
Form 2 
 

NOTICE OF AN APPLICATION FOR PLANNING PERMIT 
 

 
The land affected by the 
application is located at: 
 

 
10 Clifton West Road WY YUNG 3875  
Lot: 1 TP: 128404 
 

 
The application is for a 
permit to: 
 

 
Two lot subdivision 

 
The applicant for the 
permit is: 
 

 
Crowther & Sadler Pty Ltd 

 
The application reference 
number is: 
 

 
5.2024.150.1 

 
You may look at the application and any documents that support the application free of 
charge at: https://www.eastgippsland.vic.gov.au/building-and-development/advertised-
planning-permit-applications  
 
You may also call 5153 9500 to arrange a time to look at the application and any 
documents that support the application at the office of the responsible authority, East 
Gippsland Shire. This can be done during office hours and is free of charge. 
 
Any person who may be affected by the granting of the permit may object or make 
other submissions to the responsible authority. 
 
An objection must  be made to the Responsible Authority in writing, 
    include the reasons for the objection, and 
    state how the objector would be affected. 
 
The responsible authority must make a copy of every objection available at its office for 
any person to inspect during office hours free of charge until the end of the period 
during which an application may be made for review of a decision on the application. 
 

 
The Responsible Authority will not 
decide on the application before: 
 

 
Subject to applicant giving notice 
 

 
If you object, the Responsible Authority will tell you its decision. 
 

https://www.eastgippsland.vic.gov.au/building-and-development/advertised-planning-permit-applications
https://www.eastgippsland.vic.gov.au/building-and-development/advertised-planning-permit-applications
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1. Introduction 
 
This Planning Report is prepared in support of a proposed two lot subdivision at 
10 Clifton West Road, Wy Yung.  The Report addresses the provisions of the Low 
Density Residential Zone and Erosion Management Overlay as contained within 
the East Gippsland Planning Scheme. 
 

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

 
 
  

Subject 
land 
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2. Subject Land & Surrounding Context 
 
Formally known as Lot 1 on TP128404 or more commonly known as 10 Clifton 
West Road, Wy Yung, the subject land is an irregular shaped land parcel of 9,031 
square metres.  
 
The subject land is developed by an existing single storey brick dwelling and a 
single storey brick outbuilding accessed via two separate vehicle crossovers from 
Clifton West Road, which is a sealed rural road.  
 

 
Image of the subject land from Lanteris Road looking south 

 
Located within a wedge of land bounded by Clifton West Road to the west and 
Lanteris Road to the east, the subject land is separated internally with paddock 
fencing and contains planted vegetation.   
 

 
Image of the subject land looking north from Lanteris Road 
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The site is currently serviced with power, water and telecommunications. There 
is no reticulated sewer available and consequently wastewater disposal for the 
existing dwelling is dealt with via onsite means.  
 

 
Water assets – Source: East Gippsland Water 

 
North-east of the subject land is a significant subdivision currently under 
construction, and north-west is a land holding developed with a dwelling.   
 
To the south is a property developed with a dwelling which is accessed from 
Lanteris Road, which is a recently sealed rural road.  
 

 
Southern neighbouring property – 390 Bullumwaal Road, Wy Yung 

 
 

Subject 
land 
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West of the subject land is a vacant freehold property within a subdivision that 
has recently been completed., to the south-west is a subdivision which is nearing 
completion and further south-west is a larger land parcel developed with a 
dwelling.  
 
The wider area is undergoing significant change with numerous approvals for 
subdivision approved and sites currently being developed for the purposes of low 
density living.  
 

 
Aerial photograph showing recent development – Source: Google Earth (12/08/2022) 
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3. The Application & Proposal 
 
The Application seeks approval for a two lot subdivision to create Lot 1 of 
approximately 5021m² in area which will contain the existing dwelling and vacant 
Lot 2 of approximately 4010m² in area for future residential development.  
 

 
Proposed Subdivision Layout  

 

 
Subject land looking west from Lanteris Road showing location of the proposed lot 2 

 
The allotments have each been designed to be greater than 4000m² in area given 
the lack of reticulated sewer within the precinct. This will ensure that the minimum 
area requirements of the Low Density Residential Zone provisions are met.  
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The subdivision has also been designed to ensure that the vacant allotment (Lot 
2) can cater for future residential development having regard for onsite 
wastewater disposal and setback requirements.  
 
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 
subdivision to treat and retain wastewater onsite in the absence of reticulated 
sewer within the immediate precinct.  
 
The existing access established from Clifton West Road will continue to service 
the dwelling on proposed Lot 1. It is proposed that Lot 2 will have new access 
created from Lanteris Road which can be positioned to avoid the need to remove 
vegetation. Access from Bullumwaal Road is not proposed.  
 
The proposed subdivision has been carefully designed so as to retain all 
vegetation on the land with the exception of a planted tree to the south-east of 
the dwelling. The effluent disposal field is fully contained within Lot 1 and provides 
a setback of six metres from the effluent lines to the boundary of Lot 2.   
 
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 

 

44.01-5 Erosion Management 
Overlay 

 
Subdivision 

 

 
The land is contained within the Vegetation Protection Overlay 1 however, 
pursuant to Clause 42.02-3 the removal of planted vegetation is exempt from the 
need to obtain a permit.  
 
The subject land is adjacent to a road in a Transport Zone 2 (Bullumwaal Road). 
In accordance with Clause 52.29-3 a permit is not required to subdivide land into 
two lots, provided no new access is required to the Transport Zone 2.  
 
The application is not required to be referred pursuant to Section 55 of the 
Planning and Environment Act 1987.  
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4. Cultural Heritage 
 
The proposal does not trigger any mandatory requirement to provide a Cultural 
Heritage Management Plan (CHMP) under the Aboriginal Heritage Act 2006. 
 
Pursuant to Regulation 7 of the Aboriginal Heritage Regulations 2018, a CHMP is 
required for an activity if: 
 

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

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

 

 
Cultural Heritage Sensitivity Mapping with cultural heritage sensitive areas  

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

Subject 
land 
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5. Planning Policy 
 
5.1 Planning Policy Framework 
 
The proposal responds positively to Clause 11.01-1S relating to Settlement which 
seeks to promote sustainable growth and development of Victoria and deliver 
choice and opportunity for all Victorians through a network of settlements.  
 
The subdivision is located within an existing settlement and is capable of 
accommodating future residential development on Lot 2 as demonstrated by the 
accompanying Design Response Plan.  
 
The Low Density Residential Zone precinct of Wy Yung is an extension of the 
Bairnsdale Township area, providing a choice of residential development other 
than traditional General Residential lots.  
 
The proposed subdivision will facilitate a vacant lot within a developed precinct, 
making the highest and best use of the land, and in doing so supporting the 
sustainable growth of Bairnsdale as sought by Clause 11.01-1S Settlement.  
 
The proposal has considered Clause 13.02-1S Bushfire Planning as whilst the site 
is not contained within the Bushfire Management Overlay the whole of the site is 
mapped as being Bushfire Prone.  
 
The larger nature of the proposed allotments and the surrounding residential uses 
with appropriate separation from classifiable vegetation, ensure that there is 
ample opportunity to provide future development on Lot 2 consistent with 
Australian Standard AS 3959.  
 
The objectives of Clause 13.04-2S relating to Erosion & Landslip seek to protect 
areas prone to erosion, landslip and other land degradation processes. The 
accompanying geotechnical risk assessment waiver document outlines that no 
erosion problems currently exist on the site and that they do not anticipate any 
increase to environmental risk as a result of the subdivision.  
 
Provision of a vacant lot within a developed and developing Low Density 
Residential area assists to provide for housing supply consistent with Clause 
16.01-1S Housing Supply.  
 
It was determined to avoid access to Bullumwaal Road and thereby protect the 
Principal Road Network as sought within Clause 18.02-4S Roads. In designing 
the subdivision a decision was made to not seek access to Bullumwaal Road as 
alternative access from Lanteris Road is more practical and avoids disrupting the 
Principal Road Network. 
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5.2 Municipal Planning Strategy 
 
While recognising that the subject land is not located within the Bairnsdale 
Framework Plan, the property is located within a Low Density Residential Growth 
Corridor and development within the precinct will achieve strategic directions of 
providing for a range of housing types and styles and reinforcing Bairnsdale as 
the main commercial, retail and service centre for East Gippsland.  
 

 
Planning scheme zone mapping and locational plan (Source: VicPlan) 

 

The locational plan demonstrates the close proximity of the subject land to 
Bairnsdale (approximately 4.8km) and highlights that the  Low Density 
Residential Precinct forms a growth corridor for Bairnsdale.  
 
Environmental risks identified  for the subject land are bushfire and erosion.  
Clause 02.03-3 Environmental risks and amenity is addressed by the proposal 
allowing for a large Lot 2 in a surrounding residential precinct which can be 
developed to accord with Australian Standard AS 3959.  
  
The application is supported with a geotechnical risk assessment waiver advising 
that there are no current erosion issues on the property, with no increase to 
environmental risk as a result of the subdivision.  
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6. Planning Elements 
 
6.1 Low Density Residential Zone 
 
The proposed subdivision is considered to respond positively to the purpose of 
the Low Density Residential Zone as it will result in the creation of allotments 
which can accommodate lower density residential living with capacity for onsite 
wastewater disposal.  
 
The Application triggers planning approval at Clause 32.03-3 for subdivision of 
the land in accordance with the Low Density Residential Zone provisions. The 
scheme of subdivision 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 within the area.  
 

 
Planning scheme zone mapping (Source: VicPlan) 

 
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 on Lot 2.  
 
Accompanying the Application is a Design Response Plan which demonstrates 
the available area for future residential development on Lot 2. This Plan has been 
prepared having regard for the site constraints and characteristics.  
 
Decision Guidelines 
 
The proposed subdivision responds positively to the decision guidelines:  

• Reticulated water is already provided within the wider precinct and will be 
connected to the proposed vacant allotment as part of the subdivision.   

• Use of reused and recycled water options will be dependent upon 
residents of the land.   

Subject 
land 
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• The subdivision has been designed to ensure future wastewater will be 
sufficiently managed on site. The Design Response Plan demonstrates 
how vacant Lot 2 can easily achieve the requisite Land Application Area.   

• The site will be drained to the satisfaction of the Responsible Authority.  

• Utility services including electricity and telecommunications are available.       

• Strong planning policy support is provided for an infill subdivision within an 
existing low density residential precinct. 

• The landscaped character of the area has been maintained with the 
alignment of the subdivision boundary avoiding vegetation spare one 
planted tree.  
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6.2 Erosion Management Overlay 
 
The whole of the subject land is contained within the Erosion Management 
Overlay which triggers planning approval at Clause 44.01-5 for the subdivision of 
land. 
 

 
Planning scheme overlay mapping (Source: VicPlan) 

 
Application Requirements  
 

• The subject land forms part of a undulating landform with the existing 
dwelling sited on the more elevated section of the land within proximity to 
Clifton West Road.  

• The site comprises good grass coverage and does not show any signs of 
erosion or landslip.  

• Earthworks associated with the proposal will be limited to servicing, access 
and fencing of allotment boundaries.  

• It is anticipated that Conditions on Permit will include the standard suite of 
requirements for land stability measures to be undertaken during 
construction.  

 
The Schedule of the Overlay informs that a geotechnical risk assessment must 
accompany an application, unless a suitably qualified and experienced 
geotechnical practitioner demonstrates to the satisfaction of the responsible 
authority that a geotechnical risk assessment is not relevant to the assessment 
of an application. The responsible authority may reduce or waive the requirement 
as appropriate. 
 
A request for a waiver from a full geotechnical risk assessment has been 
prepared by Chris O’Brien and Company which outlines that the erosion risk on the 
land and associated with the proposed subdivision is low. 
 
 
 

Subject 
land 
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7. Conclusion 
 
The proposed two lot subdivision at 10 Clifton West Road, Wy Yung is considered 
to accord with all relevant provisions of the Low Density Residential Zone and 
Erosion Management Overlay of the East Gippsland Planning Scheme. The 
proposal is consistent with the Planning Policy Framework and Municipal 
Planning Strategy and has been designed to complement the adjoining 
properties. 
 
For these reasons we respectfully request that Council consider the merits of the 
application favourably and resolve to issue a Planning Permit. 
 
 
 














































