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APPLICATION FOR PLANNING PERMIT
6 BUMBERRAH ROAD, JOHNSONVILLE
2 LOT SUBDIVISION AND DEVELOPMENT OF A DWELLING
1.

EXECUTIVE SUMMARY

This planning submission is in support of a planning permit application for a 2 lot subdivision and development
of a dwelling at 6 Bumberrah Road, Johnsonville, which will create a battle-ax style allotment separating the
existing dwelling on the site, to create an additional allotment to allow for the development of a dwelling.
The subject site is approximately 2,949m2 in area, is zoned Township Zone and is affected by the
Environmental Significance Overlay, Salinity Management Overlay and the Vegetation Protection Overlay. A
permit is required for the proposed 2 lot subdivision and the development of a dwelling under the provisions
of the Township Zone, Environmental Significance Overlay and the Salinity Management Overlay. The
requirements of the zone and overlays are addressed throughout the submission and within the supporting
documentation.
The site has access to a suitable range of services and facilities and is located a within the centre of the
township of Johnsonville.
The proposed subdivision is site responsive and creates a suitable vacant lot to enable the development of a
dwelling.
This submission addresses the following components of the East Gippsland Planning Scheme:
-

Clause 11 – Settlement

-

Clause 15 – Built Environment and Heritage

-

Clause 16 – Housing

-

Clause 21 – Municipal Strategic Statement

-

Clause 32.05 – Township Zone

-

Clause 42.01 – Environmental Significance Overlay

-

Clause 44.01 – Erosion Management Overlay

-

Clause 44.02 – Salinity Management Overlay

-

Clause 56 – Residential Subdivision

-

Clause 65 – Decision Guidelines

The information provided within this submission addresses the requirements of the East Gippsland Planning
Scheme and will result in a positive contribution to the township of Johnsonville.
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2.

INTRODUCTION

We act on behalf of Maggie Welsh, the applicant for the proposed 2 Lot subdivision and the development of
a dwelling at 6 Bumberrah Road, Johnsonville being the subject of this planning application.
This submission and supporting documentation address the relevant provisions of the East Gippsland Planning
Scheme to assist Council planning officers in considering the merit of the proposal having consideration for
the subject site and surrounding land.

3.

SITE AND SURROUNDS

The subject site is located at 6 Bumberrah Road, Johnsonville formally identified as Lot 2 on Plan of Subdivision
506635K contained in Certificate of Title Vol 10710 Fol 403.
The title is not affected by any covenants or agreements. The parcel is affected by a powerline easement along
the eastern boundary of the site. A copy of the title and Plan of Subdivision is contained in Appendix A.
The subject site is situated within an established residential area in Johnsonville as shown in the locality plan
below in Figure 1.

Subject Site

Figure 1 – Locality Plan – 6 Bumberrah Road, Johnsonville (source: mapshare.vic.gov.au)

The site is located within the main town centre of Johnsonville adjoining Bumberrah Road along the western
boundary. The subject site is located approximately 22 kilometres east of the central business district of
Bairnsdale and located approximately 18 kilometres northwest of the central business district of Lakes
Entrance.
The subject site is serviced by an excellent road network and is within an area comprising a range of
development including residential and commercial.
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Johnsonville

Subject Site
Swan Reach
Figure 2 – Locality Plan 6 Bumberrah Road, Johnsonville (source: mapshare.vic.gov.au)

The subject site is approximately 2,949m2 in area, is rectangular in shape and relatively flat in nature. The site
contains an existing dwelling located in the western portion of the site. The site is delineated by a timber
paling fence along the southern boundary and standard post and wire fencing along the north, west and
eastern boundaries of the site.
The site has a frontage to Bumberrah Road along the western boundary for a distance of approximately 29.71
metres. Access to the site is existing via a crossover directly to Bumberrah Road. Bumberrah Road is a fully
constructed bitumen road traversing in a north-south direction. Bumberrah Road connects to the Princes
Highway approximately 75 metres south of the subject site. Drainage infrastructure is within the street
network.
Land surrounding the subject site comprises mixed uses including residential and commercial. Directly
adjoining the southern boundary of the site comprises of the Johnsonville General Store known as the ‘Black
Stump’. Land adjoining the northern and eastern boundary of the site comprise of residential development
containing dwellings and associated facilities. Opposite the site to the west is a telecommunications facility
and vacant land. Land adjoining the eastern and western boundary of the site contains an existing dwelling
and associated facilities.
The site and surrounding area have access to a range of services and infrastructure including electricity,
reticulated water and sewerage, telecommunications and a good quality road network.
A visual description of the subject site and surrounding land is outlined in the photographs below.
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Subject site

Photograph 1 – Aerial Photograph of the subject site and surrounding land – 6 Bumberrah Road, Johnsonville (source: dpi.vic.gov.au)

Photograph 2 – Aerial Photograph of the subject site and surrounding land – 6 Bumberrah Road, Johnsonville (source: dpi.vic.gov.au)

Ref: 22014

6

Photograph 3 – Subject site and existing entrance gate facing east at 6 Bumberrah Road, Johnsonville.

Photograph 4 – Gravel access driveway to the existing dwelling and proposed common property extending along the southern
boundary facing east
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Photograph 5 – Existing dwelling on subject site facing east.

Photograph 6 – Subject site facing east - photo taken centrally on the site.
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Photograph 7 – North eastern corner of the subject site facing north east.

Photograph 8 – Subject site facing north and existing vegetation extending along the northern boundary.
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Photograph 9 – Subject site facing west.

Photograph 10 – Photo taken facing south showing the western portion of the subject site.
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Photograph 11 – Gravel access driveway and proposed common property facing west.

Photograph 12 – Telecommunications facility and vacant land opposite the subject site to the west at 15 Bumberrah Road.
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Photograph 13 – Johnsonville General Store (Black Stump) adjoining the southern boundary at 1716 Princes Highway.

Photograph 14 – Existing residential development adjoining the northern boundary of the subject site at 10 Bumberrah Road.

Ref: 22014

12

Photograph 15 – Bumberrah Road, facing south.

Photograph 16 – Bumberrah Road, facing north.
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4.

PROPOSAL:

This application seeks approval for subdivision of the land into two lots and the development of a dwelling on
the proposed vacant allotment. A proposed plan of subdivision and dwelling plans are contained in Appendix
B.
The proposal seeks approval for a two lot subdivision to create two suitable allotments that will support the
existing dwelling and to create an additional allotment to support the development of a proposed new
dwelling.
The proposed lots have been designed to respond to the existing site conditions with respect for the
surrounding land uses and development as well as the natural environmental qualities of the area.
Lot 1
The proposed Lot 1 will be a square shaped allotment and will be approximately 1,754m2 in area. This lot will
have a 25.71 metre frontage to Bumberrah Road and will be approximately 68.71 metres long. This allotment
will contain the existing dwelling.
Access to this allotment will be via the gravel driveway directly from Bumberrah Road along the western
boundary contained within the proposed common property.
Lot 2
The proposed Lot 2 will be an almost square allotment comprising the eastern portion of the site and will be
approximately 922m2 in area.
Access will be provided via Common Property entering directly from Bumberrah Road along the western
boundary of the subject site.
Common Property
Access to the proposed lots will be by way of a Common Property area extending from Bumberrah Road along
the southern boundary of the site. The Common Property will be constructed of concrete and will contain
appropriate drainage infrastructure to support future development and to control runoff in a coordinated
manner.
Each of the allotments will be connected to all available services including sewerage, water, electricity and
telecommunications.
Each of the proposed allotments are considered suitable for the existing and proposed development and will
not result in any detrimental impact to any surrounding land uses and development.
Dwelling
The proposed dwelling will be located centrally on the proposed Lot 2, setback approximately 3.4 metres from
the northern boundary, approximately 12.65 metres from the eastern boundary, setback approximately 7.96
metres from the southern boundary and approximately 6 metres from the western boundary.
The proposed dwelling will be single storey and will include:
-

Open plan kitchen, meals and family area;
Walk in pantry;
3 Bedrooms;
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-

Master bedroom, walk in robe, ensuite;
Bathroom and Laundry;
Garage; Porch; and
Alfresco.

The total area of the proposed dwelling is 188.06m2 with the areas calculated as follows:
- Ground floor 136.26m2;
- Porch 3.47m2;
- Garage 36.54m2;
- Alfresco 11.78m2;
The proposed dwelling will be constructed of selected colorbond roof sheeting and selected face brickwork.
Selected colours are yet to be confirmed.
The proposed dwelling will connect to the existing sewerage easement along the northern boundary of the
site. The proposed development requires only minimal earthworks being site scraping.
All stormwater run-off will be directed to the legal point of discharge to the satisfaction of the responsible
authority.
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5.
5.1

PLANNING PROVISIONS
PLANNING POLICY FRAMEWORK

Clause 11 – Settlement provides:
-

Planning is to anticipate and respond to the needs of existing and future communities through
provision of zoned and serviced land for housing, employment, recreation and open space, commercial
and community facilities and infrastructure.

-

Planning is to recognise the need for, and as far as practicable contribute towards:
o

Health, wellbeing and safety.

o

Diversity of choice.

o

Adaptation in response to changing technology.

o

Economic viability.

o

A high standard of urban design and amenity.

o

Energy efficiency.

o

Prevention of pollution to land, water and air.

o

Protection of environmentally sensitive areas and natural resources.

o

Accessibility.

o

Land use and transport integration.

-

Planning is to prevent environmental and amenity problems created by siting incompatible land uses
close together.

-

Planning is to facilitate sustainable development that takes full advantage of existing settlement
patterns and investment in transport, utility, social, community and commercial infrastructure and
services.

Clause 11.01-1R Settlement - Gippsland
The following strategies are deemed relevant:
-

Support urban growth in Latrobe City as Gippsland’s regional city, at Bairnsdale, Leongatha, Sale,
Warragul/Drouin and Wonthaggi as regional centres, and in sub-regional networks of towns.

-

Support new urban growth fronts in regional centres where natural hazards and environmental risks
can be avoided or managed.

-

Support the continuing role of towns and small settlements in providing services to their districts,
recognising their relationships and dependencies with larger towns.

Clause 11.05 – Regional Development
Clause 11.05-1 – Regional settlement networks contains the following objective:
“To promote the sustainable growth and development of regional Victoria through a network of
settlements identified in the Regional Victoria Settlement Framework.”
Relevant strategies identified to achieve this objective include:
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- Ensure regions and their settlements are planned in accordance with any relevant regional
growth plan.
- Guide the structure, functioning and character of each settlement taking into account municipal
and regional contexts and frameworks.
- Promote transport and communications and economic linkages between the various settlements
through the identification of servicing priorities in regional land use plans.
- Provide for growth in population and development of facilities and services across a region or
sub-region network.
- Deliver networks of high-quality settlements by:
o Building on strengths and capabilities of each region across Victoria to respond
sustainably to population growth and changing environments.
o Developing networks of settlements that will support resilient communities and the
ability to adapt and change.
o Balancing strategic objectives to achieve improved land-use and development outcomes
at a regional, catchment and local level.
o Preserving and protecting features of rural land and natural resources and features to
enhance their contribution to settlements and landscapes.
o Encouraging an integrated planning response between settlements within regions and
in adjoining regions and states in accordance with the relevant regional growth plan.
o Providing for appropriately located supplies of residential, commercial, and industrial
land across a region, sufficient to meet community needs in accordance with the
relevant regional growth plan.
o Improving connections to regional and metropolitan transport services and urban
connectivity.
Clause 11.05-4 Regional planning strategies and principles contains the following objective:
“To develop regions and settlements which have a strong identity, are prosperous and are
environmentally sustainable.”
The following relevant strategies are considered applicable:
- Identify and assess the spatial and land use planning implications of a region’s strategic
directions in Regional Strategic Plans.
- Ensure regions and their settlements are planned in accordance with any relevant regional
growth plan.
- Apply the following principles to settlement planning in Victoria’s regions, including the
hinterland areas:
A network of integrated and prosperous regional settlements
Support a network of integrated and prosperous regional settlements by:
- Strengthening networks of settlements by maintaining and improving transport links, spatial
patterns of service delivery, and promoting commercial relationships and community activities.
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- Directing growth to locations where utility, transport, commercial and social infrastructure are
available or can be provided in the most efficient and sustainable manner.
- Ensuring there is a sufficient supply of appropriately located residential, commercial, and
industrial land across a region to meet the needs identified at a regional level.
Regional Victoria’s competitive advantages
Maintain and enhance regional Victoria’s competitive advantages by:
- Ensuring that the capacity of major infrastructure (including highways, railways, airports, ports,
communications networks and energy generation and distribution systems) is not affected
adversely by urban development in adjacent areas.
- Focusing major government and private sector investments in regional cities and centres on
major transport corridors, particularly railway lines, in order to maximize the access and mobility
of communities.
- Providing adequate and competitive land supply, including urban regeneration, redevelopment
and greenfield sites, to meet future housing and urban needs and to ensure effective utilization
of land.
- Strengthening settlements by ensuring that retail, office-based employment, community
facilities and services are concentrated in central locations.
Climate change, natural hazards and community safety
Respond to the impacts of climate change and natural hazards and promote community safety by:
- Siting and designing new dwellings, subdivision and other development to minimize risk to life,
property, the natural environment and community infrastructure from natural hazards, such as
bushfire and flood.
- Developing adaptation response strategies for existing settlements in hazardous and high-risk
areas to accommodate change over time.
- Encouraging reduced energy and water consumption through environmentally sustainable
subdivision and building design.
- Encouraging a form and density of settlements that support sustainable transport to reduce
greenhouse gas emissions.
Distinct and diverse regional settlements
Support growth and development of distinctive and diverse regional settlements by:
- Encouraging high-quality urban and architectural design which respects the heritage character
and identity of each settlement.
- Ensuring development respects and enhances the scenic amenity, landscape features and view
corridors of each settlement.
- Limiting urban sprawl and directing growth into existing settlements, promoting and capitalizing
on opportunities for urban renewal and redevelopment.
- Ensuring that the potential of land that may be required for future urban expansion is not
compromised.
- Creating opportunities to enhance open space networks within and between settlements.
Livable settlements and healthy communities
Promote livable regional settlements and healthy communities by:
- Responding to changing community needs and facilitating timely provision of, and access to,
social infrastructure and services.
- Encouraging the development of compact urban areas which are based around existing or
planned activity centres to maximize accessibility to facilities and services.
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- Improving the availability of a diverse range of affordable accommodation, including social
housing, in locations with good access to transport, commercial facilities and community
services.
- Supporting innovative ways to maintain equitable service delivery to settlements that have
limited or no capacity for further growth, or that experience population decline.
Clause 12 – Environmental and Landscape values provides:
“Planning should help to protect the health of ecological systems and the biodiversity they support
(including ecosystems, habitats, species and genetic diversity) and conserve areas with identified
environmental and landscape values.
Planning must implement environmental principles for ecologically sustainable development that have
been established by international and national agreements. Foremost amongst the national
agreements is the Intergovernmental Agreement on the Environment, which sets out key principles for
environmental policy in Australia. Other agreements include National Strategy for Ecologically
Sustainable Development, National Greenhouse Strategy, the National Water Quality Management
Strategy, the National Strategy for the Conservation of Australia’s Biological Diversity, the National
Forest Policy Statement and National Environment Protection Measures.
Planning should protect sites and features of nature conservation, biodiversity, geological or landscape
value.”
Clause 13 – Environmental Risks provides:
“Planning should adopt a best practice environmental management and risk management approach
which aims to avoid or minimize environmental degradation and hazards. Planning should identify and
manage the potential for the environment, and environmental changes, to impact upon the economic,
environmental or social well-being of society.”
Clause 13.04-3 – Salinity contains the following objective:
“To minimise the impact of salinity and rising water tables on land uses, buildings and infrastructure
in rural and urban areas and areas of environmental significance and reduce salt load in rivers.“
The following strategies are identified:
-

Identify areas subject to salinity in the preparation of planning schemes and land use planning
decisions.
Promote vegetation retention and replanting in aquifer recharge areas contributing to
groundwater salinity problems.
Prevent inappropriate development in areas affected by groundwater salinity.

Clause 15 – Built Environment and Heritage provides:
Planning is to recognize the role of urban design, building design, heritage and energy and resource
efficiency in delivering liveable and sustainable cities, towns and neighbourhoods.
Planning should ensure all land use and development appropriately responds to its surrounding
landscape and character, valued built form and cultural context.
Planning should protect places and sites with significant heritage, architectural, aesthetic, scientific
and cultural value.
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Planning must support the establishment and maintenance of communities by delivering functional,
accessible, safe and diverse physical and social environments, through the appropriate location of use
and development and through high quality buildings and urban design.
Planning should promote development that is environmentally sustainable and should minimize
detrimental impacts on the built and natural environment.
Planning should promote excellence in the built environment and create places that:
-

Are enjoyable, engaging and comfortable to be in.

-

Accommodate people of all abilities, ages and cultures.

-

Contribute positively to local character and sense of place.

-

Reflect the particular characteristics and cultural identity of the community.

-

Enhance the function, amenity and safety of the public realm.

Clause 15.01-3S – Subdivision design provides:
The objective of this clause is to ensure the design of subdivisions achieves attractive, safe, accessible, diverse
and sustainable neighbourhoods with the following strategies:
In the development of new residential areas and in the redevelopment of existing areas, subdivision
should be designed to create liveable and sustainable communities by:
-

Creating compact neighbourhoods that have walkable distances between activities.

-

Developing activity centres in appropriate locations with a mix of uses and services and access to
public transport.

-

Creating neighbourhood centres that include services to meet day to day needs.

-

Creating urban paces with a strong sense of place that are functional, safe and attractive.

-

Providing a range of lot sizes to suit a variety of dwelling and household types to meet the needs
and aspirations of different groups of people.

-

Creating landscaped streets and a network of open spaces to meet a variety of needs with links to
regional parks where possible.

-

Protecting and enhancing native habitat.

-

Facilitating an urban structure where neighbourhoods are clustered to support larger activity
centres served by high quality public transport.

-

Reduce car dependency by allowing for:


Convenient and safe public transport.



Safe and attractive spaces and networks for walking and cycling.



Subdivision layouts that allow easy movement within and between
neighbourhoods.



A convenient and safe road network.

-

Being accessible to people with disabilities.

-

Creating an urban structure and providing utilities and services that enable energy efficiency,
resource conservation, integrated water management and minimization of waste and air
pollution.
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Clause 16 – Housing contains the following relevant objectives:
-

Planning should provide for housing diversity, and ensure the efficient provision of supporting
infrastructure.

-

New housing should have access to services and be planned for long term sustainability, including
walkability to activity centres, public transport, schools and open space.

-

Planning for housing should include providing land for affordable housing.

Clause 16.01-1S - Integrated housing provides:
The objective of this clause is to promote a housing market that meets community needs with the following
strategies:
-

Increase the supply of housing in existing urban areas by facilitating increased housing yield in
appropriate locations, including under-utilised urban land.

-

Ensure that the planning system supports the appropriate quantity, quality and type of housing,
including the provision of aged care facilities.

-

Ensure housing developments are integrated with infrastructure and services, whether they are located
in existing suburbs, growth areas or regional towns.

-

Encourage housing that is both water efficient and energy efficient.

Clause 16.01-3S - Housing diversity provides:
The objective is to provide for a range of housing types to meet diverse needs with the following strategies:
-

Ensure housing stock matches changing demand by widening housing choice.

-

Facilitate diverse housing that offers choice and meets changing household needs through:

-



A mix of housing types.



Adaptable internal dwelling design.



Universal design.

Encourage the development of well-designed medium-density housing that:


Respects the neighbourhood character.



Improves housing choice.



Makes better use of existing infrastructure.



Improves energy efficiency of housing.

-

Support opportunities for a range of income groups to choose housing in well-serviced locations.

-

Ensure planning for growth areas provides for a mix of housing types through a variety of lot sizes,
including higher housing densities in and around activity centres.

Clause 16.01-4S - Housing affordability
The objective of this clause is to deliver more affordable housing closer to jobs, transport and services. This is
achieved by the following strategies:
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-

-

5.2

Improve housing affordability by:


Ensuring land supply continues to be sufficient to meet demand.



Increasing choice in housing type, tenure and cost to meet the needs of households as they
move through life cycle changes and to support diverse communities.



Promoting good housing and urban design to minimise negative environmental impacts and
keep costs down for residents and the wider community.



Encouraging a significant proportion of new development to be affordable for households on
very low to moderate incomes.

Increase the supply of well-located affordable housing by:


Facilitating a mix of private, affordable and social housing in suburbs, activity centres and
urban renewal precincts.



Ensuring the redevelopment and renewal of public housing stock better meets community
needs.



Facilitate the delivery of social housing by identifying surplus government land suitable for
housing.

MUNICIPAL PLANNING STRATEGY

Clause 21.01-1 Role of Municipal Strategic Statement provides:
This Municipal Strategic Statement aims to provide a vision and clear strategic directions for land use
and development in East Gippsland Shire, in a way which helps achieve economic, social and
environmental goals.
The Statement is to be read in conjunction with the local policies contained at Clause 22. The Strategy,
which involved extensive community consultation, integrates social, economic and physical planning
for all areas of East Gippsland.
This Municipal Strategic Statement gives effect to those elements of the Strategy that depend on
management of land use and development.
In addition, East Gippsland Shire’s Corporate Plan has been revised to incorporate processes for
implementation of those actions identified in the Strategy as being the responsibility of Council.
Clause 21.02-2 provides the long-term vision for East Gippsland is:
“East Gippsland Shire Council will work with the community to ensure a sustainable future through livable
and productive communities supported by a healthy environment.
This vision is supported with the four principles:
o Livability

-

Strong and vibrant communities create healthy, productive and fulfilling places
to live.

o Sustainability - Pro-active leadership and strategic partnerships protect and enhance our quality
environment.
o Productivity
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o Governance

- Strong leadership and prudent management of democratic and legislative
requirements deliver good governance outcomes.”

Clause 21.03 – Settlement provides:
“Within any local government area there is a finely balanced interplay between people, business and
environment. The Council will continue to invest wisely in urban infrastructure to create vibrant urban centres
while maintaining our natural assets – balancing residential, business and tourist development with wildlife
corridors and areas of rural or natural landscape. The impacts of climate-induced sea level rise, combined with
more severe storm surges is likely to be significant for coastal communities in East Gippsland. We will further
a broad range of developments, but will carefully manage them to protect natural assets and threatened
communities.”
Clause 21.05 – Environmental Risk provides:
“The Council plays an important role in managing the environmental risks associated with flood plains,
erosion, bushfire (a particular risk in our heavily forested region) and salinity. As well, the Council must
act to mitigate risks to reduce the vulnerability of people, businesses and property. In this section, our
risk management strategies are wide-ranging; encouraging strong planning and assessment to
minimize development in high risk areas; managing development to minimize environmental
degradation; ensuring compliance with relevant planning conditions and overlays; and introducing a
range of preventative measures.”
Clause 21.05-4 – Salinity contains the following objective:
“To ensure that land use and development is directed to locations and carried out in ways that minimise
its vulnerability to the threat of land degradation.”
The following strategy is identified:
Strategy 1.1
Manage development in areas subject to saline water tables to minimise risks of land salinisation as a
result of works.

Clause 21.07-3 – Sustainable Development contains the following objective and strategies:
Objective 1 – To ensure that future development contributes to the achievement of livable, productive
and sustainable communities in East Gippsland.
Strategy 1.1 – Ensure new development and land use applications consider potential positive and
negative social impacts on the community.
Strategy 1.2 – Require proposal for new development, land use, infrastructure and changes in policy
to consider social impact through the preparation of social impact comments and/or assessments as
identified in the East Gippsland Shire Council Social Impact Assessment.

Clause 21.08 – Housing provides:
Over 43,000 people live in East Gippsland and the population is growing as inward migration increases.
We need to cater for the housing needs and preferences of all members of our community – young and
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old. To achieve this, we will promote quality housing which is diverse, accessible, and affordable. We
will also expand flexible housing and support accommodation for those who may be more vulnerable,
such as our seniors and young people.
This Clause provides local content to support Clause 16 of the State Planning Policy Framework.
Clause 21.08-1 – Residential Development provides:
Objective 1
To cater for the housing needs and preferences of all segments of the community.
Strategy 1.1
Encourage the supply of elderly persons' housing in the main centres and facilitate development of community
housing.
Strategy 1.2
Support expansion of housing and support services for young people, particularly in Lakes Entrance and Orbost,
including crisis accommodation, adolescent community placement, group homes or adolescent units, and
generalist youth services.
Strategy 1.3
Encourage the building and construction sector to provide a range of housing types and styles including higher
density dwellings in town centres, to provide choice for consumers.
Strategy 1.4
Encourage development of East Gippsland as a retirement destination.
Strategy 1.5
Permit low density (rural residential) house lots (0.4 to 2 hectares) only where located around fully serviced
towns and townships, and on land suitable for septic tanks or other on-site wastewater treatment systems.
Strategy 1.6
Discourage the commercial or industrial use of land in the Low Density Residential Zone.
Strategy 1.7
Facilitate urban development for Bairnsdale within the existing town boundary identified in the Bairnsdale
Growth Strategy, November (2009) and on Plan 3 Revitalisation and Growth Strategy.
Strategy 1.8
Support infill medium density housing and a mix of housing types close to Bairnsdale CBD and key locations to
provide greater housing choices identified in the Bairnsdale Growth Strategy, November (2009) and on Plan 1
Housing Diversity.
Strategy 1.9
Support residential development within East Bairnsdale that minimises off site amenity impacts, and protects
the ongoing rights of local industry and employment including Patties Foods and includes appropriate land use
buffers.
Objective 2

Ref: 22014

24

To ensure social considerations are taken into account when considering applications for residential
development.
Strategy 2.1
Require applications for residential subdivision to include a social impact comment (SIC) or social impact
assessment (SIA) in accordance with the East Gippsland Shire Council Social Impact Assessment Guidelines for
Development Applications (for details refer to Policy Guidelines – Residential Development listed below.)
Objective 3
To encourage residential development to be directed to locations that minimises negative impacts on the
Shire’s urban waterways.
Strategy 3.1
Manage the impacts of new residential developments on waterways through the application of the principles
of the East Gippsland Shire Council Urban Waterway Guidelines.
Clause 21.12-1 - Sub-regions provides:
East Gippsland, for planning purposes, can be divided into four relatively homogeneous economic and
geographic areas, as shown in the following diagram.

Figure 3 – Sub – regions diagram, East Gippsland Planning Scheme (source: dpi.vic.gov.au)

The strengths, weaknesses, opportunities and threats for each sub-region are summarised below, together
with broad strategies to address these.
Each section summarises the current roles and functions of urban areas and rural localities in the sub-region,
identifies appropriate new or enhanced roles and sets out the policies and strategies that will be applied to
these areas. The listing of towns/localities is generally from west to east within each sub-region.
Clause 21.12-2 - Lakes & Coastal
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From a social and economic perspective, the Lakes & Coastal sub-region (described in Clause 21.02-3 above)
Clause 21.12 being the Municipal Strategic Statement provides the following vision for Johnsonville:
“Johnsonville will provide outstanding access to a range of recreational and tourism opportunities,
including boat storage and camping facilities. Future growth will be managed to protect and enhance
environmental and landscape values.”
Function: Small highway based convenience uses serving local community and tourist needs.
The attributes outlined for Johnsonville are:
-

Located on the Princes Highway.

-

Small highway based convenience uses.

-

Located near Tambo River.

-

Boat launching and boat storage facilities.

-

Proximity to regionally significant tourist and recreation assets (Great Alpine Region and
Gippsland Lakes).

-

Tourist destination with tourist based activities.

-

Recreational fishing.

-

Community Hall.

-

Camping facilities.

-

Aboriginal heritage values.

-

Environmental values.

-

Landscape values.

Johnsonville Township Strategies:
-

Protect environmentally significant areas including corridoes of roadside vegetation, streamlines
and habitat corridors. These are most commonly found on the Princes Highway, Bumberrah Road
and the Tambo River.
Protect the highway Corridor and river corridor from inappropriate development.
Improve pedestrian connection between the township zoned areas, particularly the link to the
Rail Trail to the north of the township.
Maintain the separation between Johnsonville and Swan Reach.

Council will support the existing roles and functions Johnsonville fulfils and encourage development of new
and enhanced roles particularly ensuring provision for additional residential development to accommodate
population growth in a coordinated and environmentally sustainable manner.
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PROJECT PLANNING RESPONSE
This proposal seeks approval for the subdivision of an existing residential allotment to create two allotments
that will support the existing dwelling and to facilitate the proposed development of an additional dwelling.
The subject site is located within an area with a range of facilities and services. Johnsonville offers a basic
range of services and facilities including the General Store, Service Station, Country Fire Authority, Church,
Garden Centre, a Community Hall and the Bream Lodge Holidays units. A full range of services and facilities
are located within either Bairnsdale being a 20 minute drive or to Lakes Entrance. A public bus system operates
daily through Johnsonville providing a link to Lakes Entrance and Bairnsdale.
The site is considered to support appropriate infill development within an area comprising varied densities of
residential development.
The proposed lot sizes are considered appropriate to support the proposed development of a dwelling that is
to be designed to respect the neighbourhood character and to ensure the amenity of the existing residential
development surrounding the subject site is not detrimentally affected. The size of the proposed allotments
are site responsive and appropriate in context to the surrounding development.
The subject site is a suitable sized allotment that can adequately accommodate the proposed subdivision,
providing an appropriate area for the future development of a dwelling as proposed. The proposed subdivision
has been designed to ensure future residential development can provide a suitable level of privacy and to
ensure that the neighbourhood character of the area is not detrimentally affected. The immediate area
comprises a range of dwelling styles at various setbacks with various style fencing. There is no consistent or
identifiable neighbourhood character. The proposed subdivision will have minimal impact on the existing
streetscape.
The proposed subdivision and development of a dwelling is in a location with a good level of services and
infrastructure including electricity, water, sewerage, telecommunications and road network. Schools,
employment, community and commercial services and facilities are located within proximity to the subject
site.
There are no physical or environmental constraints that make the site unsuitable for the proposed
development and likely future residential development.
The density of the subdivision is not out of character for the area. The lot sizes in this area range in shape and
size.
Council will support the existing roles and functions Johnsonville fulfils and encourage infill residential
development in appropriate locations to accommodate population growth in a coordinated and
environmentally sustainable manner. Infill development is encouraged prior to allowing expansion of the
town.
The proposal is considered to be consistent with the objectives of both the Planning Policy Framework and
the Municipal Planning Strategy.
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5.3

ZONE AND OVERLAYS:

The site is zoned Township Zone and is affected by the following overlays under the provisions of the East
Gippsland Planning Scheme:
-

Environmental Significance Overlay (ESO1-44)
Salinity Management Overlay (SMO)
Vegetation Protection Overlay – Schedule 1 (VPO1)

The provisions of the Township Zone are addressed below.

Township Zone:
The purpose of the Township Zone is:
-

To implement the Municipal Planning Strategy and the Planning Policy Framework.
To provide for residential development and a range of commercial, industrial and other uses in
small towns.
To encourage development that respects the neighbourhood character of the area.
To allow educational, recreational, religious, community and a limited range of other nonresidential uses to serve local community needs in appropriate locations.

An extract of the Township Zone Map is provided below in Figure 4:

Figure 4 - Zoning Map (source- mapshare.vic.gov.au)
Clause 32.05-5 of the Township Zone provides a permit is required to subdivide.
An application to subdivide land, other than an application to subdivide land into lots each containing an
existing dwelling or car parking space, must meet the requirements of Clause 56 and:
-

Must meet all of the objectives included in the clauses specified in the following table.

-

Should meet all of the standards included in the clauses specified in the following table.
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Class of Subdivision
2 lots

Objectives and standards to be met
Clauses 56.03-5, 56.04-2, 56.04-5, 56.06-8 to 56.092

The objectives and standards outlined above are addressed in Section 5.5 of this submission.
The decision guidelines of the Township Zone are addressed at Section 6.1 of this submission.

Environmental Significance Overlay:
The purpose of the Environmental Significance Overlay is:
-

To implement the Municipal Planning Strategy and the Planning Policy Framework.
To identify areas where the development of land may be affected by environmental constraints.
To ensure that development is compatible with identified environmental values.

An extract of the Environmental Significance Overlay Map is provided below in Figure 5:

Figure 5: Environmental Significance Overlay Map (source – www.land.vic.gov.au)
Clause 42.01-2 of the Environmental Significance Overlay provides a permit is required to:






Construct a building or construct or carryout works. This does not apply if a schedule to this
overlay specifically states that a permit is not required.
Construct a fence if specified in a schedule to this overlay.
Construct bicycle pathways and trails.
Subdivide land. This does not apply if a schedule to this overlay specifically states that a permit is
not required.
Remove, destroy or lop any vegetation, including dead vegetation. This does not apply:
–
–
–
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If a schedule to this overlay specifically states that a permit is not required.
If the table to Clause 42.01-3 specifically states that a permit is not required.
To the removal, destruction or lopping of native vegetation in accordance with a native
vegetation precinct plan specified in the schedule to Clause 52.16.
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Clause 42.01-2 of the Environmental Significance Overlay provides a permit is required to subdivide land. A
permit is also required to construct a building or construct or carry out works associated with a dwelling
therefore the decision guidelines of the Environmental Significance Overlay are addressed at Section 6.2.

Salinity Management Overlay:
The purpose of the Salinity Management Overlay is:
-

To implement the Municipal Planning Strategy and the Planning Policy Framework.
To identify areas subject to saline ground water discharge or high ground water recharge.
To facilitate the stabilisation of areas affected by salinity.
To encourage revegetation of areas which contribute to salinity.
To encourage development to be undertaken in a manner which brings about a reduction in salinity
recharge.
To ensure development is compatible with site capability and the retention of vegetation, and complies
with the objectives of any salinity management plan for the area.
To prevent damage to buildings and infrastructure from saline discharge and high water table.

An extract of the Salinity Management Overlay map is provided below in Figure 6.

Figure 6: Salinity Management Overlay Map (source – www.land.vic.gov.au)
Clause 44.02-3 of the Salinity Management Overlay provides a permit is required to subdivide land. A permit
is also required to construct a building or construct or carry out works.
The decision guidelines for the Salinity Management Overlay are addressed in section 6.3 of this submission.
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Vegetation Protection Overlay:
The purpose of the Vegetation Protection Overlay is:
-

To implement the Municipal Planning Strategy and the Planning Policy Framework.
To protect areas of significant vegetation.
To ensure that development minimises loss of vegetation.
To preserve existing trees and other vegetation.
To recognize vegetation protection areas as locations of special significance, natural beauty, interest
and importance.
To maintain and enhance habitat and habitat corridors for indigenous fauna.
To encourage the regeneration of native vegetation.

An extract of the Vegetation Protection Overlay Map is provided below in Figure 7:

Figure 7: Vegetation Protection Overlay Map (source – mapshare.vic.gov.au)
Clause 42.02-2 provides a permit is required to remove, destroy or lop any vegetation specified in a schedule
to this overlay. The schedule to the overlay provides a permit is required to remove, destroy or lop any
vegetation.
This application does not require the removal of any vegetation and therefore these provisions are not
addressed further.
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5.4

OTHER PLANNING CONSIDERATIONS

Aboriginal Cultural Heritage
Under the provisions of the Aboriginal Heritage Act 2006 the subject site is not recognised as being within an
area of Aboriginal Cultural Heritage Sensitivity and the subdivision of residential land for 2 lots and the
development of a dwelling is an exempt activity and as such a Cultural Heritage Management Plan is not
required.

5.5

CLAUSE 56 ASSESSMENT

Clause 56 – Residential Subdivision
Under the provisions of Clause 32.05-5 of the Township Zone, the following provisions of Clause 56 must be
addressed as appropriate.
The purpose of Clause 56 is:
“To implement the Municipal Planning Strategy and the Planning Policy Framework.
To create liveable and sustainable neighbourhoods and urban places with character and identity.
To achieve residential subdivision outcomes that appropriately respond to the site and its context for:
- Metropolitan Melbourne growth areas.
- Infill sites within established residential areas.
- Regional cities and towns.
To ensure residential subdivision design appropriately provides for:
-

Policy implementation.
Liveable and sustainable communities.
Residential lot design.
Urban landscape.
Access and mobility management.
Integrated water management.
Site management.
Utilities.”

Clause 56 provides the following requirements:
“An application to subdivide land:
-

Must be accompanied by a site and context description and a design response.
Must meet all of the objectives included in the clauses specified in the zone.
Should meet all of the standards included in the clauses specified in the zone.”

The provisions of Clause 56 are addressed below.
Clause 56.01 requires an application to be accompanied by:
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-

A subdivision site and context description.
A design response.

Clause 56.01-1 is addressed in Section 2 of this submission as well as in the Proposed Subdivision Plans
provided in Appendix B.
The table below addresses the relevant requirements of Clause 56.
Clause 56.03- 5
Neighbourhood
Character Objective:
Standard C6

Response:

To design subdivisions that respond to neighbourhood character.
Subdivision should;
- Respect the existing neighbourhood character or achieve a preferred
neighbourhood character consistent with any relevant neighbourhood
character objective, policy or statement set out in this scheme.
- Respond to and integrate with the surrounding urban environment.
- Protect significant vegetation and site feature.
There is no Neighbourhood Character Statement or specific character identified in
this locality. This area is a combination of residential and commercial development
on lots ranging between 971m2 and 3.5 hectares.
The area of the proposed lots ensures adequate provision for the subdivision to
provide for an appropriate level of services and facilities for both of the existing
dwelling and proposed allotment.
Each of the lots will have suitable access from Bumberrah Road and will allow for
integration with the surrounding urban environment.
There is no significant vegetation that requires protection on this site or in the area
surrounding. There are no significant features in the area that would be
detrimentally affected by the proposed subdivision.
The proposal meets the objectives and standards of this clause.

Clause 56.04- 2 Lot area
and building envelopes
objective:

To provide lots with areas and dimensions that enable the appropriate siting and
construction of a dwelling, solar access, private open space, vehicle access and
parking, water management, easements and the retention of significant
vegetation and site features.

Standard C8

An application to subdivide land that create lots of less than 300 square metres
should be accompanied by information that shows:
- That the lots are consistent with or contain a building envelope that is
consistent with development approved under this scheme; or
- That a dwelling may be constructed on each lot in accordance with the
requirements of this scheme.
- Lots of between 300 square metres and 500 square metres should:
- Contain a building envelope that is consistent with a development of the lot
approved under this scheme, contain a building envelope and be able to
contain a rectangle measuring 10 metres by 15 metres, or 9 metres by 15
metres if a boundary wall is nominated as part of the building envelope.
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-

If lots of between 300 square metres and 500 square metres are proposed
to contain dwellings that are built to the boundary, the long axis of the lots
should be within 30 degrees east and 20 degrees west of north unless there
are significant physical constraints that make this difficult to achieve.
- Lots greater than 500 square metres should be able to contain a rectangle
measuring 10 metres by 15 metres, and may contain a building envelope.
- A building envelope may specify or incorporate any relevant siting and
design requirement. Any requirement should meet the relevant standards of
Clause 54, unless;
- The objectives of the relevant standards are met, and
- The building envelope is shown as a restriction on a plan of subdivision
registered under the Subdivision Act 1988, or is specified as a covenant in an
agreement under Section 173 of the Act.
- Where a lot with a building envelope adjoins a lot that is not on the same
plan of subdivision or is not subject to the same agreement relating to the
relevant building envelope:
- The building envelope must meet A10 and A11 of Clause 54 in relation to
the adjoining lot, and:
- The building envelope must not regulate siting matters covered by
Standards A12 to A15 (inclusive) of Clause 54 in relation to the adjoining lot.
This should be specified in the relevant plan of subdivision or agreement.
- Lot dimensions and building envelopes should protect:
- Solar access for future dwellings and support the siting and design of
dwellings that achieve the energy rating requirements of Building
Regulations.
- Existing or proposed easements on lots.
- Significant vegetation and site features.
This application seeks approval for the creation of two allotments each greater than
300m2 in area to accommodate the existing and proposed dwelling.

Response:

The proposed Lot 1 will be 1,754m2 in area and the proposed Lot 2 will be
approximately 922m2 in area. The proposed lots are considered to be of a size
suitable for the future residential development that can adequately accommodate
solar access.
Access to each of the allotments will be via a common property area directly to
Bumberrah Road along the western boundary as identified on the development
plans.
The subject site contains a powerline easement along the western boundary of the
site.
There is no vegetation on the site to be protected and it is noted that the
subdivision will not require the removal of any vegetation.
The size and configuration of the proposed lots are considered more than adequate
to accommodate the existing development on the site and could accommodate the
proposed residential development whilst respecting surrounding land uses and
development surrounding the site.
The proposal meets the objectives and standards of this clause.
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Clause 56.04-5 Common
area objective:

To identify common areas and the purpose for which the area is commonly held.
To ensure the provision of common areas is appropriate and that necessary
management arrangements are in place.
To maintain direct public direct public access throughout the neighbourhood
street network.

Standard C11

An application to subdivide land that creates common land must be accompanied
by a plan and report identifying:
- The common area to be owned by the body corporate, including any streets
and open space.
- The reasons why the area should be commonly held.
- Lots participating in the body corporate.
- The proposed management arrangements including maintenance standards
for streets and open spaces to be commonly held.

Response:

This application for subdivision seeks common property for the proposed allotments
for the access driveway extending from Bumberrah Road as shown on the proposed
plan of subdivision.
The common property will be managed by the owner’s corporation and will provide
for suitable access to each of allotments and maintenance and all other management
requirements will be equally shared by all parties.
The common property area will be constructed of concrete and will be easily
maintained. Appropriate management arrangements will be made in accordance with
the Owners Corporation requirements.
The proposal meets the objectives and standards of this clause.

Clause 56.06-8 Lot access
objective:
Standard C21

To provide for safe vehicles access between roads and lots.
-

Response:

Vehicle access to lots abutting arterial roads should be provided from
service roads, side or rear access lanes, access places or access streets
where appropriate and in accordance with the access management
requirements of the relevant roads authority.
Vehicle access to lots of 300 square metres or less in area and lots with a
frontage of 7.5 metres or less should be provided via rear or side access
lanes, places or streets.
The design and construction of a crossover should meet the requirements of
the relevant authority.

The proposed allotments will have access created via common property extending
from the western boundary from Bumberrah Road.
The existing crossover from Bumberrah Road will be upgraded in accordance with
council requirements. Each of the proposed lots are greater than 300m2.
The proposal meets the objectives and standards of this clause.
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Clause 56.09-1 Shared
trenching objectives:

To maximise the opportunities for shared trenching.
To minimise constraints on landscaping within the street reserves.

Standard C28

Reticulated services for water, gas electricity and telecommunications should be
provided in shared trenching to minimise construction costs and land allocation for
underground services.

Response:

The subject site has existing services connected. The proposed allotment will have
access to all existing facilities to connect to the proposed dwelling.
Each of the relevant service authorities will be contacted prior to certification of the
plan to ensure all service requirements are met.
The provision of services is not expected to impact any landscaping within the street
reserve.
The proposal meets the objectives and standards of this clause.

Clause 56.09-2 Electricity, To provide public utilities to each lot in a timely, efficient and cost effective
telecommunications and manner.
gas objectives:
To reduce greenhouse gas emissions by supporting generation and use of
electricity from renewable sources.
Standard C28

-

-

-

Response:

The electricity supply system must be designed in accordance with the
requirements of the relevant electricity supply agency and be provided to
the boundary of all lots in the subdivision to the satisfaction of the relevant
electricity authority.
Arrangements that support the generation or use or neighbourhood level
are encouraged.
The telecommunication system must be designed in accordance with the
requirements of the relevant telecommunications servicing agency and
should be consistent with any approved strategy, policy or plan for the
provision of advanced telecommunications infrastructure, including fiber
optic technology. The telecommunications system must be provided to the
boundary of all lots in the subdivision to the satisfaction of the relevant
telecommunications servicing authority.
Where available, the reticulated gas supply system must be designed in
accordance with the requirements of the relevant gas supply agency and be
provided to the boundary of all lots in the subdivision to the satisfaction of
the relevant gas supply agency.

All existing services will be provided to the additional allotment to facilitate the
proposed development of a dwelling. It is expected that the proposed subdivision
will not affect the existing service arrangements.
Each of the service providers will be contacted prior to the certification of the plan
of subdivision.
The proposal meets the objectives and standards of this clause
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6.
6.1

PLANNING ASSESSMENT
DECISION GUIDELINES OF THE TOWNSHIP ZONE

Before deciding on an application to use or subdivide land, construct a building or construct or carry out works,
in addition to the decision guidelines of Clause 65, the responsible authority must consider, as appropriate:
General Issues
The Municipal Planning Strategy and the Planning Policy Framework.
The Planning Policy Framework and the Municipal Planning Strategy are addressed throughout this report, in
particular in sections 5.1 and 5.2. The proposal is considered to be consistent with the objectives and strategies
identified within these provisions and in particular provides for an appropriate subdivision which has taken
into consideration the surrounding land uses and development as well as the services and infrastructure
available. The land is zoned Township Zone and is affected by the Vegetation Protection Overlay, Salinity
Management Overlay and the Environmental Significance Overlay. The zone and overlays have been
addressed throughout this submission.
The proposal is consistent with the purpose and objectives outlined for the Township Zone and is considered
to adequately respond to the existing use and development on the land. The proposed subdivision and
development of a dwelling will not affect the existing character of the area.
Each of the proposed allotments can adequately accommodate the existing residential development as well
as the proposed development of a dwelling.
The subject site is appropriately serviced, and no vegetation removal is required to facilitate the proposed
development. The potential hazards identified for the site have adequately been addressed. The subject site
has access to a good quality road network that the proposed allotment will be connected to.
The proposal will not result in any negative offsite impacts or detrimentally affect the amenity of the area.
For the reasons outlined above, the proposal is considered to be consistent with the objectives of the
Municipal Planning Strategy and the Planning Policy Framework.
The objectives set out in a schedule to this zone.
There are no specific objectives outlined in the schedule to the Township Zone in the East Gippsland Planning
Scheme that are relevant to this proposal.
The protection and enhancement of the character of the town and surrounding area including the retention
of vegetation.
The subject site is considered capable of accommodating the proposed two lot subdivision and the
development of an additional dwelling. No vegetation removal is required. The proposed development is not
considered to be out of character for the area and will not be detrimental to the existing character of
Johnsonville.
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The availability and provision of utility services, including sewerage, water, drainage, electricity, gas and
telecommunications.
The subject site has access to a range of services and facilities including water, sewerage, drainage, electricity
and telecommunications.
In the absence of reticulated sewerage, the capability of the lot to treat and retain all wastewater in
accordance with the State Environment Protection Policy (Waters of Victoria) under the Environment
Protection Act 1970.
The subject site has access to reticulated sewerage, and as such this is not considered relevant to this
application.
The design, height, setback and appearance of the proposed buildings and works including provision for
solar access.
The location of the proposed dwelling is to be behind the existing dwelling in the eastern portion of the site,
centrally on the proposed lot 2. The design and height of the dwelling will not be visually obtrusive and will be
setback to include provision for solar access.
The need for a verandah along the front or side of commercial buildings to provide shelter for pedestrians.
The proposed development is for a 2 lot subdivision and the development of a residential dwelling. The need
for a verandah to provide shelter for pedestrians is not considered relevant to this proposal.
Provision of car and bicycle parking and loading bay facilities and landscaping.
This application is seeking a two lot subdivision and development of a dwelling, of which each of the proposed
lots will have adequate area for the provision of both car and bicycle parking.
Loading bay facilities are not considered necessary and landscaping will be undertaken upon completion of
the dwellings. It is expected that the landscaping will be standard residential style gardens to respond to each
individual dwelling and the desires of the landowners.
The effect that existing uses on adjoining or nearby land may have on the proposed use.
The surrounding land uses comprise standard residential development and also some commercial uses. The
proposed two lot subdivision and the development of an additional dwelling will not have a detrimental impact
on the surrounding uses. The site immediately adjoining the southern boundary is a commercial development
being the general store. There are currently no emissions from the general store that are likely to impact either
the existing or proposed dwelling.
The scale and intensity of the use and development.
The proposal seeks approval for a two lot subdivision and the development of an additional dwelling. The
proposed development is not out of character for the area and is not considered unreasonable in context to
the residential uses surrounding the subject site. Johnsonville contains various densities of residential
development and this is considered appropriate in this location.
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The safety, efficiency and amenity effects of traffic to be generated by the proposal.
The proposed 2 lot subdivision and the development of an additional dwelling is not expected to have a
detrimental impact on the safety and efficiency of the existing road network. The standard of the road network
is considered to be appropriate to accommodation any additional traffic generated by the proposal.
The impact of overshadowing on existing rooftop solar energy facilities on dwellings adjoining lots in a
General Residential Zone, Mixed Use Zone, Neighbourhood Residential Zone, Residential Growth Zone or
Township Zone.
The proposed development is unlikely to cause any overshadowing on the adjoining residential allotments.
Any other decision guidelines specified in a schedule to this zone.
There are no other decision guidelines specified in a schedule to the zone that require consideration as part
of this application.
Subdivision
The Municipal Planning Strategy and the Planning Policy Framework.
The Planning Policy Framework and the Municipal Planning Strategy are addressed throughout this report,
particularly in Sections 5.1 and 5.2. The proposal is consistent with the objectives and strategies identified
within Municipal Planning Strategy and the Planning Policy Framework and provides for an appropriate two
lot subdivision and the development of an additional dwelling which has taken into consideration the existing
uses and development both on the land and surrounding. The proposal will not result in any negative offsite
impacts.
The pattern of subdivision and its effect on the spacing of buildings.
The proposed pattern of subdivision has been designed to respond to the current site conditions and to ensure
the existing use will not be affected.
The pattern of subdivision creates a practical and orderly lot layout that is site responsive ensuring each lot
has suitable area and associated services and facilities are accommodated.
For subdivision of land for residential development, the objectives and standards of Clause 56.
The relevant provisions of Clause 56, as identified as applicable under the Township Zone for a two lot
subdivision are addressed in Section 5.5 of this submission.
It is concluded that the proposed subdivision meets the relevant standards and objectives of Clause 56.
Any other decision guidelines specified in a schedule to this zone.
There are no additional decision guidelines specified in the schedule to this zone.
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6.2

DECISION GUIDELINES OF THE ENVIRONMENTAL SIGNIFICANCE OVERLAY

Clause 42.01-5 of the East Gippsland Planning Scheme provides, before deciding on an application, in addition
to the decision guidelines in Clause 65, the responsible authority must consider:
The Municipal Planning Strategy and the Planning Policy Framework.
The Municipal Planning Strategy and the Planning Policy Framework are addressed throughout this report, in
particular in Sections 5.1, 5.2 and 6.1. The proposal is considered to be consistent with the objectives and
strategies identified within the East Gippsland Planning Scheme and provides for an appropriate subdivision
and residential development which has taken into consideration the existing and surrounding land uses and
development. There are no environmental risks or hazards that make the site unsuitable for the proposed
subdivision and the development of an additional dwelling. The land is not liable to flooding, bushfire or
erosion hazards. The site is identified as being susceptible to salinity. There is no evidence of salinity issues
either on the site or in the immediate area surrounding. There are no environmentally significant elements
evident on the subject site that will be detrimentally affected by the proposed subdivision.
The proposal does not require the removal of any vegetation.
The statement of environmental significance and the environmental objective contained in a schedule to
this overlay.
The overlay comprises Sites of Biological Significance containing specific values as listed in the Table 1 and
representing either: rare or threatened species; restricted, rare or threatened vegetation communities;
vegetation which is important as a corridor; high species richness; or other unusual biological features.
The sites include suitable habitat for either the local population or the local occurrence of a species or
community.
The Environmental objective to be achieved is:
“To ensure that development occurs so as not to adversely impact upon the environmental values of
the site or any other value that may be identified within the overlay area.
To conserve and enhance the environmental sustainability and ecological integrity of these values.”
Schedule 44 seeks to protect the Tambo Upper Corridor being the Gippsland Plains Grassland, Gippsland Plains
Grassy Woodland and the Wildlife Corridor.
The subject site is clear of any vegetation. The proposal does not require the removal of any vegetation either
on the site or within the adjoining road reserve. There is no evidence of the protected species in proximity to
the subject site that are likely to be affected by the proposal.
The need to remove, destroy or lop vegetation to create defendable space to reduce the risk of bushfire to
life and property.
The proposed subdivision and development does not require the removal of vegetation to create defendable
space.
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Any other matters specified in a schedule to this overlay.
The Schedule 1 to the Environmental Significance Overlay provides, in addition to the decision guidelines in
Clause 42.01-4, the responsible authority should consider whether works and development pose a threat to
ecological sustainability of values listed for that area and whether such threats can be adequately managed
through adoption of any relevant management practices listed below:
-

Encourage landholders to fence vegetation remnants.
Develop and encourage application of an appropriate weed control program.
Encourage cooperative fox control programs which minimise risk to non-target species.
Encourage application of appropriate fire regime.
Design a road maintenance strategy which avoids damage to roadside vegetation.
Encourage parallel plantings on freehold land to widen vegetation corridor.
Encourage revegetation of any vegetation gaps along the corridor.
Encourage replanting to complete vegetation link to State forest in the north and coastal vegetation
south of the Princes Highway.

The proposed subdivision and development of a dwelling in this location will not detrimentally affect the
environmental qualities of the surrounding area. The management practices as outlined above are not
practical for this site or not relevant to this proposal.
No vegetation removal is required for the proposed development.

6.3

DECISION GUIDELINES OF THE SALINITY MANAGEMENT OVERLAY

Before deciding on an application to use or subdivide land, construct a building or construct or carry out works,
in addition to the decision guidelines of Clause 65, the responsible authority must consider, as appropriate:
The Municipal Planning Strategy and the Planning Policy Framework.
The Municipal Planning Strategy and the Planning Policy Framework are addressed throughout this report, in
particular in Sections 5.1, 5.2, 6.1 and 6.2. The proposal is considered to be consistent with the objectives and
strategies identified within the East Gippsland Planning Scheme and provides for an appropriate subdivision
and residential development which has taken into consideration the existing land uses and development as
well as the surrounding land uses and development. There are no environmental risks or hazards that make
the site unsuitable for the proposed subdivision and development of an additional dwelling.
The potential risks and impacts of saline discharges to the environmental quality of water and groundwater.
The potential risks and impacts of saline discharge will be monitored to ensure there is no long term
detrimental impacts. Suitable planting and irrigation systems will be installed in garden areas to ensure
management of the area does not generate any issues. Continual monitoring of soil will be undertaken.
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The Regional Landcare Plan applicable to the catchment. The Catchment Salinity Management Plan to the
particular catchment.
Salinity Management in the East Gippsland Catchment Management area is not considered to be of
significance concern, however should be monitored and managed appropriately.
There is no Regional Landcare Plan specifically relevant to this locality that requires consideration in this
instance. Given the residential nature of the proposal and minimal disturbance to the soil, salinity is not
considered likely to be an issue in this instance.
A Local Government Planning Guide for Dry Land Salinity - Department Conservation and Natural Resources,
1995.
This document provides a process for preparing planning scheme controls, considering applications for the
use and development of land in discharge and high recharge areas and provides guidelines and conditions for
permits.
The document was specifically prepared for Loddon and Campaspe Dryland Catchments however have scope
for wider application.
The East Gippsland area is identified as having some isolated dryland salinity occurrences.
The need to remove, destroy or lop vegetation to a create defendable space to reduce the risk of bushfire
to life and property.
The proposal 2 lot subdivision and the development of a dwelling does not require the need to remove
vegetation to create defendable space. The subject site is clear of vegetation.
The need to augment tree planting and the establishment of deep-rooted, high water-use pasture species
to reduce rainfall accessions to the watertable in high recharge areas.
Given the residential nature of the site and the surrounding land uses and development, the ability to augment
tree planting and the establishment of deep-rooted, high water-use pasture species is limited and would not
be deemed an appropriate response to the proposed development. Furthermore, this area is not considered
to be a high recharge area.
The need for planting of salt-tolerant species to stabilise and lower ground water levels in discharge areas.
Prior to undertaking any residential landscaping associated with the proposed dwellings, soil testing and
investigation into appropriate plants will be undertaken. Assistance from a qualified landscape gardener will
be sought.
The need for stock-proof fencing of discharge and high discharge areas to enable effective stock
management for site stabilisation.
Given the residential nature of the existing and proposed development, there is no need for stock-proof
fencing.
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Any proposed landscaping and the need to preserve existing vegetation, particularly in high recharge and
high discharge areas.
The proposal does not include the provision for landscaping at this time. Any future landscaping will seek
assistance from a suitably qualified landscape gardener to ensure appropriate planting is undertaken. There
is no existing vegetation on the subject site that will require removal.
Any land management plan, works program, or farm plan applicable to the land.
There is no management plan, works program or farm plan applicable to the land.
The design, siting and servicing of the development and the extent of earthworks.
The proposed 2 lot subdivision and the development of an additional dwelling has been sited and designed to
ensure the extent of earthworks are to be kept to a minimum. The subject site has existing services and
facilities including water, sewerage, drainage, electricity and telecommunications that the proposed
development will be connected to.
The appropriateness of the proposed use or development having regard to the sensitivity and constraints
of the land and the capability of the land to accommodate the use or development.
The subject site is capable and is considered appropriate of accommodating the proposed 2 lot subdivision
and the development of an additional dwelling.
Any other matters specified in a schedule to this overlay.
There are no other matters specified in the schedule to the overlay.

6.4

DECISION GUIDELINES OF CLAUSE 65.01:

Before deciding on an application or approval of a plan, the responsible authority must consider, as
appropriate:
The matters set out in Section 60 of the Act.
These are the matters which must be considered by the responsible authority.
The Municipal Planning Strategy and the Planning Policy Framework.
The Municipal Planning Strategy and the Planning Policy Framework have been addressed throughout this
submission. The proposed development has been designed to adequately respond to the natural landscape
qualities of the area, address any potential environmental risks and create an additional attractive and
comfortable residential development within an existing residential area.
The proposal is consistent with the overall objectives of the Municipal Planning Strategy and the Planning
Policy Framework.
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The purpose of the zone, overlay or other provision.
The land is zoned Township Zone which seeks to provide for residential development and a range of
commercial, industrial and other uses in small towns that respects the neighbourhood character of the area.
This application has adequately addressed and responded to the existing residential development on the site.
The subject site has access to a suitable level of services and infrastructure of which the proposed dwelling
will be connected. The site is within a Township zoned area and is affected by the Vegetation Protection
Overlay, Salinity Management Overlay and the Environmental Significance Overlay under the provisions of the
East Gippsland Planning Scheme. The requirements of the zone and overlays have been addressed throughout
this submission and it is concluded that the proposed subdivision and development of an additional dwelling
is appropriate in this location and is consistent with the objectives of the zone and overlays.
Any matter required to be considered in the zone, overlay or other provision.
This submission addresses all elements relevant to the proposal as identified in the East Gippsland Planning
Scheme including the zone, overlays, particular provisions and Aboriginal Cultural Heritage provisions. These
provisions are all addressed above, and the proposed subdivision is considered to adequately respond and
address the requirements as relevant.
The orderly planning of the area.
This application seeks approval for a two lot subdivision and the development of a dwelling within the
township of Johnsonville. The proposed subdivision and the development of an additional dwelling will not be
out of character for the area and is not expected to detrimentally affect the amenity of the area. This
development is consistent with other similar style subdivisions throughout the East Gippsland Shire. Granting
approval of this application will support consistent and orderly planning of the area.
The effect on the amenity of the area.
The proposal will not result in a detrimental effect to the amenity of the area. The proposed dwelling is not
expected to be visually obtrusive, and the existing streetscape will not be detrimentally affected. The proposed
subdivision and additional residential development is not expected to generate any negative impact on the
existing uses and development surrounding the site.
The proximity of the land to any public land.
The subject site is adjoined by a road reserve along the western boundary. Access to the allotments will be via
the common property directly from Bumberrah Road along the western boundary.
The proposed subdivision and development of a dwelling will not detrimentally affect any of the surrounding
or nearby public land.
Factors likely to cause or contribute to land degradation, salinity or reduce water quality.
The subject site is relatively flat in nature. The proposed development does not require removal of any
vegetation and will not result in any land degradation, salinity or reduction in water quality.
Stormwater runoff from the existing buildings is directed to the legal point of discharge to the satisfaction of
the responsible authority and will not be altered as a result of the proposed subdivision. All future

Ref: 22014

44

development will also direct all stormwater runoff to the legal point of discharge to the satisfaction of the
responsible authority.
Whether the proposed development is designed to maintain or improve the quality of stormwater within
and exiting the site.
All stormwater runoff from the site is directed to the legal point of discharge to the satisfaction of the
responsible authority. The proposed subdivision and development of a dwelling will not alter the existing
stormwater management on the site. Water sensitive urban design principles will be adopted as much as
practicable.
The extent and character of native vegetation and the likelihood of its destruction.
No vegetation removal is required, and the proposed subdivision and development of a dwelling will not
detrimentally impact any vegetation either on the subject site or surrounding land.
Whether native vegetation is to be or can be protected, planted or allowed to regenerate.
Additional planting and regeneration is not considered appropriate in this location given the size and location
of the site.
The degree of flood, erosion or fire hazard associated with the location of the land and the use, development
or management of the land so as to minimise any such hazard.
The site is not within an area affected by potential flood, erosion or fire hazard. These risks have been
addressed within this submission and in supporting documentation provided.
All preventative measures will be implemented and all works will be undertaken in accordance with standard
engineering practices to the satisfaction of the responsible authority.

6.5

DECISION GUIDELINES OF CLAUSE 65.02:

Before deciding on an application to subdivide land, the responsible authority must also consider, as
appropriate:
The suitability of the land for subdivision.
The subject site is located within the centre of Johnsonville which comprises both residential and commercial
development. The proposed subdivision adequately supports the existing development on the site and will
allow for the proposed development of an additional dwelling at a density that is suitable for the locality and
not out of character for the area. There are no environmental or physical constraints that make the site
unsuitable for the proposal.
The existing use and possible future development of the land and nearby land.
The proposed subdivision creates two suitable allotments to support the existing residential use currently
undertaken on the site and for the proposed development of on additional dwelling. It is unlikely that that
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land is likely to be further subdivided. There is no evidence of any future development on any of the
surrounding allotments at this time.
The availability of subdivided land in the locality, and the need for the creation of further lots.
The proposed subdivision seeks to create two allotments to support the existing dwelling and for the future
residential dwelling on the proposed vacant allotment. The proposed subdivision is unlikely to have any
detrimental impact on the surrounding land uses.
The effect of development on the use or development of other land which has a common means of drainage.
There is existing drainage infrastructure within the road reserve adjoining the western boundary of the subject
site. All buildings will have individual drainage to the existing drainage infrastructure within the street network.
The subdivision pattern having regard to the physical characteristics of the land including existing
vegetation.
The proposed subdivision has been designed to respond to the existing use of the land for a dwelling and to
provide an additional allotment for the proposed development of a dwelling. No vegetation removal is
required to facilitate the proposed subdivision and proposed development of a dwelling.
The density of the proposed development.
The proposed subdivision creates an additional allotment for a single dwelling. The density of the proposed
development is considered appropriate for the location particularly given the level of services available.
The area and dimensions of each lot in the subdivision.
The area and dimensions of each lot is provided in the proposed plan of subdivision and in the description in
Section 3 of this submission. The area and dimensions are appropriate for this location and will support both
the existing development and the future dwelling. The area of each of the proposed lots is considered suitable
to provide a high level of privacy and secluded space for each of the dwellings.
The layout of roads having regard to their function and relationship to existing roads.
The subject site adjoins the Bumberrah Road along the western boundary for a total distance of 29.71 metres.
Both allotments will have suitable access directly from Bumberrah Road via the proposed common property.
The existing road reserve is unlikely to detrimentally impacted by any potential traffic generated by the
proposed development. The proposal does not require any new roads.
The movement of pedestrians and vehicles throughout the subdivision and the ease of access to all lots.
The proposed allotments will have access to Bumberrah Road along the western boundary via common
property. The proposed common property area will provide safe access for both pedestrians and vehicles.
The provision and location of reserves for public open space and other community facilities.
This subdivision is for two lots and the development of a dwelling only and therefore there are no new public
reserves, open spaces or community facilities are proposed. Johnsonville and further to Bairnsdale or Lakes

Ref: 22014

46

Entrance offers a range of reserves, public open space and community facilities only a short distance from the
subject site.
The staging of the subdivision.
This application is for a two lot subdivision only and therefore there will be no staging.
The design and siting of buildings having regard to the safety and the risk of spread of fire.
The proposed dwelling will have suitable setbacks from the surrounding dwellings and the risk of spread of
fire considered to be reduced to an acceptable level.
The provision of off-street parking.
The proposed allotments are each large enough to allow for parking on the site. No additional provision for
off-street parking is considered necessary in response to the proposed subdivision.
The provision and location of common property.
The proposed subdivision includes provision of common property extending from the western boundary to
enable access to the proposed additional allotment as identified on the proposed subdivision plans.
The functions of any body corporate.
Both owners of the allotments will form the owners corporation that will maintain and manage the common
property as proposed on the plan of subdivision contained in the development plans. The management of the
owners corporation will be undertaken in accordance with the requirements of the Subdivision Act.
The availability and provision of utility services, including water, sewerage, drainage, electricity and gas.
The proposed subdivision and the proposed dwelling will be connected to all available services including
reticulated electricity, water, telecommunications, gas, sewerage and drainage.
If the land is not sewered and no provision has been made for the land to be sewered, the capacity of the
land to treat and retain all sewage and sullage within the boundaries of each lot.
The subject site is currently connected to reticulated sewerage and provision will be made for the additional
lot and the new dwelling to also be connected. This is not considered relevant to this proposal.
Whether, in relation to subdivision plans, native vegetation can be protected through subdivision and siting
of open space areas.
There is no existing vegetation on the site that can be protected by way of open space areas. This is not
considered relevant to this application.
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7.

CONCLUSION

This submission is in support of a planning permit application for the proposed 2 lot subdivision and
development of a dwelling at 6 Bumberrah Road, Johnsonville.
The relevant provisions of the East Gippsland Planning Scheme have been addressed within this submission.
The proposed subdivision is appropriate in this location and will appropriately accommodate the existing uses
and future development on the land.
It is requested that a planning permit be granted for this development.

Development Solutions Victoria
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BOUNDARY FENCE(S) REQUIRED
OWNER TO PROVIDE PERIMETER FENCING TO A MINIMUM
HEIGHT OF 1800mm TO SIDES AND REAR BOUNDARIES
PRIOR TO OBTAINING A CERTIFICATE OF OCCUPANCY
PERMIT. REFER TO MCP AND CONVENT FOR FENCING
REQUIREMENT THAT WILL OVERRIDE BUILDING REGULATION
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