Vegetation Protection Overlay and there is 
not access otherwise proposed from Bullumwaal Road.  
 
The design of the subdivision has avoided any loss of vegetation contained within 
the area affected by the provisions of the Vegetation Protection Overlay – 
Schedule 1.  
 

 
Extract of Plan of Vegetation Removal (V1) with VPO mapping 
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Extract of Plan of Vegetation Removal (V1) with VPO mapping within proximity to the 

proposed intersection 

6.3 Erosion Management Overlay 
 
The is contained within the Erosion Management Overlay. A permit is required at 
Clause 44.01-2 for earthworks and roadworks, Clause 44.01-5 for subdivision of 
the land and Clause 44.01-3 for vegetation removal.  
 

 
Planning scheme overlay mapping (Source: VicPlan) 

 

Subject 
land 
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Application Requirements  
 

• The property is characterised by southerly and westerly slopes with the 
grade of slopes ranging from approximately 1:20 to 1:5.  The land has a 
contiguous cover of vegetation and does not display any areas of erosion, 
landslip or instability. 

• Earthworks and ground disturbance associated with the subdivision will 
include establishment of the road, services, vehicle crossings, filling of the 
dam, removal of selected vegetation. Any earthworks associated with the 
construction of future dwellings which exceeds 1.0 metre in height or 
depth would require further planning approval under the provisions of the 
Overlay.  

• Areas to be disturbed will be stabilised with the completion of works.  A 
sealed road pavement will provide stability for the road and swale drains 
will be stabilised with grass.  Sediment control measures will be adopted 
during construction to be specified in detailed plans to be approved for all 
civil construction works and as part of a construction management plan.  

 
A Geotechnical Risk Assessment Report prepared by Chris O’Brien & Company Pty 

Ltd has been provided in response to the Application Requirements prescribed 
by the Schedule to the Overlay.  
 
The Geotechnical Risk Assessment advises that the summary of risk for 
landslide, sheet/rill erosion and tunnel erosion is low. The soil structure is well 
suited for forming batters up to a maximum slope of 1:2 for cut batters and 1:3 for 
fill batters.  
 
The risk of creating erosion or sediment runoff as a result of the subdivision 
construction can be managed by the implementation of a construction 
management plan as detailed in the geotechnical risk assessment.  
 

 
Existing dam to be removed 

 
 
 
 
 
 

Dam 
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6.4 Native Vegetation 
 
Planning approval is required at Clause 52.17-1 for the removal of native 

vegetation and the assumed loss of trees within proximity to the proposed works 

which will have their TPZ’s impacted by more than 10%.  

 
Application Requirements  
 
Information including plans and photos accompany the application in accordance 

with the application requirements specified within the Guidelines for the Removal, 

Destruction or Lopping of Native Vegetation, December 2017 (‘the Guidelines’).  

 
Accompanying the Application is a Native Vegetation Removal Report (NVRR ID: 

319_20240417_WYX) which confirms the assessment pathway (Intermediate 

Assessment Pathway), details of the vegetation to be removed and assumed lost, 

mapping and offset requirements, along with other details required by Table 4 of 

the Guidelines.  

 

The extent of vegetation removal being considered under the provisions of 

Clause 52.17 includes:  

• A patch of native vegetation 0.059ha in area containing 2 large trees 

(Trees 54 & 65). The NVRR describes the patch as Zone 1 and the large 

trees within as A & F;  

• The loss of 3 Scattered Trees (Trees 2, 3 & 89) internal to the site which 

are identified on the NVRR as Zones B, G & M.  

 

The understory within Wy Yung-Calulu Road comprises >25% native perennial 

groundcover and the presence of more than three trees with touching canopies 

categorises the vegetation within proximity to the proposed intersection as a 

patch.  
 

 
View north towards patch of vegetation in proximity to proposed intersection (Zone1) 

Note: Tree numbers match Plan of Vegetation (V1)  

#76 

#75 

#73 #72 #70 

#69 

#67 

#65 

Date of photography 4/04/24 
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The standalone nature of the three trees proposed to be removed internal to the 

site and abundance of non-native pastoral grasses (<25% native coverage) 

classifies the trees as “scattered trees”.    

 

     
Trees within the subject land earmarked for removal - Trees 2, 3 & 89 

(Trees identified as M, B & G on NVRR) 

 

To compensate for the removal and assumed loss of vegetation, a third-party 

offset will be secured to ensure no net loss of biodiversity occurs in accordance 

with the requirements of Clause 52.17-5.  Search results from the Native 

Vegetation Credit Register provided in support of the Application confirm the 

availability of the required offsets on the current market with all necessary 

attributes (Report ID: 23814).  

 
In response to the application requirements specified at Table 4 of the Guidelines 

for the removal, destruction or lopping of native vegetation (DELWP, 2017) (‘the 
Guidelines’) we offer the following response. 
 

 Application 

Requirement 
Response/Comment 

1. Vegetation to be 

removed  

The accompanying Native Vegetation Removal Report 

includes adequate information to address this 

Application Requirement.  

The extent of vegetation being considered under the 

provisions of Clause 52.17 includes a patch of native 

vegetation 0.059ha in area which includes 2 large trees. 

It also accommodates the loss of 3 scattered trees.  

A total offset amount of 0.075general habitat units with 

5 large trees is required with a minimum strategic 

biodiversity value of 0.54 within the East Gippsland 

Catchment Management Authority or East Gippsland 

Shire Council areas.  

16/04/24 4/04/24 4/04/24 

#2 (M) #3 (B) #89 (G) 



East Gippsland Shire Council 

  20432 Report 

 Page 32 

2. Topographic 

and land 

information 

The landform within proximity to the proposed 

vegetation removal is on a relatively gentle grade and 

does not contain any steep slopes.   

There are no drainage lines or water courses located 

within proximity to the vegetation proposed to be 

removed.   

3. Photographs  Photographs of the existing vegetation included within 

this report are recent having been taken on 4 April 2024 

or 16 April 2024. 

4. Past Removal There are no records on Council’s Online Register of 

any removal of native vegetation within the Road 

Reserve within the last 5 years.  

5. Avoid and 

minimise 

statement  

See later section of Report.   

6. Property 

Vegetation Plan  

Not applicable.  

 

7. Defendable 

space statement  

The vegetation removal element of the project is not 
being undertaken to create defendable space.  

8. Native 

Vegetation 

Precinct Plan  

The Application is not being made under the provisions 

of Clause 52.16.  

 

9. Offset statement  As a Permit is required to remove native vegetation, the 
biodiversity impacts from the removal must be offset in 
accordance with the Guidelines. It is anticipated that the 
standard Conditions will be imposed on Permit which 
specify the offset requirement and the timing to secure 
the offset.  

There is no ability to provide a first party offset in this 
instance given the subject land does not contain the 
necessary attributes and is intended for residential 
development. It is therefore necessary that vegetation 
offsets be achieved through third party arrangements.  

A search statement from the Native Vegetation Credit 
Register has been provided in support of the proposal 
which confirms suitable offsets are available to 
compensate for the proposed vegetation removal and 
vegetation assumed lost.  
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In response to the decision guidelines specified at Table 6 of the Guidelines for the 

removal, destruction or lopping of native vegetation (DELWP, 2017) (‘the Guidelines’) 
we offer the following response. 
 

 Decision 

Guidelines 

Response/Comment 

1. Efforts to avoid 

and minimise 

vegetation 

removal to be 

commensurate 

with the 

biodiversity 

and other 

values.  

Efforts to avoid and minimise impacts to native vegetation 
are considered commensurate to the biodiversity values 
of the area.  

The subdivision has been specifically designed to 
maximise the retention of the roadside vegetation and to 
provide retention of large scattered trees internal to the 
site, where possible.  

The extent of vegetation removal is quite limited, and the 
design of the intersection and servicing has otherwise 
enabled the retention of the remaining and more 
significant vegetation within the roadside corridor.  

The vegetation removal element of the proposal has also 
been restricted to areas outside of the Vegetation 
Protection Overlay – Schedule 1.  

The impacted vegetation has not been identified as being 
of significance as it is mapped as being within Location 1.  

2. Water 

courses, land 

degradation 

and 

groundwater.  

The vegetation in question is considered to play a minimal 

role in protecting water quality and preventing land 

degradation given its location. The vegetation is well 

offset from existing water courses (>30m) and is not 

contained on steep land.  

The remaining vegetation provided on the site and within 

the adjoining road reserves along Bullumwaal Road and 

Wy Yung-Calulu Road will be retained.     

3. Identified 

landscape 

values.  

Whilst the vegetation has some aesthetic value it is not 
considered to have a high environmental value having 
regard for the NVIM mapping and associated scores.  

The Environmental Significance Overlay does not apply 
to the land. Whilst the Vegetation Protection Overlay 
impacts part of the subject land and adjoining road 
network, it does not capture the vegetation to be removed 
or otherwise assumed lost by the proposal.  

4. Aboriginal 

Heritage Act 

2006.  

The vegetation earmarked for removal is not identified as 
being protected under the Aboriginal Heritage Act 2006. 

 

5. Defendable 

space.  

The vegetation is not being removed for the purpose of 

defendable space.  
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6. Property 

Management 

Plan.  

There is no Property Management Plan applying to the 
subject land. 

7. Offsets There is the ability to obtain and secure vegetation offsets 
which meet the offset requirements in accordance with the 
Guidelines. This has been demonstrated through the 
inclusion of a search statement from the Native 
Vegetation Credit Register.  

8. Clause 52.16  N/A 

The Application is not being made under the provisions of 

Clause 52.16. 

9. Impacts on 

biodiversity 

The vegetation being considered under Clause 52.17 

includes limited physical loss and assumed loss and will 

not have any significant impact on habitat for rare or 

threatened species.  

The Native Vegetation Removal Report identifies the 

Application as a Intermediate Assessment Pathway.  

 
Avoid & Minimise Statement  
 
The subject land is contained within the Low Density Residential Zone which 
anticipates residential occupation of the land similarly to that established within 
the surrounding context. It is also affected by the provisions of the Erosion 
Management Overlay and Vegetation Protection Overlay – Schedule 1 of the East 
Gippsland Planning Scheme.  
 
There are no Environment Significance Overlays applying to the site or immediate 
surrounds and the subdivision design avoids any need for planning approvals 
under the provisions of the Vegetation Protection Overlay – Schedule 1.  
 
Strategic documentation such as the Bairnsdale Growth Strategy specifically 
nominates the area for low density residential infill development. The zoning of 
the land and the presence of servicing within the area including power, water and 
telecommunications further enhances this expectation.  
 
Whilst the adjoining road reserves along both Bulluwmaal Road and Wy Yung – 
Calulu Road are generally well vegetated, access that is both safe and meets 
specifications prescribed by the Traffic Impact Assessment needs to be 
established for safe egress and access to the land.  
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View across subject land towards vegetation within Bullumwaal Road to be retained 

 
Whilst individual access points could have been nominated from Bullumwaal 
Road and Wy Yung – Calulu Road to service the proposed lots immediately 
adjoining the established road network, careful consideration was given to avoid 
and minimise impacts to the vegetated roadside corridor by nominating access 
to all allotments from the internal road network which will be accessed via the 
proposed intersection with Wy Yung – Calulu Road.  
 
The limiting of access to the land to the one intersection only has drastically 
reduced impacts to native vegetation which could otherwise have been incurred 
if additional points of access were proposed. Any future desire of landowners to 
gain access directly from Bullumwaal Road or Wy Yung – Calulu Road that 
impacts native vegetation would trigger further planning approval.  
 
The proposed intersection layout avoids any impacts to existing vegetation within 
the Vegetation Protection Overlay – Schedule 1 and makes use of a section of 
the road reserve which contains vegetation at a lower density. The location of the 
intersection has been determined by a Traffic Impact Assessment and provides 
opportunity for safe vehicle movements and sight lines whilst also being in a an 
area with reduced native vegetation cover. There isn’t any other site for an 
intersection which achieves the necessary safety criteria which would otherwise 
further limit impacts to native vegetation.  
 
The subdivision nominates each allotment greater than 4,000m² (0.4ha) in area 
in direct response to the requirements of the Low Density Residential Zone which 
prescribes a minimum lot area of 0.4ha for land not serviced by reticulated sewer. 
Lot sizes greater than 0.4ha also ensure there is no consequential vegetation 
losses incurred as a result of site area.  
 
Should any future owner of the proposed lots seek the removal of any further 
native vegetation, it would trigger further consideration under the provisions of 
Clause 52.17. The calculation for any offset for such removal would also need to 
consider cumulative impacts, if it were to occur within a five-year period.  
 
Whilst native vegetation contained within the property boundaries consists of 
scatted trees, the subdivision design enables the retention of 5 large trees whilst 
providing sufficient area for future residential development that has regard for 
Tree Protection Zones (TPZ’s).  
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Initial subdivision layouts had a more detrimental impact on the scattered trees. 
Work has subsequently been undertaken to adopt boundaries which gives good 
opportunity for most scattered trees to now be retained in conjunction with 
residential occupation of the land.  
 
Design Response Plan (Nersion 2) demonstrates how the subdivision enables 
tree numbers 1, 87, 88, 93 & 95 to coexist with future residential development of 
the allotments.  
 

       

     
Extracts from Design Response Plan (Version 2) 

 

The Application has considered the loss of three scattered trees which are likely 
to be impacted as a result of the works associated with establishing the proposed 
road network and associated other service infrastrucure.  
 
On balance the loss of the three trees in question is considered a reasonable 
response given the remainder of the scattered trees on the land will otherwise be 
retained and not adversely impacted by the proposal.  
 
The geometry of the road needs to have regard to servicing requirements and 
landform which provides limited scope to adjust the alignment of the road to avoid 
impacts on trees 2, 3 & 89 without otherwise having considerable impact on the 
subdivision design and yield.  
 
Ultimately the subdivision has sought to balance the anticipated residential use 
of the land with the environmental values of the site by avoiding the removal of 
any vegetation along the roadside in Bullumwaal Road and minimising the extent 
of loss through adoption of one intersection for vehicle access on Wy Yung – 
Calulu Road.  
 
 
 

Tree 1 Tree 87 Tree 88 

Tree 93 Tree 95 
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Further avoidance has been achieved through thoughtful subdivision design 
which facilitates the retention of numerous large trees that can coexist with the 
anticipated residential use. Whilst some scattered tree losses will ultimately be 
incurred, the extent of impact has clearly been minimised by the proposal.  
 
The removal of a vegetation patch having an area of 0.059ha that includes 2 large 
trees and removal of 3 scattered trees that qualifies as an intermediate 
assessment pathway is considered to be appropriate having regard to the 
residential context of the area and inclusion of the land within the Low Density 
Residential Zone. 
 
6.5 Land Adjacent to the Principal Road Network 
 
Pursuant to Clause 52.29-2 a permit is required to subdivide land adjacent to a 
road in a Transport Zone 2.  
 
The proposed subdivision has been designed with a new road to which all 
proposed lots can obtain access from. The new road has been incorporated into 
the subdivision so as to avoid landowners taking direct access from Bullumwaal 
Road and Wy Yung-Calulu Road.  
 
To ensure the integrity of the principal road network is maintained it was 
determined that access to all lots would be provided from a new road via Wy 
Yung-Calulu Road rather than create an additional intersection at Bullumwaal 
Road.  
 
7. Conclusion 
 
The proposed multi-lot subdivision works (roadworks), earthworks, creation of a 
reserve and removal of native vegetation at 385 Bullumwaal Road, Wy Yung is 
considered to accord with all relevant provisions of the Low Density Residential 
Zone, Vegetation Protection Overlay and Erosion Management Overlay of the 
East Gippsland Planning Scheme. The proposal is consistent with the Planning 
Policy Framework and Municipal Planning Strategy, has been designed to 
complement the adjoining properties and avoid or minimise environmental 
impacts. 
 
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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1 INTRODUCTION 

onemilegrid has been requested by Crowther & Sadler PTY LTD to undertake a Transport Impact 

Assessment of the proposed residential subdivision at 385 Bullumwaal Road, Wy Yung. 

As part of this assessment the subject site has been inspected with due consideration of the 

development proposal, traffic data has been sourced, and relevant background information has 

been reviewed. 

 

 

2 EXISTING CONDITIONS 

2.1 Site Location 

The subject site is addressed as 385 Bullumwaal Road, Wy Yung, and is located 4.1 km northwest 

from Bairnsdale in the northwest corner of the Bullumwaal Road / Wy Yung-Calulu Road 

intersection, as shown in Figure 1 below. 

Figure 1 Site Location 

 

Copyright Where Is 

 

The site has intermitted frontages to Bullumwaal Road along the eastern boundary of the site for an 

accumulative length of 499 metres and Wy Yung-Calulu Road along southern boundary the site for 

392 metres whilst occupying a total site area of 13.99 hectares. 

Subject Site 

https://www.google.com/maps?q=385+Bullumwaal+Road,+Wy+Yung,+Australia
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The subject sire is largely vacant with no formal vehicle access points provided along either road 

frontage.  There are two existing residential properties located along the Bullumwaal Road frontage 

between the north and south boundaries of the subject site. 

Land use in the immediate vicinity of the site is largely low-density residential and agricultural in 

nature. 

An aerial view of the subject site is provided in Figure 2 below, noting that the aerial for the northern 

portion of the site is of poor quality. 

Figure 2 Site Context (Monday 12 February 2024) 

 

 Copyright Nearmap 

  

Subject Site 
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2.2 Planning Zones and Overlays 

It is shown in Figure 3 that the site is located within a Low Density Residential Zone (LDRZ) whilst 

intermittently abutting Bullumwaal Road, which is within a Transport Zone (TRZ2), designating the 

Principal Road Network. 

Figure 3 Planning Scheme Zones 

 

  

Subject Site 
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2.3 Road Network 

2.3.1 Bullumwaal Road 

Bullumwaal Road is an arterial road generally aligned north-south, which transitions into Riverine 

Street to the south in Bairnsdale and Mt Baldhead Road to the north in Bullumwaal. 

Bullumwaal Road provides a traffic lane in each direction adjacent the site with grassed/gravelled 

shoulders on both sides of the road. 

The default rural 100 km/h speed limit applies to Bullumwaal Road in the vicinity of the site. 

The cross-section of Bullumwaal Road at the frontage of the site is shown in Figure 4 below. 

Figure 4 Bullumwaal Road Cross-Section 

  

 

2.3.2 Wy Yung-Calulu Road 

Wy Yung-Calulu Road is a local road generally aligned east-west, running between Bullumwaal 

Road in the west, and Rodericks Road to the west. 

Wy Yung-Calulu Road comprises a 6 m wide sealed carriageway providing a single traffic lane in 

each direction adjacent to the site whilst further east (near the intersection with Bullumwaal Road) 

transitions into a divided concreted carriageway. 

The default rural 100 km/h speed limit applies to Wy Yung-Calulu Road in the vicinity of the site.  

Furthermore, there is a bend in the road along the site frontage that is provided 60 km/h advisory 

speed limit signage as well as a series of advisory chevron arrow signs (6 total) to instruct drivers to 

the direction of the bend. 

The cross-section of Wy Yung-Calulu Road at the frontage of the site is shown in Figure 5 below. 

Figure 5 Wy Yung-Calulu Road Cross-Section 
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2.3.3 Bullumwaal Road / Wy Yung-Calulu Road intersection 

Bullumwaal Road / Wy Yung-Calulu Road intersection is a T-intersection located on the southeast 

corner of the subject site, with Bullumwaal Road operating as the major road and Wy Yung-Calulu 

Road operating as the intersecting minor road.  The southern Bullumwaal Road leg of the 

intersection contains a high-angle left turn slip lane to Wy Yung-Calulu Road, with site access to 

properties at 315 Bullumwaal Road & 15 Wy Yung-Calulu Road provided off the slip lane.  The 

vehicles along the slip lane are required to give way to vehicles that have turned right in to Wy 

Yung-Calulu Road from Bullumwaal Road. 

It is worth noting that an informal unseal track has formed through the grassed area between the 

slip lane and Bullumwaal Road, presumably as a result of vehicles departing the property at 15 Wy 

Yung-Calulu Road. 

An aerial view of the configuration of the Bullumwaal Road / Wy Yung-Calulu Road intersection is 

shown in Figure 6. 

Figure 6 Bullumwaal Road / Wy Yung-Calulu Road intersection 

 

Copyright Nearmap 

 

  

Slip Lane 

Give Way signage 

& line marking 

Informal unsealed 

vehicle track 

315 Bullumwaal Road 

15 Wy Yung-Calulu Road 
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2.4 Traffic Volumes 

Traffic volume surveys were undertaken by Trans Traffic Survey on behalf of onemilegrid at the 

intersection of Bullumwaal Road and Wy Yung-Calulu Road, during the following periods: 

➢ Thursday 21st February 2024, between 6am – 10am, and 3pm – 7pm; and 

➢ Saturday 24th February 2024, between 10am – 2pm. 

 

In addition, traffic volume, speed and classification surveys (via tube counter) were undertaken by 

Trans Traffic Survey on behalf of onemilegrid on Wy Yung-Calulu Road adjacent the site, for a four-

day period from Wednesday 21st February 2024 to Saturday 24th February 2024 inclusive.   

A view of the locations of the traffic surveys with respect to the subject site is shown in Figure 7 

below. 

Figure 7 Traffic Survey Locations 

 

 

The peak hour turning movement results of the Wednesday and Saturday surveys are shown in 

Figure 8, whilst the tube count surveys results are summarised in Table 1. 

  

Tube Count

Turning Movement Count

Subject Site 
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Figure 8 Existing Traffic Volumes – Wed 21 Feb 2024 / Sat 24 Feb 2024 

  

Table 1 Traffic Volume and Speed Surveys – Wy Yung-Calulu Road 

Traffic Data 

Direction of Travel 

Both directions Westbound Eastbound 

Traffic Volume (vpd) 
Weekday Average 1,194 604 509 

7-Day Average 1,118 566 552 

Peak 

Hour 

Weekday AM 8am – 9am 120 38 82 

Weekday PM 4pm – 5pm 128 72 56 

Saturday 12pm – 1pm 92 48 44 

Speed (km/h) 
85th Percentile 82.0 84.8 79.9 

Average 74.7 76.9 72.8 

Classification (%) Light Vehicles up to 5.5 m 92.3% 92.2% 92.6% 

 

To assess the current operation of the existing the Bullumwaal Road and Wy Yung-Calulu Road 

intersection, the intersection survey volumes shown in Figure 8 have been input into SIDRA 

Intersection, a traffic modelling software package. 

The SIDRA Intersection software package has been developed to provide information on the 

capacity of an intersection with regard to a number of parameters.  Those parameters considered 

relevant are, Degree of Saturation (DoS), 95th Percentile Queue, and Average Delay as described 

in Table 2. 
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Table 2 SIDRA Intersection Parameters 

Parameter Description 

Degree of 

Saturation (DoS) 

The DoS represents the ratio of the traffic volume making a particular 

movement compared to the maximum capacity for that particular 

movement.  The value of the DoS has a corresponding rating depending on 

the ratio as shown below. 

Degree of Saturation Rating 

Up to 0.60 Excellent 

0.61 – 0.70 Very Good 

0.71 – 0.80 Good 

0.81 – 0.90 Fair 

0.91 – 1.00 Poor 

Above 1.00 Very Poor 

It is noted that whilst the range of 0.91 – 1.00 is rated as ‘poor’, it is 

acceptable for critical movements at an intersection to be operating within 

this range during high peak periods, reflecting actual conditions in a 

significant number of suburban signalised intersections. 

Average Delay 

(seconds) 

Average delay is the time delay that can be expected for all vehicles 

undertaking a particular movement in seconds.  This includes time taken to 

accelerate or decelerate, time taken to undertake the manoeuvre, and 

delay at a hold line or stop line. 

95th Percentile 

(95%ile) Queue 

95%ile queue represents the maximum queue length in metres that can be 

expected in 95% of observed queue lengths in the peak hour. 

 

The results of the existing conditions analysis are provided in Table 3 below. 

Table 3 Bullumwaal Road / Wy Yung-Calulu Road – Existing Conditions 

Approach Rating 
Degree of 

Saturation 

Avg. Delay 

(sec) 
Queue (m) 

AM Peak (8:00am – 9:00pm) 

Bullumwaal Road (S) Excellent 0.04 2 1 

Bullumwaal Road (N) Excellent 0.11 0 0 

Wy Yung-Calulu Excellent 0.09 6 2 

PM Peak (3:45pm – 4:45pm) 

Bullumwaal Road (S) Excellent 0.10 2 2 

Bullumwaal Road (N) Excellent 0.06 0 0 

Wy Yung-Calulu Excellent 0.06 6 1 

Saturday Peak (11:30am – 12:30pm) 

Bullumwaal Road (S) Excellent 0.05 2 1 

Bullumwaal Road (N) Excellent 0.05 0 0 

Wy Yung-Calulu Excellent 0.05 6 1 

 

As outlined above, the Bullumwaal Road and Wy Yung-Calulu Road intersection is currently 

operating under excellent conditions during both the morning and afternoon weekday peak hours 

as well as in the Saturday peak hour, with minimal queues and delays experienced by motorists. 
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3 DEVELOPMENT PROPOSAL 

3.1 General 

Based on the plans prepared by Crowther & Sadler PTY LTD (dated 16 March 2023), it is proposed to 

develop the subject site for the purposes of a residential subdivision comprising 26 low-density 

residential lots. 

All lots are to be access via the proposed internal road network connecting to a single access 

point via Wy Yung-Calulu Road along the southern boundary of the site. 

A view of the proposed residential subdivision layout is shown in Figure 9 below. 

Figure 9 Proposed Residential Subdivision Layout 

 

  

Subject Site 
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3.2 Internal Road Network 

The residential subdivision will be serviced by a proposed internal road network consistent with that 

identified within the Infrastructure Design Manual (DIM). 

The internal road network has been designed as a 20-metre-wide Rural Access Road and is 

provided centrally within the residential subdivision.  The internal road network terminates in two 

locations, to the north and to the west, and terminates in the form of a court bowl. 

A shared driveway arrangement is located at the end of the western court bowl, servicing vehicle 

access to lots 5 and 6. 

The proposed road characteristics of the 20 metre wide Rural Access Road will comprise of a 6.2 m 

minimum wide road seal and 1.5 metre minimum shoulder width (based on Group A Councils, 

which include East Gippsland Shirt Council).  The court bowls are designed with a minimum road 

reservation of 28-metres and a radius of 10-metres in accordance with the IDM. 

A view of the proposed Rural Access Road is shown in Figure 10 below. 

Figure 10 Rural Access Road – IDM  

 

 

3.3 Site Access 

It is proposed to provide vehicle access to the site via a standard T-intersection along the southern 

boundary of the site via Wy Yung-Calulu Road. 

A concept design for the proposed site access intersection is attached Appendix A, demonstrating 

the implementation of a basic left and right turn treatments.  The appropriateness of the 

intersection location and design treatment is outlined in Section 4.3 and 5.6 respectively. 
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4 RESIDENTIAL SUBDIVISION DESIGN ASSESSMENT 

4.1 Infrastructure Design Manual 

The Infrastructure Design Manual (IDM) is a document prepared by numerous Victorian rural and 

regional Councils, providing a set of consistent requirements and standards for the design and 

development of infrastructure. 

The manual provides cross-sectional requirements for rural and urban roads, with the relevant 

requirements to the subject site reproduced in Table 4 below. 

Table 4 IDM Road Cross-Sectional Requirements – Rural Roads 

Road Type 

Max. Traffic 

Volumes 

(veh/day) 

Minimum 

Reserve Width 

Minimum Seal 

Width 

Minimum 

Shoulder Width 

Rural Living Access Road 1,000 20.0 m 6.2 m 1.5 m 

 

The proposed road cross-sections are designed in accordance with the requirements for a Rural 

Living Access Road and are therefore considered to be acceptable. 

 

4.2 Service Vehicle Turnaround 

Court bowls at the end of the two dead-ends within the subdivision have been designed with a 10 

metre-radius, in accordance with the IDM standards to ensure waste collection and emergency 

services vehicles can turn around and are considered acceptable. 

 

4.3 Site Access – Sight Distance Assessment 

4.3.1 General 

The Austroads Guide to Road Design Part 4A: Unsignalised and Signalised Intersections includes 

requirements for the Safe Intersection Sight Distance (SISD) which is the minimum sight distance 

which should be provided on the major road to any intersection, and the Minimum Gap Sight 

Distance (MGSD) which is the minimum sight distance that allows vehicles sufficient time to execute 

crossing or turning manoeuvres at any intersection. 

Whilst the speed limit of Wy Yung-Calulu Road is technically 100 km/h, there are several factors to 

consider when determining the design speed to be utilised for the sight distance assessment.   

Firstly, the location of the proposed site access road is within a bend along Wy Yung-Calulu Road 

which is provides advisory signage for 60 km/h.  As such, it is not expected that vehicles would be 

traveling at or near the default speed limit of 100 km/h when approaching the proposed access 

road location in either direction. 

Secondly, the position of the nearby intersection with Bullumwaal Road (approx. 200 m east) means 

that vehicles have a limited opportunity to reach the default speed limit at the proposed site 

access road when travelling west and are likely to be slowing down as they approach the 

intersection when travelling east. 

Lastly, as outlined in Section 2.4, current speed surveys (February 2024) reveal that the average and 

85th percentile speed of vehicles travelling in both directions along Wy Yung-Calulu Road at the 

proposed site access road location was 74.7 and 82.0 km/h respectively – far below the default 

speed limit of 100 km/h. 
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To align with the recorded speed limits at the proposed site access road location, sight distance 

requirements will be undertaken for an 80km/h design speed. 

The SISD for 80km/h design speed is listed within Table 3.2 of Austroads Guide to Road Design Part 

4A: Unsignalised and Signalised Intersections as 181 metres (2 second reaction time).  The SISD 

provides sufficient distance for a driver of a vehicle on the major road to observe a vehicle on a 

minor road (subject site access) moving into a collision situation and to decelerate to a stop before 

reaching the collision point.  For comparative purposes, the SISD for a 70km/h road is 151 metres (2 

second reaction time). 

The MGSD provides sufficient critical acceptance gap times for drivers to execute various 

manoeuvres into, from and across various through carriageway widths for both one-way and two-

way traffic. 

The critical acceptance gaps and follow-up head ways (that inform the MGSD) are listed within 

Table 3.4 of Austroads Guide to Road Design Part 4A: Unsignalised and Signalised Intersections 

reproduced below in Table 5. 

Table 5 Critical Acceptance Gaps and Follow-Up Headways 

Movement Diagram Description Ta Tf 

Left-hand turn 

out 

 

Not interfering with A 

  

Requiring A to slow 

14-40 sec 

 

5 sec 

2-3 sec 

 

2-3 sec 

Right-hand turn 

in 

 

Across one lane 4 sec 2 sec 

Right-hand turn 

out 

 

Across one lane 5 sec 3 sec 

Note: ta = critical acceptance gap and tf = follow up headway    

 

For the left-turn and right-turn manoeuvre out of the site, the site access requires a MGSD of 111 

metres in both directions, whilst the right turn into the site requires 89 metres based on an 85th 

percentile speed of 80km/h. 
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4.3.2 Site Inspection 

onemilegrid undertook a site inspection on Monday 20 March 2023 to assess the sight distance at 

the proposed site access road location along Wy Yung-Calulu Road. 

To provide context, photos from the site inspection are provided in Figure 11 and Figure 12 below.  

The photos were taken looking east and west along Wy Yung-Calulu Road at the proposed site 

access road location respectively. 

Figure 11 Looking East from Proposed Site Access Road 

 

Figure 12 Looking West from Proposed Site Access Road 

 

  

Crest  

Bullumwaal Road 
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As shown in Figure 11 above, the east sight lines are generally unimpeded by crests, dips or bends 

in the road, with Bullumwaal Road heading south visible from the proposed site access road 

location.  However, Figure 12 shows that the west sight lines are limited by a crest along the Wy 

Yung-Calulu Road. 

The site inspection also revealed that the proposed location for the access road, being at the 

centre of the bend in Wy Yung-Calulu Road, was the best location to ensure the maximum sight 

distance was achieved in both directions. 

The available site distance is indicated demonstrated in Figure 13, with the obstruction of the crest 

to the west also demonstrated. 

Figure 13 Available Sight Distance 

 

 

As shown above, sight distances in both directions for both access options are in excess of 181m – 

the Austroads SISD for 80km/h design speed (2 second reaction time).  Therefore, based on the 

assessment above, it is considered there is satisfactory sight distance for an access road to be 

provided at the proposed location. 

  

Proposed Access Road 

195 m 

Crest Obstructing View 

350 m 
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5 TRAFFIC 

5.1 Traffic Generation 

Surveys undertaken by onemilegrid and other traffic engineering firms at residential dwellings have 

shown that the daily traffic generation rates vary depending on the size, location and type of the 

dwelling, the parking provision and proximity to local facilities and public transport. 

It is generally accepted that single dwellings on a lot in outer suburban areas may generate traffic 

at up to 10 vehicle trips per day, whilst in areas with good public transport, and for higher density 

dwellings, lower traffic generation rates are often recorded. 

Considering the size of the lots proposed, and the relative lack of alternative public transport 

options and other services, it is anticipated that the proposed development may generate up to 10 

vehicle trips per lot per day, with 10% of trips occurring during the peak hours. 

Application of the traffic generation rates above to the proposed 26 residential lots, it is expected 

the subject site will generate in the order of approximately 260 vehicle trips per day, inclusive of the 

26 vehicles trips generated in the morning, afternoon and Saturday peak hours. 

Traffic volumes generated by residential developments are typically in nature.  The majority of 

movements AM peak hour occur in the outbound direction, the majority of movements in the PM 

peak hour occurring in the inbound direction and generally evenly split between inbound and 

outbound movements occurring during the Saturday peak hour. 

For the purposes of this assessment, the following directional splits will be adopted: 

➢ Weekday AM peak hour  30% inbound / 70% outbound  

➢ Weekday PM peak hour  60% inbound / 40% outbound 

➢ Saturday peak hour  50% inbound / 50% outbound 

 

Based on the above adopted traffic generation rates and directional splits, the anticipated traffic 

generated by the proposed residential subdivision is detailed in Table 6 below. 

Table 6 Anticipated Traffic Generation 

Period Inbound Outbound Total 

Weekday AM Peak Hour 8 18 26 

Weekday PM Peak Hour 16 10 26 

Saturday Peak Hour 13 13 26 

Daily 130 130 260 
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5.2 Traffic Distribution 

Having regard to the site’s locality, it is not anticipated that many vehicles will arrive and/or depart 

the site to the west.  For the purposes of a conservative assessment, it is assumed that 90% of 

vehicles will access the site in the peak hour from the east via the Bullumwaal Road / Wy Yung & 

Bairnsdale intersection whilst the remaining 10% will originate via the west. 

Further to the above, based on the exisitng traffic volumes at the Wy Yung-Calulu Road / 

Bullumwaal Road intersection as well as general surrounding destinations, it is anticipated that the 

90% of traffic accessing the site to the east will be split into the following: 

➢ 70% will be from the south (towards Wy Yung & Bairnsdale); and 

➢ 20% will be from the north (towards Mt Taylor). 

 

Based on the above, the ultimate anticipated traffic distribution via the subject site is shown in 

Figure 14 below. 

Figure 14 Traffic Distribution 
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5.3 Generated Traffic Volumes 

Based on the above, the following traffic volumes shown in Figure 15 and Figure 16 are expected to 

be generated by the proposed development at the proposed site access intersection and 

Bullumwaal Road / Wy Yung-Calulu Road intersection for both weekday peak periods and 

Saturday peak hour respectively. 

Figure 15 Generated Traffic Volumes (Weekday Peak Periods)  

  

Figure 16 Generated Traffic Volumes (Saturday Peak Period) 
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5.4 Resultant Future Traffic Volumes 

Based on the above, the future intersection volumes at the site access intersection and Bullumwaal 

Road / Wy Yung-Calulu Road can be calculated by combining the existing traffic volumes and the 

traffic volumes anticipated to be generated by the proposed development. 

The resultant weekday peak periods and Saturday peak hour are shown in Figure 17 and Figure 18 

respectively. 

Figure 17 Future Traffic Volumes (Weekday Peak Periods)  

  

Figure 18 Future Traffic Volumes (Saturday Peak Period) 
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5.5 Traffic Impact 

Reviewing the volumes above, it is noted that a maximum of 26 vehicle movements per hour are 

expected for the site access road, equivalent to one vehicle trip every two minutes.  Even when 

focussed into one access point, the traffic volumes generated by the proposed development are 

very low and are expected to be easily absorbed into the surrounding road network. 

Regardless, to assess the future operation of the Bullumwaal Road and Wy Yung-Calulu Road 

intersection, the traffic volumes have been input into SIDRA Intersection. 

A comparison of the analysis between the existing and post development conditions is provided in 

Table 7 below. 

Table 7 Bullumwaal Rd / Wy Yung-Calulu Rd – Existing / Post Development Conditions 

Approach 

Existing Conditions Post Development Conidiations 

Rating DoS 

Avg. 

Delay 

(sec) 

Queue 

(m) 
Rating DoS 

Avg. 

Delay 

(sec) 

Queue 

(m) 

AM Peak (8:00am – 9:00pm) 

Bullumwaal 

Road (S) 
Excellent 0.04 2 1 Excellent 0.04 2 1 

Bullumwaal 

Road (N) 
Excellent 0.11 0 0 Excellent 0.11 0 0 

Wy Yung-

Calulu 
Excellent 0.09 6 2 Excellent 0.11 6 3 

PM Peak (3:45pm – 4:45pm) 

Bullumwaal 

Road (S) 
Excellent 0.10 2 2 Excellent 0.10 2 2 

Bullumwaal 

Road (N) 
Excellent 0.06 0 0 Excellent 0.06 0 0 

Wy Yung-

Calulu 
Excellent 0.06 6 1 Excellent 0.07 6 2 

SAT Peak (11:30am – 12:30pm) 

Bullumwaal 

Road (S) 
Excellent 0.05 2 1 Excellent 0.05 2 1 

Bullumwaal 

Road (N) 
Excellent 0.05 0 0 Excellent 0.05 0 0 

Wy Yung-

Calulu 
Excellent 0.05 6 1 Excellent 0.06 6 1 

 

As shown above, the Bullumwaal Road and Wy Yung-Calulu Road intersection will continue to 

operate under excellent conditions post-development of the subject site during both the morning 

and afternoon weekday peak hours and also the Saturday peak period, with minimal queues and 

delays experienced by motorists. 
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5.6 Site Access – Austroads Turn Lane Warrants 

In determining an appropriate intersection configuration, the anticipated post-development peak 

hour volumes were assessed against the turn lane treatment warrants specified in the Austroads 

Guide to Traffic Management Part 6: Intersections, Interchanges and Crossings. 

As detailed in Section 4.3, an assessment based on a design speed limit of 80 km/h will also be 

adopted for the following turn lane warrant assessment.  Therefore, based on the anticipated post-

development traffic volumes (as shown in Section 5.4) and the adopted design speed of 80 km/h, 

the turn lane requirements for the site access and Wy Yung-Calulu Road intersection for the 

weekday peak periods (worst case scenario) is demonstrated in Figure 19 below. 

Figure 19 Austroads Turn Treatment Warrant 

 

 

As identified in the figure above, the anticipated turning movements at the site access indicate 

that a basic left turn treatment (BAL) and a basic right turn treatment (BAR) would be required. 

onemilegrid have prepared a Concept Layout Plan in accordance with Austroads Guide to Road 

Design Part 4A of a basic left turn lane treatment (BAL) and a basic right turn lane treatment. 

A view of the proposed site access intersection and associated turn lane treatments implemented 

is provided in Figure 20 below. 
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Figure 20 Site Access / Wy Yung-Calulu Road Intersection 

 

 

In addition to the proposed turn lane treatments, safety barriers are to be provide along the 

northern side of Wy Yung-Calulu Road to the east of the access intersection. 

The concept layout plan and the associated swept path diagrams are provided in Appendix A 

and Appendix B respectively. 

 

 

6 CONCLUSIONS 

it is proposed to develop the eastern subject site for the purposes of a residential subdivision 

comprising 26 low-density residential lots. 

Considering the analysis presented above, it is concluded that: 

➢ The majority of the subdivision road network has been designed in accordance with 

Infrastructure Design Manual and is considered appropriate; 

➢ The anticipated traffic volumes generated by the proposed development is not expected to 

have an impact on the operation of the Bullumwaal Road / Wy Yung-Calulu Road intersection 

and the surrounding road; 

➢ A Concept Layout Plan has been prepared by onemilegrid demonstrating the introduction of a 

basic right turn lane treatment and left turn lane treatment for the proposed site access 

intersection with Wy Yung-Calulu Road; and 

➢ There are no traffic engineering reasons which would preclude a permit from being issued for 

this proposal. 
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Appendix A Concept Layout Plan –  

Site Access 
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Appendix B Swept Path Assessment –  

Site Access 
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General offset

What was searched for?

General
habitat units

Strategic
biodiversity value

Large
trees

Vicinity (Catchment Management Authority or Municipal district)

0.075 0.54 5 CMA East Gippsland

Details of available native vegetation credits on 17 April 2024 01:25

These sites meet your requirements for general offsets.

Credit Site ID GHU LT CMA LGA Land 
owner 

Trader Fixed 
price 

Broker(s)

BBA-2323 6.019 86 East Gippsland East Gippsland Shire Yes Yes No Bio Offsets, Ethos, 
VegLink

BBA-2843 15.103 903 East Gippsland East Gippsland Shire Yes Yes No VegLink

VC_CFL-
3720_01

1.876 244 East Gippsland East Gippsland Shire Yes Yes No Contact NVOR

VC_CFL-
3767_01

21.920 1600 East Gippsland East Gippsland Shire Yes Yes No Ethos, VegLink

These sites meet your requirements using alternative arrangements for general offsets.

Credit Site ID GHU LT CMA LGA Land 
owner 

Trader Fixed 
price 

Broker(s)

There are no sites listed in the Native Vegetation Credit Register that meet your offset requirements when applying the alternative 
arrangements as listed in section 11.2 of the Guidelines for the removal, destruction or lopping of native vegetation.

These potential sites are not yet available, land owners may finalise them once a buyer 
is confirmed.
Credit Site ID GHU LT CMA LGA Land 

owner 
Trader Fixed 

price 
Broker(s)

There are no potential sites listed in the Native Vegetation Credit Register that meet your offset requirements.

This report lists native vegetation credits available to purchase through the Native Vegetation Credit Register. 

This report is not evidence that an offset has been secured. An offset is only secured when the units have been 
purchased and allocated to a permit or other approval and an allocated credit extract is provided by the Native 
Vegetation Credit Register.

Date and time: 17/04/2024 01:25 Report ID: 23814

LT - Large Trees CMA - Catchment Management Authority LGA - Municipal District or Local Government Authority



© The State of Victoria Department of Energy, Environment and Climate 
Action 2024

Disclaimer
This publication may be of assistance to you but the State of Victoria and its 
employees do not guarantee that the publication is without flaw of any kind 
or is wholly appropriate for your particular purposes and therefore disclaims 
all liability for any error, loss or other consequence which may arise from 
you relying on any information in this publication.

Obtaining this publication does not guarantee that the credits shown will be 
available in the Native Vegetation Credit Register either now or at a later 
time when a purchase of native vegetation credits is planned.

Notwithstanding anything else contained in this publication, you must ensure 
that you comply with all relevant laws, legislation, awards or orders and that 
you obtain and comply with all permits, approvals and the like that affect, 
are applicable or are necessary to undertake any action to remove, lop or 
destroy or otherwise deal with any native vegetation or that apply to matters 
within the scope of Clauses 52.16 or 52.17 of the Victoria Planning 
Provisions and Victorian planning schemes

This work is licensed under a Creative Commons 
Attribution 4.0 International licence. You are free to re-use 
the work under that licence, on the condition that you 

credit the State of Victoria as author. The licence does not apply to any 
images, photographs or branding, including the Victorian Coat of Arms, the 
Victorian Government logo and the Department of Energy, Environment and 
Climate Action (DEECA) logo. To view a copy of this licence, visit 
http://creativecommons.org/licenses/by/4.0/

For more information contact the DEECA Customer Service Centre 136 186 
or the Native Vegetation Credit Register at 
nativevegetation.offsetregister@delwp.vic.gov.au

Broker contact details
Broker 
Abbreviation

Broker Name Phone Email Website

Abezco Abzeco Pty. Ltd. (03) 9431 5444 offsets@abzeco.com.au www.abzeco.com.au

Baw Baw SC Baw Baw Shire Council (03) 5624 2411 bawbaw@bawbawshire.vic.gov.au www.bawbawshire.vic.gov.au

Bio Offsets Biodiversity Offsets Victoria 0452 161 013 info@offsetsvictoria.com.au www.offsetsvictoria.com.au

Contact NVOR Native Vegetation Offset 
Register

136 186 nativevegetation.offsetregister@d
elwp.vic.gov.au

www.environment.vic.gov.au/nativ
e-vegetation

Ecocentric Ecocentric Environmental 
Consulting

0410 564 139 ecocentric@me.com Not avaliable

Ethos Ethos NRM Pty Ltd (03) 5153 0037 offsets@ethosnrm.com.au www.ethosnrm.com.au

Nillumbik SC Nillumbik Shire Council (03) 9433 3316 offsets@nillumbik.vic.gov.au www.nillumbik.vic.gov.au

TFN Trust for Nature 8631 5888 offsets@tfn.org.au www.trustfornature.org.au

VegLink Vegetation Link Pty Ltd (03) 8578 4250 or 
1300 834 546

offsets@vegetationlink.com.au www.vegetationlink.com.au

Yarra Ranges SC Yarra Ranges Shire 
Council

1300 368 333 biodiversityoffsets@yarraranges.vi
c.gov.au

www.yarraranges.vic.gov.au

If applying for approval to remove native vegetation
Attach this report to an application to remove native vegetation as evidence that your offset requirement is 
currently available. 

If you have approval to remove native vegetation 
Below are the contact details for all brokers. Contact the broker(s) listed for the credit site(s) that meet your offset 
requirements. These are shown in the above tables. If more than one broker or site is listed, you should get more 
than one quote before deciding which offset to secure. 

Next steps

http://creativecommons.org/licenses/by/4.0/







































































































































































