
 
Form 2 

NOTICE OF AN APPLICATION FOR PLANNING PERMIT 
 

The land affected by the 
application is located at: 

543 Bullumwaal Road MOUNT TAYLOR  VIC  3875  
Lot: A PS: 835792 

The application is for a 
permit to: 

Multi Lot Subdivision, Removal of Vegetation, Alteration of 
Access and Subdivision Adjacent to Transport Zone 2 and 
Creation of Carriageway Easement 

A permit is required under the following clauses of the planning scheme:  

Planning Scheme Clause Matter for which a permit is required 

32.03-3 (LDRZ) Subdivide land. 

42.02-2 (VPO) Remove, destroy or lop vegetation. 

52.02 Proceeding under Section 23 of the Subdivision Act 1988 to 
create an easement. 

52.17-1 Remove, destroy or lop native vegetation, including dead 
native vegetation. 

52.29-2 Create or alter access to a road in a Transport Zone 2. 

The applicant for the 
permit is: 

Crowther & Sadler Pty Ltd 

The application reference 
number is: 

5.2025.233.1 

 
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 the 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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Estimated cost of development: 0 

Has there been a pre-application meeting: No 

Your reference number: 20791 

Full copy of Title: COT Vol12589 Fol794 and Vol12589 Fol795.pdf 

Plans: 2. 20791 Proposed Subdivision Plan V1.pdf 

Planning report: 1. 20791 Planning Report.pdf 

ExtraFile: 7 

1. Supporting information/reports: 3. 20791 Design Response Plan V1.pdf 

2. Supporting information/reports: 4. 20791 Vegetation Design Response Plan V1.pdf 

4. Supporting information/reports: 5. 20791 Plan of Vegetation Removal V1.pdf 

3. Supporting information/reports: 6. Native Vegetation Removal Report ID 319_20250630_GE2.pdf 

5. Supporting information/reports: 7. Report of available NV Credits ID 30487.pdf 

6. Supporting information /reports: 10. Planning Permit 211-2020-P issued 15 Sept 2021.pdf 

7. Supporting information/reports: 11. 20791 Land Manager Consent dated 8-07-2025.pdf 

Invoice Payer: Crowther & Sadler Pty Ltd 

Address for Invoice: PO Box 722, Bairnsdale Vic 3875 

Invoice Email: contact@crowthersadler.com.au 

Primary Phone Invoice: 0351525011 

Declaration: Yes 

Authority Check: Yes 

Notice Contact Check: Yes 

Notice check 2: Yes 

Privacy Statement Acknowledge: Yes 





Imaged Document Cover Sheet

The document following this cover sheet is an imaged document supplied by LANDATA®, 
Secure Electronic Registries Victoria.

Document Type

Document Identification

Number of Pages

(excluding this cover sheet)

Document Assembled

Copyright and disclaimer notice:
© State of Victoria. This publication is copyright. No part may be reproduced by any process except 
in accordance with the provisions of the Copyright Act 1968 (Cth) and for the purposes of Section 32 
of the Sale of Land Act 1962 or pursuant to a written agreement. The information is only valid at the 
time and in the form obtained from the LANDATA® System. None of the State of Victoria, 
LANDATA®, Secure Electronic Registries Victoria Pty Ltd (ABN 86 627 986 396) as trustee for the 
Secure Electronic Registries Victoria Trust (ABN 83 206 746 897) accept responsibility for any 
subsequent release, publication or reproduction of the information.
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IMPORTANT INFORMATION ABOUT THIS NOTICE 
 

WHAT HAS BEEN DECIDED? 
 

The Responsible Authority has issued a permit. 
 

WHEN DOES A PERMIT BEGIN? 
 

A permit operates: 
 

From the date specified in the permit, or 
 

If no date is specified, from: 

• The date of the decision of the Tribunal, If the permit was issued at the direction of the Tribunal, or 

• The day on which it is issued, in any other case. 
 

WHEN DOES A PERMIT EXPIRE? 
 

A permit for the development of land expires if: 
• The development or any stage of it does not start within the time specified in the permit, or  

• the development requires the certification of a plan of subdivision or consolidation under the Subdivision 
Act 1988 and the plan is not certified within two years of the issue of the permit, unless the permit contains 
a different provision, or 

• the development or any stage is not completed within the time specified in the permit, or, if no time is 
specified, within two years after the issue of the permit or in the case of a subdivision or consolidation 
within 5 years of the certification of the plan of subdivision or consolidation under the Subdivision Act 1988. 

 

A permit for the use of land expires if: 

• The use does not start within the time specified in the permit, or, if no time is specified, within two years 
after the issue of the permit, or 

• The use is discontinued for a period of two years. 
 

A permit for the development and use of the land expires if: 

• The development or any stage of it does not start within the time specified in the permit, or 

• The development or any stage of it is not completed within the time specified in the permit, or, if no time is 
specified, within two years after the issue of the permit; or 

• The use does not start within the time specified in the permit, or, if no time is specified, within two years 
after the completion of the development; or 

• The use is discontinued for a period of two years. 
 

If a permit for the use of land or the development and use of land or relating to any of the circumstances mentioned 
in Section 6A(2), of the Planning and Environment Act 1987, or to any combination of use, development or any of 
those circumstances requires the certification of a plan under the Subdivision Act 1988, unless the permit contains, 
a different provision: 

• The use or development of any stage is to be taken to have started when the plan is certified; and  

• The permit expires if the plan is not certified within two years of the issue of the permit. 
 

The expiry of a permit does not affect the validity of anything done under that permit before the expiry. 
 

WHAT ABOUT APPEALS? 
 

• The person who applied for the permit may appeal against any condition in the permit unless it was granted at 
the direction of the Victorian Civil and Administrative Tribunal where, in such case, no right of appeal exists. 

 

• An appeal must be lodged within 60 days after the permit was issued, unless a Notice of Decision to Grant a 
permit has been issued previously, in which case the appeal must be lodged within 60 days after the giving of 
that notice. 

 

• An appeal is lodged with the Victorian Civil and Administrative Tribunal. 
 

• An appeal must be made on a Notice of Appeal form and lodged with the Victorian Civil and Administrative 
Tribunal, and be accompanied by the prescribed fee.  An appeal must state the grounds on which it is based. 

 

• An appeal must also be served on the responsible authority. 
 

Details about appeals, notice of appeal forms and the fees payable can be obtained from the Planning & 
Environment List at the Victorian Civil and Administrative Tribunal. 
 







A report to support an application to remove, destroy or lop native vegetation in the 
Basic Assessment Pathway using the modelled condition score

This report provides information to support an application to remove native vegetation in accordance with 
the Guidelines for the removal, destruction or lopping of native vegetation. The report is not an assessment 
by DELWP or local council of the proposed native vegetation removal. Biodiversity information and offset 
requirements have been calculated using modelled condition scores contained in the Native vegetation 
condition map.

Date and time: 03 March 2021 11:13 AM

Lat./Long.: -37.7780390212557,147.597755649344 Native vegetation report ID:

Address: 515 BULLUMWAAL ROAD MOUNT 
TAYLOR 3875

319-20210303-010

Assessment pathway

The assessment pathway and reason for the assessment pathway

Assessment pathway Basic Assessment Pathway

Extent of past plus 
proposed native 
vegetation removal

0.004 hectares

No. large trees 0 large tree(s)

Location category Location 1

The native vegetation is not in an area mapped as an endangered Ecological Vegetation Class, 
sensitive wetland or coastal area. Removal of less than 0.5 hectares will not have a significant 
impact on any habitat for a rare or threatened species.

Offset type General offset

Offset amount 0.002 general habitat units

Offset attributes

Vicinity East Gippsland Catchment Management Authority (CMA) or East Gippsland Shire 
Council

Minimum strategic biodiversity
value score

0.360

Large trees 0 large tree(s)

The offset requirement that will apply if the native vegetation is approved to be removed

Offset requirement

Native vegetation removal report – report ID 319-20210303-010

Native vegetation removal report



Biodiversity information about the native vegetation

Description of any past native vegetation removal
Any native vegetation that was approved to be removed, or was removed without the required approvals, on the same property or 
on contiguous land in the same ownership, in the five year period before the application to remove native vegetation is lodged is 
detailed below.

Description of the native vegetation proposed to be removed

Extent of all mapped native vegetation 0.004 hectares

Condition score of all mapped native vegetation 0.350

Strategic biodiversity value score of all mapped native vegetation 0.450

Extent of patches native vegetation 0.004 hectares

1 0.004 hectares

Extent of scattered trees 0 hectares

No. large trees within patches 0 large tree(s)

No. large scattered trees 0 large tree(s)

No. small scattered trees 0 small tree(s)

Permit/PIN number Extent of native vegetation (hectares)

None entered 0 hectares

Additional information about trees to be removed, shown in Figure 1

Tree ID Tree circumference (cm) Benchmark 
circumference (cm)

Scattered / Patch Tree size

N/A

Native vegetation removal report – report ID 319-20210303-010

Native vegetation removal report



Applications to remove, destroy or lop native vegetation must include all the below information. If an 
appropriate response has not been provided the application is not complete.

Other information

Photographs of the native vegetation to be removed 
Recent, dated photographs of the native vegetation to be removed must be provided with the application. All photographs must 
be clear, show whether the vegetation is a patch of native vegetation or scattered trees, and identify any large trees. If the area 
of native vegetation to be removed is large, provide photos that are indicative of the native vegetation.

Ensure photographs are attached to the application. If appropriate photographs have not been provided the application is not 
complete.

Topographical and land information

Description of the topographic and land information relating to the native vegetation to be removed, including any ridges, crests 
and hilltops, wetlands and waterways, slopes of more than 20 percent, drainage lines, low lying areas, saline discharge areas, 
and areas of existing erosion, as appropriate. This may be represented in a map or plan. This is an application requirement 
and your application will be incomplete without it.

Avoid and minimise statement

This statement describes what has been done to avoid the removal of, and minimise impacts on the biodiversity and other values 
of native vegetation. This is an application requirement and your application will be incomplete without it.

Defendable space statement

Where the removal of native vegetation is to create defendable space, a written statement explaining why the removal of native 
vegetation is necessary. This statement must have regard to other available bushfire risk mitigation measures. This statement is 
not required if your application also includes an application under the Bushfire Management Overlay.

Offset statement

An offset statement that demonstrates that an offset is available and describes how the required offset will be secured. This is an 
application requirement and your application will be incomplete without it.

Native vegetation removal report – report ID 319-20210303-010

Native vegetation removal report



© The State of Victoria Department of Environment, Land, Water and Planning 
Melbourne 2021.

This work is licensed under a Creative Commons Attribution 4.0 International licence. 
You are free to re-use the work under that licence, on the condition that you credit the 
State of Victoria as author. The licence does not apply to any images, photographs or 
branding, including the Victorian Coat of Arms, the Victorian Government logo and 
the Department of Environment, Land, Water and Planning logo. To view a copy of 
this licence, visit http://creativecommons.org/licenses/by/3.0/au/deed.en 

Authorised by the Victorian Government, 8 Nicholson Street, East Melbourne.

For more information contact the DELWP Customer Service Centre 136 186

www.delwp.vic.gov.au

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

Obtaining this publication does not guarantee that an application will meet 
the requirements of Clauses 52.16 or 52.17 of planning schemes in 
Victoria or that a permit to remove native vegetation will be granted. 

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

Next steps

Property Vegetation Plan

Landowners can manage native vegetation on their property in the longer term by developing a Property Vegetation 
Plan (PVP) and entering in to an agreement with DELWP. 

If an approved PVP applies to the land, ensure the PVP is attached to the application.

Applications under Clause 52.16

An application to remove, destroy or lop native vegetation is under Clause 52.16 if a Native Vegetation Precinct Plan 
(NVPP) applies to the land, and the proposed native vegetation removal is not in accordance with the relevant 
NVPP. If this is the case, a statement that explains how the proposal responds to the NVPP considerations must be 
provided.

If the application is under Clause 52.16, ensure a statement that explains how the proposal responds to the NVPP 
considerations is attached to the application.

Applications to remove, destroy or lop native vegetation must address all the application requirements 
specified in Guidelines for the removal, destruction or lopping of native vegetation.If you wish to remove 
the mapped native vegetation you are required to apply for a permit from your local council. This Native 
vegetation removal reportmust be submitted with your application and meets most of the application 
requirements. The following needs to be added as applicable.

Native vegetation removal report – report ID 319-20210303-010

Native vegetation removal report
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Figure 1 – Map of native vegetation to be removed, destroyed or lopped
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Figure 2 – Map of property in context
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Figure 3 – Biodiversity information maps
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Appendix 1 - Details of offset requirements

* Offset requirements for partial removal: If your proposal is to remove parts of the native vegetation in a patch (for example only understorey plants) the condition 
score must be adjusted. This will require manual editing of the condition score and an update to the calculations that the native vegetation removal tool has provided: 
habitat hectares, general habitat score and offset amount.

Native vegetation to be removed

Extent of all 
mapped native 
vegetation (for 
calculating habitat 
hectares)

0.004 The area of land covered by a patch of native vegetation and/or a scattered tree, measured in hectares. 
Where the mapped native vegetation includes scattered trees, each tree is assigned a standard extent and 
converted to hectares. A small scattered tree is assigned a standard extent defined by a circle with a 10 
metre radius and a large scattered tree a circle with a 15 metre radius.

The extent of all mapped native vegetation is an input to calculating the habitat hectares.

Condition score* 0.350 The condition score of native vegetation is a site-based measure that describes how close native vegetation 
is to its mature natural state. The condition score is the weighted average condition score of the mapped 
native vegetation calculated using the Native vegetation condition map.

Habitat hectares 0.001 Habitat hectares is a site-based measure that combines extent and condition of native vegetation. It is 
calculated by multiplying the extent of native vegetation by the condition score:

Habitat hectares = extent x condition score

Strategic 
biodiversity value 
score

0.450 The strategic biodiversity value score represents the complementary contribution to Victoria’s biodiversity of a 
location, relative to other locations across the state. This score is the weighted average strategic biodiversity 
value score of the mapped native vegetation calculated using the Strategic biodiversity value map.

General landscape 
factor

0.725 The general landscape factor is an adjusted strategic biodiversity value score. It has been adjusted to reduce 
the influence of landscape scale information on the general habitat score.

General habitat 
score

0.001 The general habitat score combines site-based and landscape scale information to obtain an overall 
measure of the biodiversity value of the native vegetation. The general habitat score is calculated as follows:

General habitat score = habitat hectares x general landscape factor

Offset requirements

Offset type General 
offset

A general offset is required when the removal of native vegetation does not have a significant impact on 
any habitat for rare or threatened species. All proposals in the Basic and Intermediate assessment 
pathways will only require a general offset.

Offset multiplier 1.5 This multiplier is used to address the risk that the predicted outcomes for gain will not be achieved, and 
therefore will not adequately compensate the biodiversity loss from the removal of native vegetation.

Offset amount 
(general habitat 
units)

0.002 The general habitat units are the amount of offset that must be secured if the application is approved. This 
offset requirement will be a condition to any permit or approval for the removal of native vegetation.

General habitat units required = general habitat score x 1.5

Minimum strategic 
biodiversity value 
score

0.360 The offset site must have a strategic biodiversity value score of at least 80 per cent of the strategic 
biodiversity value score of the native vegetation to be removed. This is to ensure offsets are located in 
areas with a strategic biodiversity value that is comparable to the native vegetation to be removed.

Vicinity East 
Gippsland 
CMA or East 
Gippsland 
Shire 
Council

The offset site must be located within the same Catchment Management Authority boundary or municipal 
district as the native vegetation to be removed.

Large trees 0 large tree
(s)

The offset site must protect at least one large tree for every large tree removed. A large tree is a native 
canopy tree with a Diameter at Breast Height greater than or equal to the large tree benchmark for the local 
Ecological Vegetation Class. A large tree can be either a large scattered tree or a large patch tree.

Native vegetation removal report – report ID 319-20210303-010
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View towards vegetation earmarked for removal along the boundary fence  

(date of photography 22/10/2020)  

 

 Application Requirement  Response/Comment 

1. Information about the 

vegetation to be removed  

The accompanying Native Vegetation Removal Report 

includes adequate information to address this Application 

Requirement.  

2. Topographic and land 

information 

The subject land and surrounding area which comprises 

the roadside vegetation is sloping in nature however is 

not consdiered to be steep.  

The vegetation earmarked for removal is also well 

setback from existing watercourses and significant 

drainage lines.   

3. Recent dated photographs 

of the native vegetation to 

be removed.  

See photographs on previous page and above as recently 

taken.  

4. Details of other native 

vegetation approved to be 

removed, or that was 

removed without the 

required approvals on the 

property within the past 5 

years.  

There has been no past vegetation removal on the 

subject land or within the adjoining road reserve which 

would otherwise influence the assessment at hand.  

 

 

 

5. Avoid and minimise 

statement  

The proposed subdivision has been designed to ensure 
that the impacts on native vegetation are avoided or 
otherwise minimised. This has been achieved by 
nominating proposed boundaries having regard for the 
location of existing access.   

The subdivision has been designed to provide access to 
Lot B via an existing vehicle crossing. Whilst there is an 
existing gateway servicing proposed Lot A, a new access 
point is being established to ensure safe vehicle 
movements are achieved whilst limiting vegetation losses.  
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The adjoining road reserve is well vegetated with native 
vegetation. Careful consideration has therefore been 
given to nominating an access point which does not 
adversely impact on the larger established trees or 
associated Tree Protection Zones.  

The vegetation within proximity to the proposed access 
point is sparser in nature than the remainder of the Road 
Reserve and consists a mixture of small dead trees and 
minimal understorey species.  

The area of proposed vegetation removal is also covered 
in exotic grasses and is consdiered to have a reduced 
biodiversity value compared to the remainder of the 
vegetation within the Road Reserve.   

If in the event the new access point were to be 
established in an alternative location it would almost 
certainly result in the loss of more vegetation with a 
higher value.   

6. Property Vegetation Plan  There are no Property Vegetation Plans applying to the 
subject land.  

7. Defendable space 

statement  

The proposed vegetation removal is being undertaken for 
the purposes of access and not for the purpose of 
establishing defendable space.  

8. Native Vegetation Precinct 

Plan statement  

The Application is not being made under the provisions of 

Clause 52.16.  

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

There is reduced ability to provide vegetation offsets 
onsite given the clearer nature of the property.  It is 
therefore anticipated that vegetation offsets will be 
achieved through third party arrangements.  

Preliminary investigations have been undertaken with a 
BushBroker accredited organisation to ensure that there 
are adequate offsets available to purchase which meet 
the offset requirements. 

Please find accompanying the Application a copy of 
correspondence provided by Vegetation Link which 
confirms vegetation offsets are available within the East 
Gippsland Catchment Management Authority area that 
can accommodate the loss. This document is being 
provided as evidence that suitable vegetation offsets that 
can accommodate the losses can be purchased under 
the current market.    
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 Decision Guidelines  Response/Comment 

1. Efforts to avoid and 

minimise vegetation 

removal to be 

commensurate with the 

biodiversity  and other 

values.  

The vegetation in question has not been identified as 

being of significance as it is mapped as being within 

location 1 and has low to mid-range scores on condition 

mapping and strategic biodiversity value mapping.  

The efforts to avoid and minimise vegetation losses has 

resulted in minimal vegetation loss which triggers 

consideration under the provisions of Clause 52.17.  

2. The role of the vegetation 

being removed in protecting 

water courses, preventing 

land degradation and 

adverse effects on 

groundwater.  

The vegetation in question is considered to play a 

minimal role in protecting water quality and preventing 

land degradation given its location. The vegetation is well 

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

contained on steep land.  

The vegetation earmarked for removal has been carefully 

selected and surrounding vegetation provided within the 

road reserve along Bullumwaal Road will be retained.   

3. The need to manage native 

vegetation to presence 

identified landscape values.  

The vegetation earmarked for removal is not considered 
to have a high environmental value having regard for the 
NVIM mapping and associated scores.  

The removal of the vegetation as proposed will have 
limited visual impacts as the curtain of established 
roadside vegetation will remain generally intact. 

4. Whether the vegetation to 

be removed is protected 

under the Aboriginal 

Heritage Act 2006.  

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

 

5. The need to remove 

vegetation for defendable 

space.  

The vegetation is being removed for access and does not 

need to be removed for the purpose of defendable space.  

6. Whether the removal is in 

accordance with any 

Property Management 

Plan.  

There is no Property Management Plan applying.  

7. Whether an offset that 

meets the requirements 

has been identified and can 

be secured.  

There is the ability to obtain and secure vegetation offsets 
which meet the offset requirements in accordance with 
the Guidelines. This has been demonstrated through the 
inclusion of a quotation provided by Vegetation Link.  

 

8. Clause 52.16 Applications  N/A 

9. Impacts on biodiversity The extent of vegetation loss has been limited to that 

required for access only and is not contained in an area 

mapped as an endangered Ecological Vegetation Class, 

sensitive wetland or coastal area. As outlined on the 

accompanying Native Vegetation Removal Report the 

vegetation loss will not have a significant impact on any 

habitat for a rare of threatened species.  

 
 
 













































NVRR ID: 319_20250630_GE2

This report provides information to support an application to remove, destroy or lop native vegetation in

accordance with the Guidelines for the removal, destruction or lopping of native vegetation (the Guidelines).

This report is not an assessment by DEECA of the proposed native vegetation removal. Offset

requirements have been calculated using modelled condition scores.

Report details

Date created: 30/06/2025

Regulator Notes

Removal polygons are located:

Local Government Area: EAST GIPPSLAND SHIRE

Registered Aboriginal Party: Gunaikurnai

Coordinates: 147.59615, -37.78123

Address:

Summary of native vegetation to be removed

Assessment pathway Basic Assessment Pathway

Location category

Location 1

The native vegetation extent map indicates that this area is not typically

characterised as supporting native vegetation. It does not meet the criteria

to be classified as Location Category 2 or 3. The removal of less than 0.5

hectares of native vegetation in this area will not require a Species Offset.

Total extent including past and

proposed removal (ha)

Includes endangered EVCs (ha): 0

0.049

Extent of past removal (ha) 0.004

Extent of proposed removal - Patches (ha) 0.011

Extent of proposed removal - Scattered

Trees (ha)
0.034

No. Large Trees proposed to be

removed
0

No. Large Patch Trees 0

No. Large Scattered Trees 0

No. Small Scattered Trees 2

Native Vegetation Removal Report
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Offset requirements if approval is granted

Any approval granted will include a condition to secure an offset, before the removal of native vegetation,

that meets the following requirements:

General Offset amount 1 0.015 General Habitat Units

Minimum strategic biodiversity value

score 2
0.369

Large Trees 0

Vicinity

East Gippsland CMA 

or 

EAST GIPPSLAND SHIRE LGA

NB: values within tables in this document may not add to the totals shown above due to rounding

The availability of third-party offset credits can be checked using the Native Vegetation Credit Register

(NVCR) Search Tool - https://nvcr.delwp.vic.gov.au

1. The General Offset amount required is the sum of all General Habitat Units in Appendix 1. 

2. Minimum strategic biodiversity value score is 80 per cent of the weighted average score across habitat zones where a General Offset is

required.

Page 2
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Application requirements

Applications to remove, destroy or lop native vegetation must include all the below

information. If an appropriate response has not been provided the application is not complete.

Application Requirement 1 - Native vegetation removal information

If the native vegetation removal is mapped correctly, the information presented in this Native Vegetation

Removal Report addresses Application Requirement 1.

Application Requirement 2 - Topographical and land information

This statement describes the topographical and land features in the vicinity of the proposed works, including

the location and extent of any ridges, hilltops, wetlands and waterways, slopes of more than 20% gradient,

low-lying areas, saline discharge areas or areas of erosion.

Application Requirement 3 - Photographs of the native vegetation to be removed

Application Requirement 3 is not addressed in this Native Vegetation Removal Report. All applications must

include recent, timestamped photos of each Patch, Large Patch Tree and Scattered Tree which has been

mapped in this report.

Application Requirement 4 - Past removal

If past removal has been considered correctly, the information presented in this Native Vegetation Removal

Report addresses Application Requirement 4.

Application Requirement 5 - Avoid and minimise statement

This statement describes what has been done to avoid and minimise impacts on native vegetation and

associated biodiversity values.

Application Requirement 6 - Property Vegetation Plan

This requirement only applies if an approved Property Vegetation Plan (PVP) applies to the property 

Does a PVP apply to the proposal? 

Application Requirement 7 - Defendable space statement

Where the removal of native vegetation is to create defendable space, this statement:

Describes the bushfire threat; and
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Describes how other bushfire risk mitigation measures were considered to reduce the amount of native

vegetation proposed for removal (this can also be part of the avoid and minimise statement).

This statement is not required if, If the proposed defendable space is within the Bushfire Management

Overlay (BMO), and in accordance with the 'Exemption to create defendable space for a dwelling under

Clause 44.06 of local planning schemes' in Clause 52.12-5.

Application Requirement 8 - Native Vegetation Precinct Plan

This requirement is only applicable if you are removing native vegetation from within an area covered by

Native Vegetation Precinct Plan (NVPP), and the proposed removal is not identified as 'to be removed' within

the NVPP. 

Does an NVPP apply to the proposal? 

Application Requirement 9 - Offset statement

This statement demonstrates that an offset is available and describes how the required offset will be

secured. The Applicant's Guide provides information relating to this requirement.
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Next steps

Applications to remove, destroy or lop native vegetation must address all the application

requirements specified in the Guidelines. If you wish to remove the mapped native vegetation

you are required to apply for approval from the responsible authority (e.g. local Council). This

Native vegetation removal report must be submitted with your application and meets most of

the application requirements. The following requirements need to be addressed, as

applicable.

Application Requirement 3 - Photographs of the native vegetation to be removed

Recent, dated photographs of the native vegetation to be removed must be provided with the application.

All photographs must be clear, show whether the vegetation is a Patch of native vegetation, Patch Tree or

Scattered Tree, and identify any Large Trees. If the area of native vegetation to be removed is large, provide

photos that are indicative of the native vegetation.

Ensure photographs are attached to the application. If appropriate photographs have not been provided the

application is not complete.

Application Requirement 6 - Property Vegetation Plan

If a PVP is applicable, it must be provided with the application.
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Appendix 1: Description of native vegetation to be removed

General Habitat Units for each zone (Patch, Scattered Tree or Patch Tree) are calculated by the following equation in accordance with the Guidelines 

General Habitat Units = extent without overlap x condition score x general landscape factor x 1.5, where the general landscape factor = 0.5 +

(strategic biodiversity value score/2)

The General Offset amount required is the sum of all General Habitat Units per zone.

Native vegetation to be removed

Information provided by or on behalf

of the applicant
Information calculated by NVR Map

Zone Type DBH (cm)
EVC code

(modelled)

Bioregional

conservation status

Large

Tree(s)

Condition

score

(modelled)

Polygon

extent

(ha)

Extent

without

overlap

(ha)

SBV score

General

Habitat

Units

1 Patch - EGL_0877 Depleted - 0.600 0.011 0.011 0.670 0.009

B Scattered Tree 27 EGL_0877 Depleted - 0.200 0.031 0.017 0.390 0.003

C Scattered Tree 33 EGL_0877 Depleted - 0.200 0.031 0.017 0.390 0.003
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Appendix 2: Images of mapped native vegetation

1. Property in context

Proposed Removal

Property Boundaries

200 m
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2. Aerial photograph showing mapped native vegetation

Proposed Removal

50 m
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3. Location Risk Map

Proposed Removal Location 1

Location 2

Location 3
50 m
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4. Strategic Biodiversity Value Score Map

Proposed Removal 0.81 - 1.00

0.61 - 0.80

0.41 - 0.60

0.21 - 0.40

0.00 - 0.20

50 m
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5. Condition Score Map

Proposed Removal 0.81 - 1.00

0.61 - 0.80

0.41 - 0.60

0.21 - 0.40

0.00 - 0.20

50 m
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6. Endangered EVCs

Not Applicable

© The State of Victoria Department of Energy, Environment and Climate Action 2025

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

under that licence, on the condition that you credit the State of Victoria as author. The licence does not apply to any

images, photographs or branding, including the Victorian Coat of Arms, the Victorian Government logo and the Department of

Energy, Environment and Climate Change (DEECA) logo. To view a copy of this licence, visit

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

Disclaimer 

This publication may be of assistance to you but the State of Victoria and its employees do not guarantee that the publication is

without flaw of any kind or is wholly appropriate for your particular purposes and therefore disclaims all liability for any error, loss or

other consequence which may arise from you relying on any information in this publication.
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General offset

What was searched for?

General
habitat units

Strategic
biodiversity value

Large
trees

Vicinity (Catchment Management Authority or Municipal district)

0.015 0.369 0 CMA East Gippsland

Details of available native vegetation credits on 01 July 2025 08:31

These sites meet your requirements for general offsets.

Credit Site ID GHU LT CMA LGA Land 
owner 

Trader Fixed 
price 

Broker(s)

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

BBA-2843 15.048 850 East Gippsland East Gippsland Shire Yes Yes No VegLink

TFN-C1621 1.387 1 East Gippsland East Gippsland Shire Yes Yes No TFN

VC_CFL-
3720_01

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

VC_CFL-
3724_01

0.031 105 East Gippsland East Gippsland Shire Yes Yes No Contact NVOR

VC_CFL-
3767_01

19.320 1562 East Gippsland East Gippsland Shire Yes Yes No Ethos, VegLink

VC_CFL-
3767_01

0.556 0 East Gippsland East Gippsland Shire Yes Yes Yes VegLink

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

Credit Site ID GHU LT CMA LGA Land 
owner 

Trader Fixed 
price 

Broker(s)

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

These potential sites are not yet available, land owners may finalise them once a buyer 
is confirmed.

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

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

Date and time: 01/07/2025 08:31 Report ID: 30487



Credit Site ID GHU LT CMA LGA Land 
owner 

Trader Fixed 
price 

Broker(s)

VC_CFL-
3777_01

14.388 531 East Gippsland East Gippsland Shire Yes Yes No Contact NVOR

© The State of Victoria Department of Energy, Environment and Climate 
Action 2025

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

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

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

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

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

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

Broker contact details
Broker 
Abbreviation

Broker Name Phone Email Website

Fully traded

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

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

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

Contact NVOR Native Vegetation Offset 
Register

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

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

Ecocentric Ecocentric Environmental 
Consulting

0410 564 139 ecocentric@me.com Not avaliable

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

IDES Indigenous Design 
Environmental Services Pty 
Ltd

(03) 9437 0555 www.idecological.com.au

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

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

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

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

Yarra Ranges SC Yarra Ranges Shire 
Council

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

www.yarraranges.vic.gov.au

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

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

Next steps

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

http://creativecommons.org/licenses/by/4.0/
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1. Introduction 
 
This Planning Report is prepared in support of proposed creation of 
carriageway easement at 543 Bullumwaal Road, Mount Taylor and multi-lot 
subdivision, removal of vegetation and alteration of access to a road in a  
Transport Zone 2 at 40 Mount Lookout Road, Mount Taylor.  The Report 
addresses the provisions of the Low Density Residential Zone, Vegetation 
Protection Overlay and Particular Provisions as contained within the East 
Gippsland Planning Scheme. 
 

 
Aerial photograph of subject land and surrounds – Source: VicPlan 

 

 
Zone Mapping and Aerial Photograph of subejct land and surrounds – Source: VicPlan 

Lot A 
PS835792 

543 Bullumwaal Road 

 

Lot B 
PS835792 

40 Mount Lookout 
Road 

Lot A 
PS835792 

543 Bullumwaal Road 

 

Lot B 
PS835792 

40 Mount Lookout 
Road 
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2. Subject Land & Surrounding Context 
 
The subject land is comprised of two separately transferable parcels of land 
formally described as Lots A & B on PS835792 and more commonly known as 
543 Bullumwaal Road and 40 Mount Lookout Road, Mount Taylor.  
 

 
Existing Title Structure – Source: VicPlan 

 
 
 

Lot A 
PS835792 

543 Bullumwaal 
Road 

Lot B 
PS835792 

40 Mount 
Lookout Road 
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The site has frontage to Bullumwaal Road to the east which is a good quality 
sealed bitumen road. It also has frontage to Mount Lookout Road to the south 
which comprises a sealed carriageway.  
 
The property is currently vacant land which has historically been utilised for 
grazing activities and is dominated by pastoral grasses. The adjoining road 
reserves however are generally well vegetated with a mixture of established 
native trees and understory species and some weed species. 
 

 
Looking in a northerly direction across the site from Mount Lookout Road 

 

 
Looking north across subject land towards existing cattle yards 

 

The land on the southern portion of the site within proximity to Mount Lookout 
Road and eastern portion of the site within proximity to Bullumwaal Road is 
generally higher in elevation with topography falling away to the west towards 
an ephemeral waterway.   
 

 
Looking in a south easterly direction towards subject land from the end of Chapman 

Court 

Lot A 
PS835792 

Lot B 
PS835792 
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The site is currently serviced with power, water and telecommunications 
however there is no reticulated sewer available to the land. Existing overhead 
electricity supply crosses the southeastern portion of the site and 
telecommunication services are located along the eastern portion of the 
property within proximity to Bullumwaal Road.  
 
An existing point of access is established to the land from Mount Lookout Road 
which was constructed as part of prior subdivision approved by Planning Permit 
194/2016/P.    
 

 
Looking north at existing access to the land from Mount Lookout Road  

Date of photography 14/04/2025 

 
An existing gateway also provides vehicle access to the land from Bullumwaal 
Road which has historically been used to provide access to the cattle yards 
established on the eastern portion of the land.  
 

 
Looking west at existing gate and cattle yards from Bullumwaal Road  

Date of photography 16 May 2025 
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A more recently established access point is also established in Bullumwaal 
Road which services Lot A on PS835792. This access was established in 
accordance with Planning Permit 211/2020/P (issued 15 September 2021).  
 

 
Existing access from Bullumwaal Road to Lot A on PS835792 

Date of photography 16 May 2025 

 
The subject land is contained within the Low Density Residential Zone and 
Vegetation Protection Overlay – Schedule 1 of the East Gippsland Planning 
Scheme.  
 

   
Zone Mapping and Vegetation  Protection Overlay Mapping  

Source: VicPlan  
 

 
 
 
 

Lot A 
PS835792 

 

Lot A 
PS835792 

 

Lot B 
PS835792 

 

Lot B 
PS835792 

 



East Gippsland Shire Council 

  20791 Report 

 Page 8 

The subject land is located immediately to the east of the recently developed 
“Mount Lookout Estate”. Eastern Lots of that development share a common 
boundary with the subject land.  
 

 
Looking north along Chapman Court (Mount Lookout Estate) from intersection with 

Mount Lookout Road 

 
Looking south from court bowl along Chapman Court (Mount Lookout Estate)  

 
Aerial photograph showing recent development – Source: Google Earth (12/08/2022) 

 

Planning 
Permit 

22/2017/P 

Subject 
Land 

Planning 
Permit 

89/2006/P/A 

Planning Permit 
156/2012/P/A 

Planning Permit 
390/2016/P 

LDRZ land with 
subdivision 

potential  

Planning 
Application 
101/2022/P 
(withdrawn

)  

LDRZ land with 
subdivision 

potential  

Planning 
Application 
460/2022/P 

Planning 
Permit 

503/2022/P 

Planning 
Permit 

5.2022.242.2 

Planning 
Permit 

211/2020/P 
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The site forms part of a rural residential precinct which contains a number of 
dwellings which take enjoyment from the rural amenity whilst benefitting from 
the services and facilities of Bairnsdale which is only a short drive to the south 
(apx 8.4km).  
 

 
Locality Plan – Source: VicPlan 

 

Subject 
Land 

BAC 
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3. The Application & Proposal 
 
The Application seeks approval for a Multi Lot Subdivision, Removal of 
Vegetation, Creation of Carriageway Easement and Alteration of Access to a 
road in a Transport Zone 2 as shown on the accompanying Plan Set.  
 
Subdivision 
 
The Application restricts subdivision to Lot B on PS835792F resulting in the 
creation of 6 allotments for future residential purposes. The boundaries of Lot A 
on PS835792F will not be altered by the proposal.  
 

 
Proposed Subdivision Layout (V1) 

 
The proposed 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 are 
met.  
 



East Gippsland Shire Council 

  20791 Report 

 Page 11 

The subdivision design also incorporates the creation of a strip of ‘Road’ 
approximately 1920m² in area along the frontage of Mount Lookout Road for the 
purpose of servicing. It is East Gippsland Water’s preference that water mains be 
excluded from with privately owned allotments, and in response the proposed 
strip of ‘Road’ will provide ability to establish a watermain whilst also avoiding 
impacts on roadside vegetation.  
 
The accompanying Design Response Plan has been provided to demonstrate 
the ability for each of the allotments to accommodate residential development 
by nominating conceptual Building Envelopes and Land Application Areas 
which are all setback more than 60m from the ephemeral watercourse.   
 
Access  
 
Rather than nominate individual points of access to the proposed lots directly 
from Mount Lookout Road or Bullumwaal Road, careful consideration has been 
given to making use of existing and providing shared access arrangements to 
avoid and minimise impacts on native vegetation whilst providing for safe and 
convenient vehicle movements.  
 
The existing access arrangements established from Mount Lookout Road will 
service proposed Lot 1 whilst a new shared point of access will service Lots 2 & 
3.  
 
It is anticipated that this shared point of access to Lots 2 & 3 will be provided at 
right angles and designed generally consistent with Standard Drawing 255 
Typical Swale Drain Vehicle Crossing (Rural Entrance) of Council’s Infrastructure 
Design Manual. As the access to Lots 2 & 3 will be shared we have assumed a 
pavement width for the crossing of 7.2 metres to enable vehicles to pass.  
 

 
View from Mount Lookout Road at proposed access to Lots 2 & 3 
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A shared point of access will also be established from Bullumwaal Road to 
service proposed Lots 4 & 5. This access has been sited to make use of 
existing access and gateway and will be designed generally consistent with Vic 
Roads Standard Drawing 4010 Typical Access to Rural Properties.  
 

 
View from Bullumwaal Road towards access to Lots 4 & 5 

 
To ensure proposed Lot 6 will be provided with adequate vehicle access from 
Bullumwaal Road the Application includes the creation of a section of 
carriageway easement over Lot A on PS835792F. The carriageway easement 
will provide rights of access to proposed Lot 6 enabling use of the recently 
constructed vehicle crossing which was designed consistent with GD4010 
Typical Access to Rural Properties.  
 

 
Looking west into Lot A on PS835792 

 
The nomination of the carriageway easement will not only facilitate safe and 
convenient access to Lot 6 but will also avoid establishment of another access 
point from Bullumwaal Road and aid in preservation of roadside vegetation.   

 
 
 

 

Proposed 
Carriageway 

Easement  

Lot A PS835792 

Proposed 
Lot 6 
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Wastewater Disposal 
 
A Land Capability Assessment Report (LCAR) as prepared by Chris O’Brien & 

Company Pty Ltd has been provided to demonstrate the ability of the proposed 
allotments to treat and retain wastewater onsite in the absence of reticulated 
sewer within the immediate precinct.  
 
The allotments all contain adequate area and dimensions to cater for future 
residential development and associated wastewater treatment as demonstrated 
on the accompanying Design Response Plan. Conceptual LAA’s have been 
shown for each Lot demonstrating that wastewater associated with a four-
bedroom home can very easily be accommodated whilst maintaining offsets 
(>60m) from the ephemeral watercourse.     
 
Vegetation Removal  
 
Although the adjoining roadside corridor is generally well established with native 
vegetation, the proposal has been specifically designed to ensure vegetation 
losses are avoided and minimised.  
 

 
View across subject land towards vegetation within Bullumwaal Road 

 
This has been achieved by incorporating existing points of access into the 
design and carefully selecting a shared point of access for Lots 2 & 3 from 
Mount Lookout Road.  
 
The adoption of a site responsive design will limit the extent of vegetation loss 
to the removal of one small patch of vegetation from within Mount Lookout Road 
to facilitate shared access into Lots 2 & 3 and the assumed loss of one small 
tree from within Bullumwaal Road to accommodate shared access to Lots 4 &5.   
 
The total extent of native vegetation loss under the native vegetation controls 
equates to 0.049ha inclusive of the direct and assumed vegetation losses 
proposed herein along with prior removal that occurred when access was 
constructed to Lot A on PS835792 in accordance with Planning Permit 
211/2020/P (issued 15 September 2021).  
 
The native vegetation is identified on the accompanying Native Vegetation 
Removal Report ID: 319_20250630_GE2 which confirms that the Application 
follows a Basic Assessment Pathway and sets out the criteria for suitable 
vegetation offsets to accommodate losses. 
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Patch of vegetation to be removed for shared access to Lots 2 &3 (Zone 1 & Tree A) 

Date of photoraphy 14/04/2025  

 

 
View of scattered forking tree assumed lost for shared access to Lots 4 & 5 (Tree B&C) 

Date of photoraphy 14/04/2025  
 

Basic Assessment Pathways apply to applications where the amount of native 
vegetation is very small, and the vegetation is not considered to be highly 
sensitive. The vegetation being removed incurs a General Offset which is a 
lower level of biodiversity compensation compared to that required under 
Intermediate and Detailed Assessment Pathways. 
 
 

Tree #7 (A) 

Tree #1 (B&C) 

Zone 1 
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Whilst Tree #1 along Bullumwaal Road will be assumed lost and otherwise 
offset as part of the proposal, the Application does not propose to remove Tree 
#1, and it will otherwise continue to be retained and protected under the 
provisions of the Vegetation Protection Overlay. The assumed loss of Tree #1 
requires an offset to be provided. 
 
It is reasonable to expect that the accessway to Lots 4 & 5 can be established 
without significant detriment to the tree despite its assumed loss as it is 
generously setback and there will be no excavation work required within its 
Structure Root Zone.  
 
The accompanying Vegetation Design Response Plan demonstrates how the 
siting of the proposed shared points of access from both Mount Lookout Road 
and Bullumwaal Road has minimised impacts to native vegetation.  
 
As the proposal includes vegetation removal within the adjoining road reserve, 
correspondence has been obtained from Council’s Manager Infrastructure & 
Open Space (8 July 2025) consenting to the lodgement of the Planning 
Application.  
 
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 (LDRZ) Subdivide Land 

42.02-2 (VPO) Remove Vegetation   

52.02 Proceeding under Section 23 of the 
Subdivision Act 1988 to Create an Easement  

52.17-1 Remove and Destroy Native Vegetation  

52.29-2* Alter Access to a Road in a Transport Zone 2 

Subdivide land adjacent to a road in a 
Transport Zone 2 

Notice & Review Exemptions  

• Always exempt matters are marked with an asterisk (*). 

• Conditionally exempt matters are marked with a plus (+). 
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Referrals  
 
Pursuant to Clause 66.01 Subdivision Referrals the Application will require 
referral to the relevant water, drainage or sewerage authority and relevant 
electricity supply or distribution authority (Determining Referral Authorities).  
 
Application will need to be referred to the Department of Energy, Environment & 

Climate Action (DEECA) for comment given the Application triggers 
consideration under the provisions of the Vegetation Protection Overlay. 
DEECA are also a recommending referral Authority under the native vegetation 
provisions (Clause 52.17) as the vegetation removal is on Crown Land 
managed by the Responsible Authority.  
 
The Application will need to be referred to Head, Transport for Victoria 

(Determining Referral Authority) pursuant to Clause 66.03 as the subdivision 
will result in alteration of access and subdivision adjacent to a road in a 
Transport Zone 2.   
 
To consider the matter of onsite wastewater disposal, drainage and access from 
Mount Lookout Road we also anticipate Council will undertake internal referrals 
to their Environmental Health and Engineering Departments.  
 
Conditions  
 
The mandatory Conditions prescribed at Clause 66.01-1 relating to 
telecommunications are expected to be imposed on Permit.  
 
It is also anticipated that the standard permit conditions prescribed by the 
Assessor’s Handbook Applications to remove, destroy or lop native vegetation 
(DELWP, June 2025) relating to vegetation offsets will be imposed on Permit.  
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4. Cultural Heritage 
 
Pursuant to Regulation 7 of the Aboriginal Heritage Regulations 2018, a Cultural 
Heritage Management Plan (CHMP) is required under the Aboriginal Heritage Act 

2006 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 – Source: VicPlan 

 
Whilst the subdivision of land into three or more lots is identified as being a high 
impact activity (Reg 49), the proposed subdivision is confined to Lot B on 
PS835792F which is not mapped as being cultural heritage sensitive.  
 
Although a carriageway easement is proposed on Lot A on PS835792F, there is 
no activity proposed on the allotment. There is therefore no mandatory 
requirement to provide a CHMP in support of the proposal.   

Lot B 
PS835792 

 

Lot A 
PS835792 
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5. Planning Policy 
 
The following comments respond to State and Local Planning Policy as relevant 
to the proposal. 
 
5.1 Municipal Planning Strategy  
 
Clause 02.03-1 Settlement and housing recognises Bairnsdale as a growth area 
town which is the largest town in the shire which provides major commercial, 
retail, educational and public-sector services. Council’s strategic directions for 
the growth of area towns are to encourage population growth and development 
on fully serviced residential land and to encourage a range of housing types and 
styles. The proposal is considered to respond positively given its locality, zoning 
and access to servicing.  
 
Clause 02.03-2 Environmental & Landscape Values identifies that Council’s 
strategic vision is to restore and maintain biodiversity, protect areas of value, 
balance development with wildlife corridors and areas of rural or natural 
landscape and to protect sites of significance by encouraging sensitive 
development.  
 
The proposal responds well as it seeks to balance the anticipated residential 
use of the land with the environmental values of the roadside vegetation. This 
has been achieved by making use of existing points of access from the 
adjoining road network where possible and by adoption shared points of 
access.  
 
5.2 Planning Policy Framework  
 
Clause 11-01-1S relating to Settlement seeks to promote sustainable growth and 
development and deliver choice and opportunity for all Victorians through a 
network of settlements. The proposal responds positively as the subject land, is 
capable of sustaining the proposed development and is zoned appropriately 
and has access to services.  
 
The accompanying Design Response Plan demonstrates how the land is 
capable of accommodating future development having regard for the site 
characteristics and constraints.  
 
Nominating the creation of allotments which provide sufficient area and 
dimensions for future residential development which is adequately offset from 
the ephemeral watercourse responds well to Clause 12 relating to Environmental 
& Landscape Values.  
 
The subdivision has been designed to avoid and minimise vegetation losses 
though the careful design of accessways and will be offset consistent with the 
objective and strategies at Clause 12.01-2S Native vegetation management.  
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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 
and grazing land uses ensure that there is ample opportunity to provide future 
development consistent with Australian Standard AS 3959:2018.  
 
The proposal adheres to the Subdivision Design objectives and supporting 
strategies prescribed as Clause 15.01-3S which seek to ensure that the design 
of subdivisions achieve attractive, safe, accessible, diverse and sustainable 
neighbourhoods.  The subdivision provides proposed allotments with ample 
area to accommodate future residential development having regard for existing 
roadside vegetation, the ephemeral watercourse and the need to accommodate 
wastewater disposal via onsite means.   
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6. Planning Elements 
 
6.1 Low Density Residential Zone 
 
The proposed subdivision of Lot B on PS835792F 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. Given 
the absence of reticulated sewer the scheme of subdivision has been designed 
in accordance with the zone requirements by providing allotments which are 
greater than 4000m² in area.  
 
Under the Low Density Residential Zone mathematically there is the ability to 
apply for a much higher yield based on the site area of Lot B on PS835792F 
however the nomination of 6 allotments is on balance considered to respond 
better to the site constraints and features.  

 
Extract from Design Response Plan (Version 1) 
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Application Requirements Clause 32.03-5 

An application must be accompanied by a site analysis, documenting the site in terms 
of land form, vegetation coverage and the relationship with surrounding land, and a 
report explaining how the proposed subdivision has responded to the site analysis. 
The report must: 

In the absence of reticulated sewerage, 
include a Land Capability Assessment on 
the risks to human health and the 
environment of an on-site wastewater 
management system constructed, 
installed or altered on the lot in 
accordance with the requirements of the 
Environment Protection Regulations 
under the Environment Protection Act 
2017. 

Given the absence of reticulated sewer the 
Application has been accompanied by a 
Land Capability Assessment Report (LCAR) 
prepared by Chris O’Brien & Company Pty 
Ltd.  

The LCAR confirms the site’s ability to treat 
and retain wastewater on site.   

  

Show for each lot: 

• A building envelope and driveway to 
the envelope. 

• Existing vegetation. 

•  In the absence of reticulated 
sewerage, an effluent disposal area. 

Accompanying the Application is a Design 
Response Plan which demonstrates the 
ability to accommodate future residential 
development on each of the proposed 
allotments having regard for the site’s 
constraints and characteristics.  

There is sufficient area within each allotment 
to accommodate future residential 
development and associated wastewater 
disposal which is adequately offset from the 
ephemeral watercourse. 

A Land Application Areas (LAA’s) measuring 
20m X 30m have been shown for each 
proposed allotment to demonstrate that there 
is suitable area available for onsite 
wastewater disposal.  

 

Show how the proposed subdivision 
relates to the existing or likely use and 
development of adjoining and nearby 
land. 

The subject land and adjoining properties are 
all contained within the Low Density 
Residential Zone.  

Adjoining allotments immediately to the west, 
south and on the southern side of Mount 
Lookout Road are already developed with 
dwellings.  

It is reasonable to expect that the larger 
parcel of land on the eastern side of 
Bullumwaal Road will be developed for 
residential purposes into the future.   

If a staged subdivision, show how the 
balance of the land may be subdivided. 

Staging is not proposed.   
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Decision Guidelines  
 
The proposed subdivision has been specifically designed to avoid and minimise 
impacts to native vegetation by careful design and consideration of vehicle 
access from both Mount Lookout Road and Bullumwaal Road.  
 
Existing points of access have been incorporated into the design and the use of 
shared points of access further ensure impacts to roadside vegetation are 
avoided and minimised.  
 
The corridor of roadside vegetation will be maintained and will therefore 
continue to provide positive aesthetic and environmental contribution to the 
area.  
 
Whilst an ephemeral watercourse dissects the south-western portion of the 
property, the subdivision design ensures that there is ample cleared area 
available within each of the proposed allotments to cater for future residential 
development that is adequately offset (>60 metres).  
 
Power, water and telecommunications are already provided within the precinct 
and will be connected to each of the proposed allotments as part of the 
subdivision project.  
 
The proposed subdivision responds positively to Clauses 56.07-1 to Clause 
56.07-4 relating to Integrated Water Management:  

• Reticulated water is already provided within the wider precinct and will be 
extended throughout the subdivision to provide supply to each of the 
proposed allotments.  

• The nomination of the section of ‘Road’ will ensure there is sufficient area 
to accommodate a water main extension whilst respecting roadside 
vegetation.  

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

• The subdivision has been designed to ensure future wastewater 
management will be sufficiently managed on site. The Design Response 
Plan demonstrates how each of the allotments can easily achieve the 
requisite Land Application Area.   

• The site will be drained to the satisfaction of the Responsible Authority.       
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6.2 Vegetation Protection Overlay 
 
The Vegetation Protection Overlay – Schedule 1 Tambo-Bairnsdale Vegetation 

Protection Network extends along the eastern and southern sides of the property. 
 
Planning approval is triggered at Clause 42.02-2 for the removal of vegetation 
to facilitate shared access to Lots 2 & 3 in accordance with the Vegetation 
Protection Overlay – Schedule 1.  
 
Whilst Tree #1 in Bullumwaal Road is assumed lost and has been assessed 
against the provisions of Clause 52.17 relating to Native Vegetation due to its 
TPZ being impacted by more than 10%, there is no provision under the 
Vegetation Protection Overlay which relates to assumed vegetation loss and the 
proposal otherwise seeks to retain the tree.  
 
Clause 42.02-4 Application Requirements specifies that an application must be 
accompanied by any information specified in a Schedule to the Vegetation 
Protection Overlay however there are none specified at Clause 4.0 Application 

Requirements under Schedule 1.  
 

Clause 42.02-5 Decision Guidelines 

The Municipal Planning Strategy and 
the Planning Policy Framework. 

See section 5 of this report.  

The statement of the nature and 
significance of the vegetation to be 
protected and the vegetation 
protection objective contained in a 
schedule to this overlay. 

The Overlay identifies that there are significant 
areas of native vegetation located along roadsides 
which provide important fauna habitat and wildlife 
corridors. These areas of vegetation often link to 
larger areas of remnant native vegetation and 
contribute to aesthetic and landscape values.  
 
Whilst there is no native vegetation contained 
within the subject land, there is established 
vegetation contained within the adjoining road 
reserve along both Bullumwaal Road and Mount 
Lookout Road.  
 
The objectives of the Overlay seek to ensure 
development of access to private land, and road 
maintenance and construction activities is to occur 
so as:  

- To conserve areas of vegetation with high 
conservation value by minimising the 
extent of vegetation loss.  

- Conserve and enhance fauna habitat 
corridors by minimising the extent of loss 
and encouraging regeneration of 
indigenous species.  

- Preserve existing trees and other 
vegetation where it contributes to high 
landscape and aesthetic values.  
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The vegetation earmarked for removal is not 
identified as being significant by location risk 
mapping as it is contained within ‘Location 1’.  

 

The vegetation is modelled as representing EVC 
877: Lowland Herb-rich Forest of the East 
Gippsland Lowlands Bioregion which has an 
occurrence of ‘common’ and is not identified as 
being endangered or vulnerable. 

 
2005 EVC Mapping – Source: NatureKit 

 

Although the vegetation in question is not mapped 
as being of high conservation value considerable 
effort has gone into minimising the extent of loss. 
This has been achieved by reducing the need for 
new point of access from the adjoining road 
network.  

 

Rather than providing each allotment with 
individual points of access from either Mount 
Lookout Road or Bullumwaal Road, boundaries 
have been nominated to facilitate shared points of 
access.  

 

Existing points of access have also been identified 
and incorporated into the subdivision design and 
will service applicable allotments.  

 

Through careful consideration the proposal has 
limited the need for only one additional point of 
access from Mount Lookout Road to service Lots 2 
& 3. This shared accessway was nominated in a 
location where vegetation is sparser and designed 
specifically having regard to the Tree Protection 
Zones of nearby trees.  
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The effect of the proposed use, 
building, works or subdivision on the 
nature and type of vegetation to be 
protected. 

The vegetation earmarked for removal has been 
limited to understorey species and a small tree as 
the subdivision design has sought to retain the 
larger established trees which provide a higher 
contribution both aesthetically and environmentally.    

The extent of vegetation to be impacted is quite 
limited (Basic Assessment Pathway) and the 
curtain of roadside vegetation will otherwise 
continue to exist and have a positive impact on the 
environment.   

The proposal will not result in any adverse 
segmentation of vegetation within the roadside 
corridor and the vast majority of roadside 
vegetation will be retained.   

The role of native vegetation in 
conserving flora and fauna. 

Roadside vegetation generally provides a crucial 
role in conserving flora and fauna by providing 
habitat and a food source.  

Efforts have therefore been given to ensure the 
corridor of roadside vegetation is not unnecessarily 
fragmented.  

The minimal extent of vegetation removal proposed 
will not have any detrimental impact on the 
movement of wildlife. The habitat won’t be 
significantly fragmented and accessway is 
relatively narrow.  

The area is not identified as containing any 
threatened flora or fauna species and the corridor 
of vegetation will remain intact and continue to 
provide habitat opportunities for both flora and 
fauna species.   

The need to retain native or other 
vegetation if it is rare, supports rare 
species of flora or fauna or forms part 
of a wildlife corridor. 

There are no VBA Species Survey records of 
threatened fauna or flora contained on the subject 
land or adjoining road reserve.   

 
Threatened Fauna Mapping – Source: NatureKit 

 

Subject 
Land 
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Threatened Flora Mapping – Source: NatureKit 

The need to retain vegetation which 
prevents or limits adverse effects on 
ground water recharge. 

The accompanying Land Capability Assessment 
Report identifies that the site has very good site 
drainage and groundwater (seasonable water table 
depth). 

The need to retain vegetation: 

–  Where ground slopes exceed 20 
percent. 

–  Within 30 metres of a waterway or 
wetland. 

–  On land where the soil or subsoil 
may become unstable if cleared. 

–  On land subject to or which may 
contribute to soil erosion, slippage or 
salinisation. 

–  In areas where the removal, 
destruction or lopping of vegetation 
could adversely affect the integrity or 
long term preservation of an identified 
site of scientific, nature conservation 
or cultural significance. 

–  Which is of heritage or cultural 
significance. 

The need to remove the selected site vegetation 
has been considered in depth:  

• The land is quite flat in grade and the 
vegetation removal is not being undertaken on 
a slope exceeding 20%.  

• The nearest waterway is located over 60m 
from the proposed vegetation removal.  

• There is no evidence of erosion occurring on 
the property. It does not consist of highly 
erodible soils and has good grass coverage.  

• The area of vegetation removal is not mapped 
as being cultural heritage sensitivity.  

 

The need to remove, destroy or lop 
vegetation to create a defendable 
space to reduce the risk of bushfire to 
life and property. 

The vegetation removal is required for access 
purposes and not for establishment of defendable 
space.   

Any relevant permit to remove, destroy 
or lop vegetation in accordance with a 
land management plan or works 
program. 

There is no Land Management Plan applying to the 
land.  

Whether the application includes a 
land management plan or works 
program. 

The Application does not propose a Land 
Management Plan.  

Whether provision is made or is to be 
made to establish and maintain 
vegetation elsewhere on the land 

The subdivision has been specifically designed to 
ensure the more established roadside vegetation 
will be retained.  

The subject land has historically been utilised for 
grazing activities and does not contain any native 
vegetation. The ‘greening effect’ however is likely 
to be generated with residential occupation of the 
land.  

 

Subject 
Land 
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Clause 5.0 Decision Guidelines 

The extent to which the vegetation sought to be removed or cleared contributes towards 
the need to: 

Conserve and enhance areas 
of high conservation value 
roadside vegetation.  

The vegetation earmarked for removal whilst has some 
environmental value, is not identified as having a high 
conservation value:  

- It is recognised by the East Gippsland Shire 
Council Roadside Vegetation Strategy (June 2012) 
as having a ‘medium’ conservation value.  

- There are no VBA threatened species mapped as 
being within proximity to the proposed vegetation 
removal.  

- The area is mapped as representing EVC 877: 
Lowland Herb-rich Forest of the East Gippsland 
Lowlands Bioregion which has an occurrence of 
‘common’ and is not identified as being 
endangered or vulnerable.   

Conserve and enhance fauna 
habitat and habitat corridors 

The existing vegetation within the adjoining road reserve 
forms part of a corridor of vegetation which provides 
connection with larger tracts of native vegetation. The 
proposal has therefore sought to conserve as much 
vegetation within the road reserve as possible which has 
been achieved by making use of existing points of access 
and through nominating shared access arrangements.    

Protect and enhance the visual 
amenity and landscape quality 
in areas of natural beauty and 
rural areas.  

The limited extent of vegetation loss ‘Basic Assessment 
Pathway’ ensures that the proposal will not have a 
detrimental impact on the visual amenity of the landscape.  

The curtain of roadside vegetation will otherwise be 
retained and will continue to provide a positive visual 
contribution to the realm.   

Views into the site from the adjoining road network will 
continue to be filtered given the presence of vegetation 
within the road reserves.  

The need to assess alternative 
options regarding the removal 
of vegetation to better achieve 
the Overlay objectives.  

A number of design concepts were explored. Whilst 
consideration was given to nominating individual points of 
access for each allotment it was quickly identified as 
preferable to utilise shared accessways to reduce impacts 
on roadside vegetation.  

The location of the shared accessway into Lots 2 & 3 was 
also adjusted several times to ensure it achieved good 
sight line distances whilst avoiding assumed loss from 
impacts to Tree Protection Zones.   

The need to undertake 
revegetation with appropriate 
indigenous species to offset 
any loss of environmental 
values resulting from the 
works or development. 

 

 

 

 

Third party offset arrangements will be made to offset the 
loss of the native vegetation under the native vegetation 
controls at Clause 52.17.  

There is no necessity to undertake any revegetation to 
offset the loss of environmental values under the provisions 
of the Vegetation Protection Overlay as the proposed 
development will ultimately result in residential 
development which will facilitate the natural greening effect.  
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The need to have regard to the 
Roadside Management Plan, 
(East Gippsland Shire Council, 
1995) and as updated from time 
to time. 

The East Gippsland Shire Council Roadside Vegetation 
Strategy (June 2012) recognises native vegetation as being 
the primary contributor to roadside conservation value. It 
also maps roadside vegetation as having either high, 
medium or low conservation value.  

The vegetation established within Bullumwaal Road is not 
identified within the mapping given it is not a Council 
managed road. The vegetation contained within Mount 
Lookout Road however is identified as having ‘medium’ 
conservation value for East Gippsland’s managed roads.  

‘Medium’ conservation value roadsides include areas of 
indigenous vegetation, modified vegetation with extensive 
regeneration and replanting, or a wide road reserve with 
patches of native vegetation.  

 

 
Extract from EGSC Roadside Management Plan Mapping  

Source: Roadside Vegetation Strategy (June 2021) 
 

The East Gippsland Shire Council Roadside Vegetation 
Strategy (June 2012) recognises that roadside vegetation 
may be affected through provision of utilities, property 
access and road widening and that good design is required 
to avoid or minimise impacts on native vegetation.  
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6.3 Particular Provisions  

6.3.1 Native Vegetation  
 
Planning approval is required at Clause 52.17-1 for the removal and destruction 

of native vegetation to accommodate loss of vegetation within the adjoining 

road reserve for provision of access.  

 
Accompanying the Application is a Native Vegetation Removal Report (NVRR 

ID: 319_20250630_GE2) which confirms the assessment pathway (Basic 

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

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

Guidelines.  

 

The total extent of vegetation removal being considered under the provisions of 

Clause 52.17 includes:  

• A small patch of native vegetation 0.011ha in area along Mount Lookout 

Road containing 1 small tree. The NVRR describes the patch as Zone 1 

and the small tree within as A (Tree #7);  

• The assumed loss of 1 forking scattered tree from within Bullumwaal 

Road (0.034ha) identified on the NVRR as Zones B & C; &  

• The prior removal of 0.004ha of native vegetation approved for removal 

as part of Planning Permit 211/2020/P (issued 15 September 2021) 

which resulted in the creation of the subject land.  

 

The understory within Mount Lookout Road comprises >25% native perennial 

groundcover categorising the vegetation within proximity to the proposed 

accessway to Lots 2 & 3 as a native vegetation patch.  

 
View from Mount Lookout Road towards patch of vegetation to be removed (Zone 1) 

Date of photograph 16/05/2025 

Zone 1 

Tree #7 
‘A’ 
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Small tree within Zone 1 to be removed (Tree #7 ‘A’) 

Date of photograph 16/05/2025 

 

The understory within proximity to proposed access to Lots 4 & 5 however is 

heavily infested by weed grasses with <25% native perennial groundcover 

present.  

 
Looking south at understorey in proximity to shared access to Lots 4 & 5 

Date of photograph 16/05/2025 

Tree #7 
‘A’ 
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Whilst there isn’t any physical need to remove Tree #1 (B&C) from within 
Bullumwaal Road to accommodate the shared accessway into Lots 4 & 5 it is 
assumed lost as part of the proposal as its Tree Protection Zone will technically 
be impacted by 24%.  
 

 
Small forking tree assumed lost (Tree #1 ‘B&C’) 

Date of photograph 16/05/2025 

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

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

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

Vegetation Credit Register provided in support of the Application confirm the 

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

attributes (Report ID: 30487).  

 
In response to the application requirements specified at Table 4 of the 
Guidelines for the removal, destruction or lopping of native vegetation (DELWP, 2017) 
(‘the Guidelines’) we offer the following response. 
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 Application 

Requirement 
Response/Comment 

1. Vegetation to be 

removed  

The accompanying Native Vegetation Removal Report 

includes adequate information to address this 

Application Requirement.  

The total extent of vegetation being considered under 

the provisions of Clause 52.17 includes a patch of 

native vegetation, a scattered tree and prior removal 

equating to 0.049ha.   

A total offset amount of 0.015 general habitat units with 

a minimum strategic biodiversity value of 0.369 within 

the East Gippsland Catchment Management Authority 

or East Gippsland Shire Council areas is triggered.  

2. Topographic 

and land 

information 

The landform within proximity to the proposed 

vegetation removal is on a relatively gentle grade and 

does not contain any steep slopes.   

There are no drainage lines or water courses located 

within proximity to the vegetation proposed to be 

removed.   

3. Photographs  Photographs of the existing vegetation included within 

this report are recent having been taken on 16 May 

2025.  

4. Past Removal 0.004ha of native vegetation was approved for removal 

as part of Planning Permit 211/2020/P (issued 15 

September 2021) which resulted in the creation of the 

subject land.  

The vegetation removal was necessary to facilitate 

adequate access to Lot A on PS835792F.  

Given the vegetation removal occurred within the past 

5 years, the amount of past removal has been added 

to determine the assessment pathway for the current 

proposal.  

Past removal 0.004ha + 0.045ha Proposed removal = 0.049ha 

As the total extent of less remains less than 0.5ha the 

Application still follows a Basic Assessment Pathway.  

A copy of Planning Permit 211/2020/P and Native 

Vegetation Removal Report ID: 319-20210303-010 

have been included as attachments to this report.  

5. Avoid and 

minimise 

statement  

See later section of Report.   
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6. Property 

Vegetation Plan  

Not applicable.  

 

7. Defendable 

space statement  

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

8. Native 

Vegetation 

Precinct Plan  

The Application is not being made under the provisions 

of Clause 52.16.  

 

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

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

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

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

 Decision 

Guidelines 

Response/Comment 

1. Efforts to 

avoid and 

minimise 

vegetation 

removal to be 

commensurate 

with the 

biodiversity 

and other 

values.  

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

The subdivision has been specifically designed to 
maximise the retention of the roadside vegetation and to 
provide retention.  

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

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

2. Water 

courses, land 

degradation 

and 

groundwater.  

The vegetation in question is considered to play a minimal 

role in protecting water quality and preventing land 

degradation given its location. The vegetation is well 

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

contained on steep land.  

The remaining vegetation provided on the site and within 

the adjoining road reserves along Mount Lookout Road 

and Bullumwaal Road will be retained.     

3. Identified 

landscape 

values.  

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

The Environmental Significance Overlay does not apply to 
the land. The Vegetation Protection Overlay does apply to 
the land however is addressed in detail in an earlier 
section of this Report.  

4. Aboriginal 

Heritage Act 

2006.  

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

 

5. Defendable 

space.  

The vegetation is not being removed for the purpose of 

defendable space.  

6. Property 

Management 

Plan.  

There is no Property Management Plan applying to the 
subject land. 
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7. Offsets There is the ability to obtain and secure vegetation offsets 
which meet the offset requirements in accordance with 
the Guidelines. This has been demonstrated through the 
inclusion of a search statement from the Native 
Vegetation Credit Register.  

8. Clause 52.16  N/A 

The Application is not being made under the provisions of 

Clause 52.16. 

9. Impacts on 

biodiversity 

The vegetation being considered under Clause 52.17 will 

not have any significant impact on habitat for rare or 

threatened species.  

The Native Vegetation Removal Report identifies the 

Application as a Basic Assessment Pathway.  

 
Avoid & Minimise Statement  
 
The subject land is contained within the Low Density Residential Zone which 
anticipates residential occupation of the land similarly to that established within 
the surrounding context. It is also affected by the provisions of the Vegetation 
Protection Overlay – Schedule 1 of the East Gippsland Planning Scheme. There 
are no Environmental Significance Overlays applying to the site or immediate 
surrounds.  
 
Strategic documentation such as the Bairnsdale Growth Strategy specifically 
nominates the area for low density residential infill development. The zoning of 
the land and the presence of servicing within the area including power, water 
and telecommunications further enhances this expectation.  
 
Whilst the adjoining road reserves along both Bullumwaal Road and Mount 
Lookout Road are generally well vegetated, safe access needs to be 
established to the land consistent with Council’s Infrastructure Design Manual 
and Vic Roads Standard Drawings.  
 
Whilst individual access points could have been nominated from Bullumwaal 
Road and Wy Yung – Calulu Road to service the proposed lots, careful 
consideration was given to avoid and minimise impacts to the vegetated 
roadside corridor. If each allotment was provided with its own direct access from 
adjoining roads, it would have resulted in a greater extent of native vegetation 
loss.  
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Established vegetation within Mount Lookout Road 

 
The subdivision nominates each allotment greater than 4,000m² (0.4ha) in area 
in direct response to the requirements of the Low Density Residential Zone 
which prescribes a minimum lot area of 0.4ha for land not serviced by 
reticulated sewer. Lot sizes greater than 0.4ha also ensure there is no 
consequential vegetation losses incurred as a result of site area.  
 
As the subject land consists of pastoral grasses the establishment of the 
proposed boundaries do not result in any consequential loss having regard to 
the fence line exemption at Clause 52.17-7.  
 

 
Looking west into the site from existing cattle yards 

 
If initial subdivision concepts were adopted, they would have resulted in a 
greater impact to native vegetation. While earlier concepts sought to utilise 
existing points of access, a shared accessway was not originally proposed to 
service Lots 2 & 3.  
 
A site inspection revealed that the road reserve in front of Lots 2 & 3 only 
contained one location where vegetation was sparse in nature and that could 
otherwise achieve safe access with adequate sight lines. It was therefore 
considered logical to adopt a shared point of access through the sparse 
vegetation.  
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The alignment of the shared access for Lots 2 & 3 was considered having 
regard to impacts on the Tree Protection Zones (TPZ’s) of nearby trees. The 
position of the access was adjusted several times and calculations undertaken 
to determine the extent of TPZ’s impacted. This assisted us in adopting the final 
location of the shared access to Lots 2 & 3 which has the least impact on 
roadside vegetation.  
 
Given the vegetated nature of the adjoining road network, it was considered 
logical to make use of the existing points of access to assist in avoiding and 
minimising loss of native vegetation.  
 
Existing access to the cattle yards from Bullumwaal Road has been used to 
provide shared access to Lots 4 & 5. Whilst some minor assumed vegetation 
loss will be triggered to ensure the accessway is upgraded to a suitable 
standard, it otherwise makes good use of the existing gap in roadside 
vegetation. If access were adopted anywhere else along the frontage to Lots 4 
& 5 it would have a substantially higher impact to native vegetation.  
 

 
Vegetation south of proposed access to Lots 4 & 5 within Bullumwaal Road 

(to be retained)  

 
Consideration was given to constructing a new point of access to Lot 6 from 
Bullumwaal Road however it would have resulted in further impacts to 
vegetation. As our client is in ownership of Lot A on PS835792F it was 
determined feasible to make use of the newly established crossover. To enable 
this to occur a small section of carriageway easement has been nominated over 
Lot A on PS835792F to provide rights of access to proposed Lot 6. There is 
therefore no vegetation removal required to service proposed Lot 6. 
 
We have also pre-empted the need for servicing and new watermain which will 
be required to service the proposal. East Gippsland Water have expressed their 
preference for watermains to be excluded from private properties, and we have 
also recognised that establishing the watermain within Mount Lookout Road 
would otherwise result in substantial impacts to exiting vegetation.  
 
To overcome these issues the subdivision design has nominated a strip of 
‘Road’ adjacent to the southern boundary to accommodate servicing. The 
provision of servicing within the ‘Road’ will negate the conflict and further avoid 
impacts to existing roadside vegetation.     
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6.3.2 Land Adjacent to the Principal Road Network  
 

Given Bullumwaal Road is Transport Zone 2 consideration has been given to 
the Particular Provisions at Clause 52.29 Land Adjacent to the Principal Road 
Network.  

 
Planning approval is triggered at Clause 52.29-2 for:  

• The alteration of access to a road in a Transport Zone 2; & 

• To subdivide land adjacent to a road in a Transport Zone 2.  
 
The proposed crossing upgrade to service Lots 4 & 5 constitutes works 
(roadworks) which are exempt pursuant to Clause 62.02-2 however the upgrade 
of the crossing has the effect of altering access to the land at the front boundary 
thereby triggering approval at Clause 52.29-2. 
 
Decision Guidelines  
 
The subdivision has been designed to ensure that no new additional points of 
access are required from Bullumwaal Road. This has been achieved by utilising 
existing access to the land to serve relevant allotments.  
 
An existing accessway will be upgraded to facilitate shared access to proposed 
Lots 4 & 5. The use of this accessway is logical given it is provided with good 
sight distances to both the north and the south. It is expected that the design of 
the upgraded access will be generally consistent with Vic Roads Standard 
Drawing 4010 Typical Access to Rural Properties.  
 

 
Existing access to be upgraded to provide shared access to Lots 4 & 5 

   
Sight lines along Bullumwaal Road to the south and to the north from shared access to 

Lots 4 & 5 
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The nomination of carriageway easement over Lot A on PS835792F will provide 
rights of access to proposed Lot 6 thereby enabling the shared use of the 
existing access which has more recently been constructed. This shared 
accessway was constructed in accordance with Vic Roads Standard Drawing 
4010 Typical Access to Rural Properties.  
 

 
Existing access to Lot A on PS835792F to service proposed Lot 6 

 
Whilst proposed Lot 3 has frontage to Bullumwaal Road, access has been 
nominated from Mount Lookout Road thereby preventing the need for any new 
point of access off the Principal Road Network.  
 
7. Conclusion 
 
The proposed carriageway easement at 543 Bullumwaal Road and Multi Lot 
Subdivision, Removal of Vegetation, and Alteration of access to a road in a  to 
Transport Zone 2 at 40 Mount Lookout Road, Mount Taylor is considered to 
accord with all relevant provisions of the Low Density Residential Zone and 
Vegetation Protection Overlay of the East Gippsland Planning Scheme. The 
proposal is consistent with Planning Policy Framework and Local Policy 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. 
 
 
Crowther & Sadler Pty Ltd  
July 2025 
 
 










