
 
Form 2 

NOTICE OF AN APPLICATION FOR PLANNING PERMIT 
 

The land affected by the 
application is located at: 

19 Kings Cove Boulevard METUNG  VIC  3904  
Lot: 36 PS: 448622 

The application is for a 
permit to: 

Buildings and Works for a Dwelling and Outbuilding 

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

Planning Scheme Clause Matter for which a permit is required 

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

44.01-2 (EMO) Construct a building or construct or carry out works. 

44.01-3 (EMO) Remove, destroy or lop any vegetation. 

The applicant for the 
permit is: 

Latrobe Valley Drafting 

The application reference 
number is: 

5.2025.235.1 

 
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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Address:

Lot and Plan Number:

Standard Parcel Identifier (SPI):

Local Government Area (Council): www.eastgippsland.vic.gov.au

Council Property Number:

Planning Scheme: Planning Scheme - East Gippsland

Directory Reference:

Rural Water Corporation:

Urban Water Corporation:

Melbourne Water:

Power Distributor:

 FZ - Farming  GRZ - General Residential  LDRZ - Low Density Residential

 RLZ - Rural Living  TRZ2 - Principal Road Network  Water area

 Water course

From www.planning.vic.gov.au at 02 December 2024 11:38 AM

PROPERTY DETAILS

19 KINGS COVE BOULEVARD METUNG 3904

Lot 36 PS448622

36\PS448622

EAST GIPPSLAND

82145

East Gippsland

Vicroads 690 B3

UTILITIES

Southern Rural Water

East Gippsland Water

Outside drainage boundary

AUSNET

View location in VicPlan

Planning Zones

LOW DENSITY RESIDENTIAL ZONE (LDRZ) 

SCHEDULE TO THE LOW DENSITY RESIDENTIAL ZONE (LDRZ) 

Note: labels for zones may appear outside the actual zone - please compare the labels with the legend.

STATE ELECTORATES

Legislative Council: EASTERN VICTORIA

Legislative Assembly: GIPPSLAND EAST

OTHER

Registered Aboriginal Party: Gunaikurnai Land and Waters

Aboriginal Corporation

0  250 m
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Copyright © - State Government of Victoria 
Disclaimer: This content is provided for information purposes only. No claim is made as to the accuracy or authenticity of the content. The Victorian Government does not accept any liability to any
person for the information provided. 
Read the full disclaimer at https://www.delwp.vic.gov.au/disclaimer

Notwithstanding this disclaimer, a vendor may rely on the information in this report for the purpose of a statement that land is in a bushfire prone area as required by section 32C (b) of the Sale of
Land 1962 (Vic).
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 EMO - Erosion Management Overlay  Water area  Water course

 IPO - Incorporated Plan Overlay  Water area  Water course

Planning Overlays

EROSION MANAGEMENT OVERLAY (EMO) 

EROSION MANAGEMENT OVERLAY SCHEDULE (EMO) 

Note: due to overlaps, some overlays may not be visible, and some colours may not match those in the legend

INCORPORATED PLAN OVERLAY (IPO) 

INCORPORATED PLAN OVERLAY - SCHEDULE 1 (IPO1) 

Note: due to overlaps, some overlays may not be visible, and some colours may not match those in the legend

0  250 m

0  250 m
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 VPO - Vegetation Protection Overlay  Water area  Water course

 BMO - Bushfire Management Overlay  DDO - Design and Development Overlay  SLO - Significant Landscape Overlay

 Water area  Water course

Planning Overlays

VEGETATION PROTECTION OVERLAY (VPO) 

VEGETATION PROTECTION OVERLAY - SCHEDULE 3 (VPO3) 

Note: due to overlaps, some overlays may not be visible, and some colours may not match those in the legend

OTHER OVERLAYS

Other overlays in the vicinity not directly affecting this land

BUSHFIRE MANAGEMENT OVERLAY (BMO) 

DESIGN AND DEVELOPMENT OVERLAY (DDO) 

SIGNIFICANT LANDSCAPE OVERLAY (SLO) 

Note: due to overlaps, some overlays may not be visible, and some colours may not match those in the legend
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Further Planning Information

Planning scheme data last updated on 27 November 2024.

A planning scheme sets out policies and requirements for the use, development and protection of land. 
This report provides information about the zone and overlay provisions that apply to the selected land. 
Information about the State and local policy, particular, general and operational provisions of the local planning scheme 
that may affect the use of this land can be obtained by contacting the local council 
or by visiting https://www.planning.vic.gov.au

This report is NOT a Planning Certificate issued pursuant to Section 199 of the Planning and Environment Act 1987. 
It does not include information about exhibited planning scheme amendments, or zonings that may abut the land. 
To obtain a Planning Certificate go to Titles and Property Certificates at Landata - https://www.landata.vic.gov.au

For details of surrounding properties, use this service to get the Reports for properties of interest.

To view planning zones, overlay and heritage information in an interactive format visit
https://mapshare.maps.vic.gov.au/vicplan

For other information about planning in Victoria visit https://www.planning.vic.gov.au
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 Designated Bushfire Prone Areas  Water area  Water course

Designated Bushfire Prone Areas

This property is in a designated bushfire prone area. Special bushfire construction requirements apply to the part of the property mapped as a
designated bushfire prone area (BPA). Planning provisions may apply.

Where part of the property is mapped as BPA, if no part of the building envelope or footprint falls within the BPA area, the BPA construction requirements

do not apply.

Note: the relevant building surveyor determines the need for compliance with the bushfire construction requirements.

Designated BPA are determined by the Minister for Planning following a detailed review process. The Building Regulations 2018, through adoption of the

Building Code of Australia, apply bushfire protection standards for building works in designated BPA.

Designated BPA maps can be viewed on VicPlan at https://mapshare.vic.gov.au/vicplan/ or at the relevant local council.

Create a BPA definition plan in VicPlan to measure the BPA.

Information for lot owners building in the BPA is available at https://www.planning.vic.gov.au.

Further information about the building control system and building in bushfire prone areas can be found on the Victorian Building Authority website

https://www.vba.vic.gov.au. Copies of the Building Act and Building Regulations are available from http://www.legislation.vic.gov.au. For Planning Scheme

Provisions in bushfire areas visit https://www.planning.vic.gov.au.

Native Vegetation

Native plants that are indigenous to the region and important for biodiversity might be present on this property. This could
include trees, shrubs, herbs, grasses or aquatic plants. There are a range of regulations that may apply including need to
obtain a planning permit under Clause 52.17 of the local planning scheme. For more information see Native Vegetation (Clause
52.17) with local variations in Native Vegetation (Clause 52.17) Schedule

To help identify native vegetation on this property and the application of Clause 52.17 please visit the Native Vegetation
Information Management system https://nvim.delwp.vic.gov.au/ and Native vegetation (environment.vic.gov.au) or please
contact your relevant council.

You can find out more about the natural values on your property through NatureKit NatureKit (environment.vic.gov.au)

0  250 m
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Figure 1: Aerial image showing the proposed site highlighted in yellow and the surrounding area – 
(may not be up to date)  

 

 

Figure 2: Aerial image showing the proposed site as it was on 14/05/2005.   

 

Area of Works 

Area of Works 
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Figure 3: Aerial image showing the proposed site as it was on 5/11/2013.   

 

 

4  Clause 32.03 – Low Density Residential Zone 

 
Figure 4: Location area & zoning map – Low Density Residential Zone 

Purpose 
 

To implement the Municipal Planning Strategy and the Planning Policy Framework. 
To provide for low-density residential development on lots which, in the absence of 
reticulated sewerage, can treat and retain all wastewater. 
 
 

32.03-1 Table of uses  
 

Area of Works 
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Planning Permit is not required for a dwelling and associated outbuildings for this zone, as it meets 
the conditions of Section 1. 
 
 
32.03-2 Use of land for a dwelling  
A lot used for one or two dwellings or a small second dwelling must meet the following requirements: 

Requirement to be met: Response: 
Each dwelling or small second dwelling must be connected 
to reticulated sewerage, if available. If reticulated 
sewerage is not available, all wastewater from each 
dwelling must be treated and retained within the lot in 
accordance with the requirements in the Environment 
Protection Regulations under the Environment Protection 
Act 2017 for an on-site wastewater management system. 
 

Reticulated sewerage is available for 
this site and therefore the proposal will 
be connected to this. 

Each dwelling or small second dwelling must be connected 
to a reticulated potable water supply or have an alternative 
potable water supply, with appropriate storage capacity. 
 

Reticulated potable water supply is 
available for this site and therefore the 
proposal will be connected to this 
supply. 

Each dwelling or small second dwelling must be connected 
to a reticulated electricity supply or have an alternative 
energy supply. 
 

Reticulated electricity supply is 
available for this site and therefore the 
proposal will be connected to this 
supply.  

 
 
32.08-4 Building and Works  
A permit is required to construct or carry out any of the following: 

 A building or works associated with a use in Section 2 of Clause 32.03-1. 
 An outbuilding which has dimensions greater than those specified in a schedule to this zone 

(none specified in the schedule). 

This does not apply to structural changes to a dwelling provided the size of the dwelling is not 
increased or the number of dwellings is not increased. 

Response: 

Planning Permit is not required for a dwelling and associated outbuildings for this zone. 
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5  Clause 44.01 – Erosion Management Overlay 

 
Figure 5: Erosion Management Overlay – (EMO) 

Purpose 

 To implement the Municipal Planning Strategy and the Planning Policy Framework. 
 To protect areas prone to erosion, landslip, other land degradation or coastal processes by 

minimising land disturbance and inappropriate development. 

44.01-1 Erosion management objectives and statement of risk  
 
A schedule to this overlay may contain: 

 Erosion management objectives to be achieved. 

 A statement of risk. 

Schedule to Clause 44.01 Erosion Management Overlay 
Management of Geotechnical Hazard 

1.0 Erosion management objectives to be achieved 

 To ensure that applications for the development of land subject to high or very high 
geotechnical hazard are accompanied by expert geotechnical risk assessments. 

 To ensure that development is designed and carried out in accordance with the 
recommendations of expert geotechnical risk assessments. 

 To ensure that development does not increase the risk of geotechnical hazard to life or 
property. 

 To encourage the rehabilitation of land affected by geotechnical hazard. 

2.0 Statement of risk 

None specified. 
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3.0 Permit requirement 

A permit is not required to: 

 Construct a dwelling, including a replacement dwelling or a small second dwelling. 

 Construct or carry out works ancillary to an existing dwelling including domestic swimming 
pools or spas (and associated mechanical and safety equipment). 

 Construct a non-habitable building with a gross floor area that does not exceed 200 square 
metres. 

 Alter or extend existing buildings. 

 Construct or carry out works associated with water tanks, bores, wind turbines or solar 
energy facilities associated with accommodation or agriculture uses. 

 Undertake agricultural activities such as ploughing, grazing and slashing of substantially 
cleared areas maintained for pasture or crop raising. 

 Construct or carry out works associated with advertising structures. 

 Construct or carry out works associated with a jetty. 

 Construct or carry out earthworks that result in a modified ground surface that is less 
than one metre above or below the natural ground level. 

 Construct any structures necessary to prevent soil erosion, or to ensure soil conservation or 
reclamation.  

 Construct or carry out buildings and works generally in accordance with the approved 
Brookfield Lakes Development Plan. 

 Undertake buildings or works carried out by or on behalf of a public authority, government 
department or municipal council. 

 Remove, destroy or lop vegetation if any of the following apply: 

o The cutting of reasonable amounts of firewood and fencing timber for personal use 
by the owner or occupier of the subject land. 

o Removal of the minimum extent of vegetation necessary for the establishment and 
maintenance of fences. 

o Removal of vegetation on a lot in a residential zone with a lot area no larger than 0.4 
hectares and where the slope of the site of vegetation removal does not exceed 20 
per cent. 

o Removal of no more than five trees on a lot in a rural zone where the slope of the site 
of vegetation removal does not exceed 20 per cent.   

o Pruning or lopping of vegetation where no more than one-third of the foliage is 
removed from any individual plant and the trunk is not pruned or lopped. 

o Vegetation removal carried out by or on behalf of a public authority, government 
department or municipal council. 
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Response: 
A permit is not required to construct a dwelling with associated outbuildings and water tanks, to 
construct any structures necessary to prevent soil erosion, or to ensure soil conservation or 
reclamation, and for any pruning or lopping of vegetation where no more than one-third of the 
foliage is removed from any individual plant and the trunk is not pruned or lopped, however a 
permit is required to carry out earthworks that result in a modified ground surface that is more 
than one metre above or below the natural ground level (which is applicable in this application for 
the excavation required for the dwelling), and for any removal or lopping of vegetation not 
complying with the above-mentioned conditions (vegetation will be removed/lopped within the 10m 
bushfire maintenance zone).  

The location of the dwelling has been chosen to maximise the area cleared of vegetation for private 
open space, in addition to enabling a second storey design whilst minimising the height out of the 
ground, and providing a good view of the landscape below. The earthworks required for the dwelling 
result in a modified ground surface that is more than one metre above or below the natural ground 
level, as mentioned above. For the construction of the dwelling, there will be one large gum tree 
removed, as shown on the site plan, Lv5105-003B.  

The location of the garage has been chosen for proximity to the dwelling, as well as maximising the 
area cleared of vegetation for private open space and being located in an area with slightly less 
vegetation than other areas along that boundary to reduce vegetation removal. The earthworks 
required for the garage will result in a modified ground surface less than one metre above or below 
the natural ground level, which is an exemption in this overlay. For the construction of the garage, 
several native trees will be removed. The large gum tree to the south will be lopped/pruned no more 
than one-third of the foliage, to comply with the requirements of this overlay.  

The location of the shed has been chosen for proximity to the larger part of the site which will 
require regular vegetation maintenance (the shed will house gardening equipment/machinery). 
Levels to the shed are yet to be confirmed on site, however it is assumed that the earthworks 
required for the shed will result in a modified ground surface that is more than one metre above or 
below the natural ground level. For the construction of the shed, several native trees will be 
removed, as shown on the site plan, Lv5105-003A.  

Erosion protection measures for all three buildings will be designed by a suitably qualified engineer 
at construction stage. 

4.0 Application requirements  

The following application requirements apply to an application for a permit under Clause 44.01, in 
addition to those specified in Clause 44.01 and elsewhere in the scheme and must accompany an 
application, as appropriate, to the satisfaction of responsible authority: 

Requirement to be met: Response: 
A Site and Surrounds Plan must be drawn to scale with 
dimensions and show: 

o Details of the land and adjoining land 
including areas of existing erosion, 
topography, waterways, vegetation, all 
existing development, retaining walls, 
drainage, other infrastructure and any 
other relevant site and locality features. 

o All proposed development including details 
of excavations and fill, vegetation removal, 

Refer to attached architectural 
drawings.  
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driveways, retaining walls and effluent 
disposal systems. 

o Details of any existing and/or proposed 
building envelopes on the land. 

 
A geotechnical risk assessment which is to include as 
appropriate: 
 

o Details of the date and methodology of the 
geotechnical assessment undertaken. 

o Details of the geotechnical hazards 
relevant to the proposed development and 
to adjoining land. 

o Recommendations about measures to be 
taken to manage geotechnical hazards 
including but not limited to: 

 The suitability of the land for the 
proposed development. 

 Measures to manage geotechnical 
hazard during the development 
period. 

 Limitations to excavations and fill. 
 Soil rehabilitation techniques for 

disturbed areas.  
 Drainage design and capacity. 
 Footings and foundation design 

including any required retaining 
walls. 

 The design of structural elements 
including load bearing capacities. 

 Any other measures required to be 
undertaken on- or off-site to 
manage geotechnical hazard. 

o Recommendations to minimise the residual 
risk to life and property after the 
development is completed. 

 

Will be supplied if requested.  

If a suitably qualified and experienced geotechnical 
practitioner demonstrates to the satisfaction of the 
responsible authority that a geotechnical risk assessment is 
not relevant to the assessment of an application, the 
responsible authority may reduce or waive the requirement 
for a geotechnical risk assessment. 
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6  Clause 43.03 – Incorporated Plan Overlay 

 
Figure 6: Incorporated Plan Overlay – (IPO1) 

Purpose 

 To implement the Municipal Planning Strategy and the Planning Policy Framework. 
 To identify areas which require: 

o The form and conditions of future use and development to be shown on an 
incorporated plan before a permit can be granted to use or develop the land. 

o A planning scheme amendment before the incorporated plan can be changed. 

 To exempt an application from notice and review if it is generally in accordance with an 
incorporated plan. 

 

Schedule 1 to Clause 43.03 Incorporated Plan Overlay 
Storth Ryes, Metung (now known as Kings Cove Metung P/L, which is in liquidation) 

 



19 Kings Cove Boulevard Metung VIC 3904 – Planning Application Report – July 2025 

12 | P a g e  
 

 
Figure 7: Storth Ryes Incorporated Plan as found at: 

https://www.eastgippsland.vic.gov.au/building-and-development/incorporated-documents 

 
Figure 8: Close up of Storth Ryes Incorporated Plan as found at: 

https://www.eastgippsland.vic.gov.au/building-and-development/incorporated-documents 

Response: 
The proposed development complies with the requirements as listed on the incorporated plan 
above. The approved planning permit for the residential development of Storth Ryes/Kings Cove 
outlines further requirements for the site, but also includes a statement as follows:  

“The development of lots approved by this permit for the purpose of a dwelling will be exempt from 
the need to obtain a separate planning permit provided:  

 all buildings are constructed wholly within approved building envelopes;  
 all construction and site development works are carried out strictly in accordance with the 

approved Soil and Water Management Plan, to the satisfaction of the responsible authority, 
and  

 the requirements of Clause 32.03-2 (Use for one or two dwellings or a dependent persons 
unit) can be met.”  
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Figure 9: Clause 12 from Instrument AB573238L: Planning Permit for 15 Hardys Road Metung 

The proposed outbuilding (for use as a garden shed) is proposed to be outside of the building 
envelope. The proposed location is for proximity to the larger part of the site which will require 
regular vegetation maintenance.  

Therefore, a permit is required for the proposed development under this overlay.   

Requirements of Clause 32.03-2 have been met as mentioned previously mentioned in this report.  

See below for response to the Soil and Water Management Plan.  

 
Figure 10: Table 1 from Instrument AB573238L: Soil and Water Management Plan 

The proposal will implement all erosion control measures as detailed in the Soil and Water 
Management Plan. Any erosion control measures required to be engineered will be designed by an 
appropriately qualified engineer at construction stage. All stormwater will be drained as required to 
the drain fronting the allotment as specified, designed by an appropriately qualified engineer at 
construction stage. 
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7  Clause 42.02 – Vegetation Protection Overlay 

 
Figure 11: Vegetation Protection Overlay – (VPO3) 

Purpose 

 To implement the Municipal Planning Strategy and the Planning Policy Framework. 
 To protect areas of significant vegetation. 
 To ensure that development minimises loss of vegetation. 
 To preserve existing trees and other vegetation. 
 To recognise vegetation protection areas as locations of special significance, natural beauty, 

interest and importance. 
 To maintain and enhance habitat and habitat corridors for indigenous fauna. 
 To encourage the regeneration of native vegetation. 

44.01-1 Vegetation significance and objectives 
 
A schedule to this overlay may contain: 

 A statement of the nature and significance of the vegetation to be protected. 

 The vegetation protection objectives to be achieved. 

44.01-2 Permit requirement 
A permit is required to remove, destroy or lop any vegetation specified in a schedule to this overlay. 

This does not apply: 

 If the table to Clause 42.02-3 specifically states that a permit is not required. 
 To the removal, destruction or lopping of native vegetation in accordance with a native 

vegetation precinct plan specified in the schedule to Clause 52.16. (Not applicable) 
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Figure 12: Table of Exemptions for the Vegetation Protection Overlay – (VPO3) 

Schedule 3 to Clause 42.02 Vegetation Protection Overlay 
NUNGURNER-METUNG VEGETATION PROTECTION AREA 

1.0 Statement of nature and significance of vegetation to be protected 
 
The Nungurner-Metung area is located on the shores of the Gippsland Lakes and comprises large 
areas of remnant native vegetation and tree-lined roadsides.  Much of the area constitutes a Site of 
Biological Significance, whilst significant areas of native vegetation are also located within the built 
up areas. 

Vegetation contributes significantly towards aesthetic values of the area and provides for a unique 
character in a lakeshore setting, resulting in a highly attractive area to both local residents and 
visitors. 

Remnant native vegetation throughout the area, including important examples of coastal vegetation, 
Gippsland Coastal Grey Box and Box - Ironbark communities, is of high conservation value and 
provides important fauna habitat. 

Remnant native vegetation plays an important role in stabilising the often highly erodible dissected 
gullies characteristic of the area. 
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Conservation and enhancement of this area is generally important to, and supported by, the local 
community. 

Background documents  

Gippsland Lakes Coastal Action Plan, (Gippsland Coastal Board, 1999). 

 
3.0 Permit requirement 
A permit is required to remove, destroy or lop any vegetation.  This does not apply in the following 
circumstances: 

 For vegetation that is dead or less than 2 metres in height or less than 10 years old. 

 To the minimum extent of vegetation necessary for the maintenance of existing fences. 

 For the removal or lopping of the minimum extent of vegetation necessary for regular 
maintenance carried out by or on behalf of a public authority, government department or 
municipal council. 

 For the removal, destruction or lopping of any vegetation deemed unsafe by a suitably 
qualified arborist and/or to the satisfaction of the responsible authority. 

 For activities conducted on public land by or on behalf of the Department of Sustainability 
and Environment under the relevant provisions of the Reference Areas Act 1978, the National 
Parks Act 1975, the Fisheries Act 1995, the Wildlife Act 1975, the Land Act 1958, the Crown 
Land (Reserves) Act 1978 or the Forests Act 1958. 

All applications to remove, destroy or lop any vegetation should demonstrate how any relevant 
Decision Guidelines have been incorporated so as to avoid or minimise impact to high conservation 
value vegetation and high landscape values. 

An application must also be accompanied by the following information, as appropriate: 

 Description of the purpose for which the removal, destruction or lopping of vegetation is to 
be undertaken. 

o Detailed scale map of the subject land indicating north and showing: 

o Property boundaries and dimensions. 

o Area where removal of vegetation is to be undertaken, existing cleared area, and 
area to be retained as vegetation. 

o Type and condition of vegetation that is proposed to be removed or cleared. 

o All waterways and drainage lines, including permanent and temporary streams, and 
wetlands. 

o Adjacent roads and any unused road easements. 

 Any native fauna known to be present on or near the subject land. 
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Response: 
As the proposal includes the removal of some planted native vegetation for the construction of the 
dwelling & outbuildings, which falls outside of the permitted conditions, a permit is required.  

Removal of vegetation for fire protection will be undertaken within a 10m radius of the dwelling to 
ensure there is no flammable vegetation within vulnerable areas of the building as recommended in 
the BAL assessment. The areas of removal of vegetation are shown on the site plan, Lv5105-003B.  

For the construction of the dwelling, there will be one large gum tree removed, as shown on the site 
plan, Lv5105-003B.  

For the construction of the garage, several native trees will be removed. The large gum tree to the 
south will be lopped/pruned no more than one-third of the foliage, to comply with the requirements 
of the Erosion Management Overlay.  

For the construction of the shed, several native trees will be removed, as shown on the site plan, 
Lv5105-003A. 

5.0 Decision guidelines  

The following decision guidelines apply to an application for a permit under Clause 42.02, in addition 
to those specified in Clause 42.02 and elsewhere in the scheme which must be considered, as 
appropriate, by the responsible authority: 

Guideline & Response 

The extent to which the vegetation sought to be removed or cleared contributes towards the need to: 
o Conserve and enhance areas of high conservation value vegetation. 
o Conserve and enhance fauna habitat and habitat corridors. 
o Protect and enhance the visual amenity and landscape quality of the area. 
o Minimise the risk of soil erosion, sedimentation and degradation of water quality. 

 
The vegetation proposed for removal comprises a number of native tree species planted 
approximately 12 years ago, primarily for landscaping purposes. These trees are not considered 
remnant vegetation and do not form part of a naturally occurring ecological community. They are 
located in a previously cleared residential allotment and do not contribute to the structural or floristic 
integrity of the surrounding remnant vegetation.  
Although the site is within a designated Vegetation Protection Overlay, the specific vegetation 
proposed for removal: 

 Is not remnant or old-growth vegetation and was established in a managed, residential 
context. 

 Does not provide critical habitat for threatened species nor form part of mapped high-value 
habitat corridors within the overlay. 

 Is not connected to significant roadside vegetation or broader patches of native bushland that 
characterise the most sensitive parts of the overlay area. 

Therefore, while the site is subject to heightened environmental controls due to its broader landscape 
setting, the vegetation proposed for removal makes a low individual contribution to the area’s overall 
conservation value. The proposal is consistent with the intent of the overlay, which allows for the 
reasonable development of residential properties, provided that impacts are managed and 
minimised. 
 
The need to assess alternative options regarding the removal of vegetation, to better achieve the 
Overlay objectives. 
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During the design phase, several alternatives were considered to ensure alignment with the VPO 
objectives, including reviewing the siting of the proposed dwelling to reduce impacts on existing 
vegetation. The current proposed position reflects a balance between minimising vegetation loss, 
maximising open space, enabling a two-storey design with minimal above ground heights, and 
obtaining a good view of the surrounding landscape. 
The need to undertake revegetation with appropriate indigenous species to offset any loss of 
environmental values resulting from the works or development. 
 
As mentioned previously, the vegetation to be removed was planted by the owners of the site 
approximately 12 years ago as part of post-subdivision landscaping and do not constitute as remnant 
native vegetation; it was not naturally occurring prior to subdivision and was intentionally planted. 
The vegetation does not hold the same ecological or biodiversity values as long-established, self-
sustaining vegetation communities that underpin the need for formal revegetation or biodiversity 
offsets. 
 
The Municipal Planning Strategy and the Planning Policy Framework. 
 
Municipal Planning Strategy: 
Clause 02.03-1 (Natural Resource Management – Biodiversity): 
The proposal avoids the removal of remnant or significant native vegetation and minimises ecological 
disturbance, thereby supporting biodiversity conservation. 
Clause 02.03-5 (Built Environment and Heritage): 
The design ensures that development is compatible with the landscape character and environmental 
values of the local area, with a landscape response that complements the surrounding natural setting. 
Clause 02.04 (Strategic Directions): 
The dwelling is located within an established residential area and reflects strategic direction to 
accommodate growth within serviced settlements while protecting the environmental qualities that 
define the region. 
Planning Policy Framework: 
Clause 12.01-1S (Protection of Biodiversity): 
The development avoids impacts on biodiversity by not removing remnant vegetation or high-value 
ecological communities, and includes voluntary planting of indigenous species to support local flora 
and fauna. 
Clause 12.01-2S (Native Vegetation Management): 
The proposal minimises vegetation loss by retaining trees where feasible and removing only young, 
planted vegetation that does not qualify as remnant under relevant definitions. Offset requirements 
do not apply, but landscaping will enhance site resilience. 
Clause 15.01-5S (Neighbourhood Character): 
The proposed dwelling has been designed to respect the vegetated and natural character of the 
Metung area, with architectural and landscape responses that integrate into the coastal and bushland 
setting. 
Clause 12.05-2S (Landscapes): 
By avoiding removal of significant landscape features and incorporating indigenous landscaping, the 
development supports the protection of the natural landscape character of the Nungurner–Metung 
VPO. 
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 proposed development responds appropriately to the Vegetation Protection Overlay by avoiding 
the removal of remnant or ecologically significant vegetation identified in the overlay's statement of 
nature and significance. The vegetation proposed for removal comprises native species planted 
approximately 12 years ago as part of landscaping and does not contribute to the area's remnant 



19 Kings Cove Boulevard Metung VIC 3904 – Planning Application Report – July 2025 

19 | P a g e  
 

vegetation network, habitat corridors, or primary erosion control functions. To ensure site stability, 
engineering measures will be incorporated into the design to manage erosion and protect the 
integrity of the landscape. The proposal aligns with the overlay objectives by protecting significant 
vegetation, maintaining landscape aesthetics, and supporting the environmental values of the 
Nungurner–Metung area. 
The effect of the proposed use, building, works or subdivision on the nature and type of vegetation to 
be protected. 
The proposed buildings will have minimal effect on the nature and type of vegetation intended to be 
protected under the Vegetation Protection Overlay. The vegetation to be removed does not include 
remnant native vegetation or communities of high conservation value, such as Coastal Grey Box or 
Box–Ironbark woodlands, which are the focus of protection under the overlay. Instead, the trees 
affected are non-remnant, planted native species with limited ecological significance. The building 
footprint has been designed to avoid impacts on any significant vegetation.  As such, the development 
will not compromise the values the overlay seeks to protect. 
The role of native vegetation in conserving flora and fauna. 

Most of the site is covered with planted native vegetation that will be retained to conserve existing 
flora and fauna; the area of vegetation proposed for removal is minimal in comparison and consists of 
non-remnant, planted species with limited habitat value. The large area of remaining indigenous 
landscaping will continue to support local biodiversity and ecological function. 
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. 
The vegetation proposed for removal is not rare and does not form part of a recognised wildlife 
corridor. 
The need to retain vegetation which prevents or limits adverse effects on ground water recharge. 

Most of the site's vegetation will be retained, ensuring its role in limiting adverse effects on 
groundwater recharge is maintained, and engineering will be undertaken to design a suitable solution 
that supports site stability and sustainable water management as per the Soil and Water 
Management Plan of the site.  
The need to retain vegetation: 

o Where ground slopes exceed 20 percent. 
o Within 30 metres of a waterway or wetland. 
o On land where the soil or subsoil may become unstable if cleared. 
o On land subject to or which may contribute to soil erosion, slippage or salinisation. 
o 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. 

o Which is of heritage or cultural significance. 

Most of the vegetation of the area of the site with a slope exceeding 20 percent will be retained. All 
vegetation within 30m of the waterway is to be retained. Any land where soil may become unstable 
when cleared, or contribute to soil erosion, will have erosion control measures designed by an 
engineer. There are no areas of heritage or cultural significance that will be affected by the proposed 
removal of vegetation.  
The need to remove, destroy or lop vegetation to create a defendable space to reduce the risk of 
bushfire to life and property. 
As mentioned previously, the removal of vegetation for fire protection will be undertaken within a 
10m radius of the dwelling to ensure there is no flammable vegetation within vulnerable areas of the 
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building as recommended in the BAL assessment. The areas of removal of vegetation are shown on 
the site plan, Lv5105-003B.  
Any relevant permit to remove, destroy or lop vegetation in accordance with a land management plan 
or works program. 
N/A 

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

N/A 

Whether provision is made or is to be made to establish and maintain vegetation elsewhere on the 
land. 
As mentioned previously, most of the site is covered with planted native vegetation that will be 
retained. 

 

 

8  Conclusion 
This report has addressed the relevant planning controls and requirements associated with the 
proposed construction of a dwelling, water tank, and associated outbuildings (garage and shed) at 
19 Kings Cove Boulevard, Metung. The proposal has been assessed against all applicable planning 
policies and overlay provisions, with each requirement appropriately addressed. The development 
has been designed to respect the surrounding residential context and neighbourhood character. 
Overall, the proposal represents a considered and suitable response to the applicable policy 
framework and planning objectives. 
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9 Photographic Survey 
 

 

Image 1: View of cleared area, looking towards driveway (north). 
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Image 2: View of proposed dwelling site at top of access track (looking west).   

 

Image 3: View of cleared area, looking south towards top of access track.  

 

 

Image 4: View of cleared area, looking north from access track.  
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Image 5: Aerial view of proposed site, access track to the south is at the top of the image, with the 
driveway to the north visible at the bottom right of the image.  

 

Image 6: View of cleared area & side boundary vegetation, looking towards driveway (north). 

 

- END OF REPORT - 
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AS 3959 BAL Assessment Report 
This report has been prepared by a Certified Practitioner using the Simplified Procedure (Method 1) as detailed in 
Section 2 of AS 3959 – 2018 and VPP Clause 53.02 Bushfire Planning. All enquiries related to the information and 
conclusions presented in this report must be made to the Certified Practitioner. 
 

Property Details and Description of Works 
 

Address Details 
 

Address 
19 KINGS COVE BOULEVARD METUNG 3904 

State 
VIC 

 Lot 36 PS448622 

Local government area EAST GIPPSLAND 

Main BCA class of the 
building    Class 1a  Use(s) of the building Residence  

Description of the 
building or works 

Proposal is for the  construction of a habitable building.   

Report Details 
 

Report / Job Number 
25307 

Report Version 
1.0 

Assessment Date 
9 May 2025 

Report Date 
12 May 2025 

Practitioner Contact Details 0450 770 778 or paul@keystonealliance.com.au 
 

Keystone Alliance  

 
  

Reliance on the assessment and determination of the Bushfire Attack Level contained in this report should not extend beyond a period of 12 months from the date 
of issue of the report.  If this report was issued more than 12 months ago, it is recommended that the validity of the determination be confirmed with the 
Accredited Practitioner and where required an updated report issued. 

 

 

Bushfire Attack Level Assessment Report 
Prepared by Paul Apostolos Oikonomidis 

Post Graduate Diploma in Bushfire Protection  

Western Sydney University 

Assessing properties in bushfire prone areas since 2010 
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   Site 
Assessment & Site Plans 

The assessment of this site / development was undertaken on 9 May 2025 by a Certified Practitioner for the purpose 
of determining the Bushfire Attack Level in accordance with the Victorian Planning Provisions and AS 3959 - 2018 
Simplified Procedure (Method 1) and the VPP Clause 53.02.  
 

 

Vegetation Classification All vegetation within 150m of the site / proposed development was classified in accordance 
with Clause 2.2.3 of AS 3959-2018 & VPP Clause 53.02 Bushfire Planning.  Each distinguishable vegetation plot with the 
potential to determine the Bushfire Attack Level is identified in Photos ID’s & Plots Pgs. 3 & 4.  

Plot3 
Modified 

      
 

 

Plot2 
Excludable – Clause 

2.2.3.2(f) 
 0 d  Sl  

 

Plot1 
Excludable – Clause 

2.2.3.2(f) 
    

 

 

Plot4 
Modified 
    

 
 

 

Plot5 
Excludable – Clause 

2.2.3.2(f) 
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Photo ID: North   Plot: 1 Vegetation Classification or 
Exclusion Clause Description / Justification for Classification 

 Excludable – Clause 
2.2.3.2(f) 

Adjacent residential property maintains 
vegetation to low fuel levels 

 
Photo 
ID: East  Plot: 2 

Vegetation Classification or 
Exclusion Clause Description / Justification for Classification 

 Excludable – Clause 
2.2.3.2(f) 

Adjacent residential property maintains 
vegetation to low fuel levels 
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Photo ID: South 
East Plot: 3 Vegetation Classification or 

Exclusion Clause Description / Justification for Classification 

 Modified Vegetation within property boundaries is 
maintained to low fuel levels, but not low threat. 

 

Photo ID: South
West Plot: 4 Vegetation Classification or 

Exclusion Clause Description / Justification for Classification 

 Modified Vegetation within property boundaries is 
maintained to low fuel levels, is of low threat. 
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Photo ID: West Plot: 5 Vegetation Classification or 
Exclusion Clause Description / Justification for Classification 

 Excludable – Clause 2.2.3.2(f) Adjacent residential property maintains 
vegetation to low fuel levels. 
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Appendix 1: Plans and Drawings 

Plans and drawings relied on to determine the bushfire attack level 

Drawing / Plan Description Site Plan by - Latrobe Valley Drafting Job Number - Revision - Date of Revision  - 
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Vegetation to the southeast  &  southwest of the site has been identified as ‘modified vegetation’  
DELWP’s Sep2017 Technical Guide notes that modified vegetation can occur where fuel loads are high but the vegetation is 
modified because of urban development, gardens, the way the vegetation is configured (for example, limited or no understorey), or 
because the fuel loads are different from the fuel loads assumed by AS3959-2018 but the vegetation cannot be excluded as it is not 
low-threat or low-risk. 
“Modified Vegetation” the construction requirements are with a BAL 29 as in Victoria’s Planning Provisions Clause 53.02-5 Table 1 
& 2 defendable space and construction. 
 
Notes / Recommendations  
For the proposal to comply with a BAL – 29 an area of maintained vegetation from the property boundary an area will need to be 
provided in the declared fire danger period t to be managed around the building 50m or to property boundary whichever is lesser 
as in Figure 1 below, to the following requirements: 
• Grass must be short cropped and maintained during the declared fire danger period. 
• All leaves and vegetation debris must be removed at regular intervals during the declared fire period. 
• Within 10 metres of a building, flammable objects must not be located close to vulnerable parts of the building. 
• Plant greater than 10 centimetres in height must not be placed within 3 metres of a window or glass feature of the building. 
• Shrubs must not be located under the canopy of trees. 
• Individual clumps of shrubs must not exceed 5m2 in area and must be separated by at least 5 metres. 
• Trees must not overhang or touch any elements of the building. 
• The canopy of trees must be separated by at least 2 metres. 
• There must be a clearance of at least 2 metres between the lowest tree branches and ground level. 

 
Figure 1 

Appendix 2: Additional Information / Advisory Notes 
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10-30 & 10-50 Rule For buildings constructed before Sep. 2009 
Specific exemptions apply in clause 52.12 of Victorian planning schemes that allow you to clear vegetation 
around your property to create or maintain defendable space for bushfire protection without a planning 
permit as seen in the DEWLP website.  

 
https://www.planning.vic.gov.au/policy-and-strategy/bushfire/your-property/vegetation-removal-for-bushfire-protection 
 
https://www.planning.vic.gov.au/policy-and-strategy/bushfire/your-property/vegetation-removal-for-bushfire-
protection#Where_the_rules_apply 

https://www.planning.vic.gov.au/policy-and-strategy/bushfire/your-property/vegetation-removal-for-bushfire-protection
https://www.planning.vic.gov.au/policy-and-strategy/bushfire/your-property/vegetation-removal-for-bushfire-protection#Where_the_rules_apply
https://www.planning.vic.gov.au/policy-and-strategy/bushfire/your-property/vegetation-removal-for-bushfire-protection#Where_the_rules_apply

















