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Introduction

This planning report is prepared in support of proposed multi-lot subdivision and
removal of native vegetation at 17 Martin Street, Mallacoota. The report
addresses the provisions of the General Residential Zone, Design and
Development Overlay 12 and Vegetation Protection Overlay 8 as contained within
the East Gippsland Planning Scheme.

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

Aerial image of the subject land and wider surrounds (Source: VicPlan)
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Subject Land & Surrounding Context

Formally known as Lot A on PS 528610D or more commonly known as 17 Martin
Street, Mallacoota the subject land is a large residential zoned parcel of land.
The land parcel is 29,210.86 square metres or 2.92 hectares and is developed
by a large dwelling located in the south-eastern part of the land. The dwelling
enjoys vehicle access to Martin Street.
Native vegetation and some planted vegetation are located on the property. The
planted vegetation is located around the dwelling with the native vegetation
scattered around the property particularly along the western and northern
boundaries.
To the south of the subject land is a single storey weatherboard dwelling and a
double storey dwelling both which obtain access from Martin Street. To the east
are two larger land parcels both developed for the purposes of a dwelling. Both
properties have substantial and developed gardens. West of the subject land is
a large property developed by a dwelling. North of the subject land is a densely
vegetated public reserve.

Image of the subject land and western neighbouring property looking north-west
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Image of the subject land looking north-east

Image of the subject land looking north-east and east

Image of the subject site looking east noting neighbouring eastern dwelling (left)
and existing dwelling (right) to be contained on proposed lot 24.
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The Application & Proposal

It is proposed to undertake a multi-lot subdivision consisting of 24 lots and the
development of a road. It is also proposed to develop a reserve of 262 square
metres leading from the court bowl to the reserve north of the subject land.
The subject land is undulating and falls from the south-west to the north-east.
The proposed lots range in area from 669 square metres to 3180 square metres.
The dwelling developed on the land will be contained in proposed lot 24. Lots 3 24 will be provided access from the proposed road with lots 1 and 2 obtaining
access from Martin Street.
An existing powerline, drainage and sewerage easement runs along part of the
southern boundary and the length of the eastern boundary.
The native vegetation on the subject land is considered to be lost under the Native
Vegetation Guidelines and is required to be offset.
There is significant vegetation planted around the existing dwelling to form a
garden setting.
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Plan of proposed subdivision
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The subject Application triggers approval at the following Clauses of the East
Gippsland Planning Scheme:
•
•
•
•

4.

Clause 32.08-3 General Residential Zone – a planning permit is
required to subdivide the land.
Clause 42.02-2 Vegetation Protection Overlay – a planning permit is
required to remove vegetation.
Clause 43.02-3 Design and Development Overlay – a planning permit
is required to subdivide the land.
Clause 52.17 Native Vegetation – a planning permit is required to
remove native vegetation.
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.

The land is not located within an area of cultural heritage sensitivity and as such
a mandatory Cultural Heritage Management Plan is not required.

Cultural Heritage Sensitivity Mapping (Source: VicPlan)
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Clause 11.01-1S seeks to promote the sustainable growth and development of
Victoria and deliver choice and opportunity for all Victorians through a network of
settlements. This objective is supported by a number of strategies which the
proposed subdivision achieves:
•
•
•
•

The proposed subdivision is consistent with the Mallacoota Strategy Plan.
It will provide for a growth in population within the settlement boundary of
Mallacoota.
Provides an improved land use and development outcome by promoting
appropriate infill development.
Limits urban sprawl through existing settlement growth and promotes
urban renewal and infill development.

Settlement – Gippsland at Clause 11.01-1R identifies that Mallacoota is a small
town where sustainable change is supported.
Consistent with Clause 11.03-4S Coastal Settlement the proposed development
of the subject land will provide a broad range of housing types and assists to
manage population growth within the existing settlement boundaries.
Protecting and enhancing the marine and coastal environment is the objective at
Clause 12.02-1S Protection of the Marine and Coastal Environment. The
proposed subdivision will utilise water sensitive urban design methods and
disturbance of sediments can be managed during construction.
The subject land is well setback from the Mallacoota Inlet foreshore and is located
on elevated land. As such the proposed development is very unlikely to be subject
to Coastal Inundation and Erosion at Clause 13.01-2S.
Consistent with Clause 13.02-1S the subject land is not subject to the Bushfire
Management Overlay. However, is it within the designated bushfire mapping and
is a subdivision exceeding ten lots. A detailed assessment is provided within this
report that identifies the risk to human life from bushfire and mitigation measures.
Consistent with Clause 15.01-2S Building Design the proposal responds
positively with the objective and strategies:
•
•
•

The proposal responds to the strategic and cultural context of the location
by promoting infill development close to the services of the town.
A range of lot sizes is proposed to ensure dwelling diversity.
Form, scale and appearance of future development can be managed
through the existing planning scheme controls of the Design and
Development Overlay ensuring built form outcomes are consistent with
neighbouring properties.
19695 Report
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Safe access and egress for pedestrians, cyclists and vehicles will be
achieved. The new road will be developed with a footpath. The new road
is located to achieve safe sightlines and will be a low speed environment.

Clause 15.01-3 Subdivision Design meets the objective and relevant strategies
by:
•
•
•
•

Assisting to create a compact neighbourhood within walking distances to
activities.
It will support the Mallacoota Activity Centre.
It will be a safe and functional and attractive subdivision. Creating a low
speed road with good access to Martin Street and landscaping can take
place in the new road reserve.
Provides a range of lot sizes to suit a variety of dwelling and household
types.

The existing and preferred neighbourhood character of the area has been
respected by the subdivision design through the development of many proposed
lots of similar sizes, widths and depths as those properties to the north and south
consistent with Clause 15.01-5S Neighbourhood Character.
Clause 15.02-1S Energy and Resource Efficiency policy supports the proposal:
•
•
•

Consolidation of urban development will be achieved.
Lots are designed to allow for future dwellings and private open space to
gain good solar orientation and energy efficiency.
The greening of urban areas will take place with street tree planting within
the new road reserve and from owners of future lots undertaking
landscaping.

In accordance with the Clause 15.03-2S Aboriginal Cultural Heritage it has been
determined that a mandatory Cultural Heritage Management Plan is not required.
Housing Supply at Clause 16.01-1S includes strategies as follows:
•
•
•
•

Increase the proportion of housing in designated locations in established
urban areas (including under-utilised urban land) and reduce the share of
new dwellings in greenfield, fringe and dispersed development areas.
Identify opportunities for increased residential densities to help consolidate
urban areas.
Facilitate diverse housing that offers choice and meets changing
household needs by widening housing diversity through a mix of housing
types.
Encourage the development of well-designed housing that:
o Provides a high level of internal and external amenity.
o Incorporates universal design and adaptable internal dwelling
design.
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Support opportunities for a range of income groups to choose housing in
well-serviced locations.

These strategies are achieved by the proposed development utilising infill
development, reducing pressure on urban sprawl, providing lots that can be
developed by diverse housing stock and provides the opportunity for a range of
income groups to choose lots within a well-serviced location (i.e Mallacoota
township).
Clause 16.01-2S Housing Affordability is assisted by the proposed subdivision by
providing lots that can be developed by different housing types to meet the needs
of households as people move through life cycle changes and allows for good
housing design that can minimise negative environmental impacts and reduce
costs for future residents.
Integrated Water Management at Clause 19.03-3S is assisted by the proposed
subdivision as water tanks on all lots can be provided for reducing pressure on
Victoria’s drinking water supplies, maintains water runoff at pre-development
rates and allows for appropriate treatment of water prior to being released into
Council’s drainage system.
5.2

Local Planning Policy

Clause 21.03 Settlement – Main Towns seeks to make best use of the
community’s investment in urban infrastructure and to provide support for
community and commercial services.
The proposed development is consistent with the objective and assists to achieve
a number of strategies that support this objective. The proposal will:
•
•
•

Ensure a range of lot sizes and dwelling types.
Will provide a footpath in the new road reserve.
Provides infill development of Mallacoota.

Environmental Risk at Clause 21.05 supports the proposed development and is
consistent with this policy:
•
•
•

The subject land is not located on a floodplain.
No salinity affects the subject land.
Erosion risk has been reviewed and the erosion risk is low.

Consistent with Clause 21.07 Built Environment and Heritage the proposal will
provide a high level of urban design with the subdivision design respectful of the
vicinity while still providing for an infill development on underutilised urban land.
The proposed development will cater for the housing needs and preferences for
all segments in the community, provides lots that will lend themselves to a range
of housing types and styles as per Clause 21.08 Housing.
19695 Report
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In accordance with the Residential Development Guidelines for a subdivision
between 20 lots and 60 lots a Social Impact Comment is required. The comment
is provided at 6.5 of this report.
The proposed new road and drainage infrastructure will be developed to link in
with the surrounding road network and the municipal drains in accordance with
the Infrastructure Design Manual consistent with Clause 21.11-6 Infrastructure
Design and Construction.
The vision for Mallacoota is:
Mallacoota will remain a peaceful town connected to the surrounding natural
environment, including the Inlet and National Parks.
It will have a lively, walkable commercial centre, linking activity to the foreshore
and wharf area. There will be sufficient community facilities for resident and visitor
needs and pedestrian and bicycle links will enhance access throughout the town.
Building design, materials and appropriate planting will reflect the coastal
character of the town’s setting. Mallacoota’s setting within a wilderness area will
be recognised and the town’s environmental tourism role will further develop in a
sustainable manner.
Relevant objectives to support this vision are:
•
•
•

To enhance Mallacoota’s role and character within a wilderness setting.
To improve pedestrian circulation and safety.
To improve the design and siting of buildings.

Relevant strategies that underpin the objectives are:
•
•
•

Ensure that the development of Mallacoota occurs generally in
accordance with the Mallacoota Strategy Plan.
Contain Mallacoota’s development within existing zoned boundaries.
Encourage indigenous vegetation plantings in association with public and
private development.

The proposed subdivision is consistent with the vision, relevant objectives and
relevant strategies:
•
•
•

The subdivision is consistent with the Mallacoota Strategy Plan.
As an infill subdivision it assists to contain Mallacoota’s development
within existing zoned boundaries.
It will assist to consolidate the town, provides for future housing diversity
and housing stock and will provide lots that will encourage an appropriate
built form design consistent with the requirements of the Design and
Development Overlay.
19695 Report
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It assists to reduce the pressure for residential re-zoning and urban sprawl
that could negatively impact the wilderness appeal of Mallacoota.
No negative environmental impacts will result from the proposed
subdivision as native vegetation loss will be offset and stormwater quantity
and quality will be appropriately managed.

6.

Planning Elements

6.1

General Residential Zone

The proposed subdivision is consistent with the purpose of the General
Residential Zone (‘GRZ’) as it seeks to facilitate orderly development that
respects the neighbourhood character of the area. The proposal will result in
housing growth in a location that is well placed in terms of access to services,
physical and community infrastructure.

East Gippsland Zone Mapping Identifying the Land Located Within the General
Residential Zone (Source: VicPlan)

There are no neighbourhood character objectives contained within Schedule 1 to
the GRZ. The minimum garden area requirements do not apply to the proposed
subdivision given all of the proposed vacant lots will exceed 400m².
The proposal satisfies all relevant objectives and standards of Clause 56 of the
East Gippsland Planning Scheme as demonstrated by the following table.

Objective
56.01-1
Subdivision Site & Context
Description

Design Response
Complies
Please refer to Section 2 of this Report, together with
the enclosed Site Context Plan.
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Complies
The proposed subdivision as an infill subdivision has
been designed to respect the character or emerging
character of the area (particularly to the north and
south), utilise and augment existing infrastructure in the
locale and provide a diversity of lot sizes.
The lots have been designed to reflect the size and
shapes of lots in the vicinity particularly to the south of
the subject land.

56.02-1
Strategic Implementation
Objective
56.03-4
Built Environment Objective

Complies
Please refer to Section 5 of this Report. The proposed
subdivision is an expected outcome within the context
of the Mallacoota Strategy Plan.
Complies
The proposed internal road has been designed to
comply with the requirements of the Infrastructure
Design Manual, ensuring the functionality of the
subdivision layout, with each allotment provided with
direct road frontage to the proposed road.
The allotment pattern is similar in area, dimensions and
characteristics to other allotments within the southern
and northern areas.

56.04-1
Lot Diversity & Distribution
Objectives

Complies
The subdivision layout achieves an average yield of 8
lots per hectare.
This is an outcome sought under state and local
provisions.
Consistent with planning policy both state and local it is
sought to ensure a range of lot sizes to accommodate a
variety of dwelling types.

56.04-2
Lot Area & Building Envelopes
Objective

Complies
All lots are above 400m² in area, and therefore have no
requirement to nominate a building envelope as part of
the proposal.
Each of the proposed lots can easily accommodate a
rectangle measuring 10m x 15m and the lot dimensions
cater for appropriate solar access.

56.04-3
Solar Orientation of Lots
Objective

Complies
The layout and orientation of lots provides appropriate
solar orientation. The position of the site allows east –
west lot orientation providing excellent opportunity for
solar access to dwellings and private open space.
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Complies
The subdivision has been designed to provide each lot
with a direct frontage to the proposed road.
Lots 15 and 16 should result in a built form outcome
where casual surveillance of the proposed reserve will
take place.

56.04-5
Common Areas Objectives
56.05-1
Integrated Urban Landscape
Objectives

56.05-2
Public Open Space Provision
Objective

56.06-2
Walking & Cycling Network
Objectives
56.06-4
Neighbourhood Street Network
Objective

56.06-5
Walking & Cycling Network
Detail Objectives

56.06-6
Public Transport Network Detail
Objectives

56.06-7
Neighbourhood Street Network
Detail Objective

Not Applicable
No common areas are proposed.
Complies
It is anticipated that street tree planting at a rate of one
tree per lot will be provided in the proposed road reserve
to contribute to the character and identity of the area as
part of the subdivision.

Complies
The public open space to be provided in this subdivision
is 8 x 33 connection with the northern open space. This
connection will provide a link with any future walking
paths developed in the public land.
Complies
Concrete footpaths are proposed to be constructed on
both sides of the proposed road consistent with
requirements of Standard C15.
Complies
The proposed internal road will be designed in
accordance with the IDM and provides for safe vehicle
movement, with the intersection to Martin Street being
well positioned providing good sight lines.
Complies
A concrete footpath is proposed on both sides of the
proposed road, with appropriate access required to
support safe travel for all abilities.
Not applicable
The proposed road is not an arterial road, and it is not
proposed to seek an extension of the public transport
network to include the subject land. Public transport
within the locality is minimal.
Complies
The proposed street design has considered appropriate
vehicle movements and includes splays at the
intersection and sufficient carriageway width to
accommodate the extent of traffic anticipated.
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Complies
The proposed road is an Access Street – Level 2. The
carriageway will be 7m, road reserve 16m, verge width
4.5m, footpaths on both sides and mountable kerbing
will be constructed.
Complies
Reticulated drinking water is available to the land. It is
expected that a Condition of permit will require the
owner of the land to enter into an agreement with East
Gippsland Water for the supply of reticulated water to
each allotment.
N/A
East Gippsland Water, the relevant local authority does
not have any requirements for the installation of re-used
and recycled water supply in this precinct.
Complies

Wastewater Management
Objective

It is expected that a Condition of Permit will require the
owner of the land to enter into an agreement with East
Gippsland Water for the supply of reticulated sewer to
each lot.

Stormwater Management
Objectives

Complies

56.08-1

Complies

Site Management Objectives

56.09-1
Shared Trenching Objectives

56.09-2
Electricity, telecommunications
& Gas Objectives

It is expected that a Condition of Permit will require the
preparation of a Detailed Drainage Design to the
satisfaction of Council.

The site will be managed to the satisfaction of the
Responsible Authority. Site management techniques
and information will be included within the project’s
Construction Management Plan, expected to be
required as a Condition of Permit.

Complies
Shared trenching for reticulated services will be
undertaken in accordance with the standards of the
relevant supply agency. The need for shared trenching
can be stipulated within permit conditions if necessary.

Complies
Electricity and telecommunications are available to the
site. The installation of services must be provided in
accordance with the standards set out by the relevant
service provider.

19695 Report

East Gippsland Shire Council

56.09-3
Fire Hydrants Objective

Page 17

Complies
Details as to the location of fire hydrants will be provided
as part of detailed construction documentation in
accordance with permit conditions.
Hydrants will be located to ensure appropriate coverage
to the rear of future dwellings by being within 120 metres
of rear boundaries.

56.09-4
Public Lighting Objective

Complies
Street lighting will be provided in accordance with
Council’s standard, with detail regarding location and
standard to be provided as part of detailed construction
documentation.

Decision Guidelines
It is considered that the proposed subdivision positively responds to the decision
guidelines:
•
•

•
•
•

As outlined in Section 5 of this report the subdivision positively addresses
the Municipal Planning Strategy and the Planning Policy Framework.
The proposal respects the neighbourhood character or emerging
character of the area and provides an opportunity for a diversity of housing
types and housing growth in a well serviced and located area meeting the
relevant purposes of the zone.
The proposed lots will provide the opportunity for appropriate spacing of
buildings.
A high level of compliance with Clause 56 is achieved.
All lots will be provided with direct road access and is not reliant on
common property.
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6.2 Design and Development Overlay 12
The subject land is located within the Design and Development Overlay 12 and
a planning permit is required to subdivide land in accordance with Clause
43.02-3 of the East Gippsland Planning Scheme.

East Gippsland Overlay Mapping Identifying the Land Located Within the
Design and Development Overlay 12 (Source: VicPlan)
The subject land is located in Area 3 - Stingray Point in Schedule 12 of the
Design and Development Overlay.
Decision Guidelines
The proposed subdivision responds well to the decision guidelines:
•
•
•
•
•
•

The subdivision will result in the removal of vegetation however, the
native vegetation will be offset. The infill subdivision of the land is a
higher and better use of residential zoned land.
The subdivision design allows for the development of a footpath that will
be able to be linked into municipal footpath works when they take place
in the precinct.
A north-south link from the road to the public open space to the north of
the property will allow for the appreciation of this area and provides land
for a future pedestrian connection should this take place.
Water sensitive urban design measures will be implemented as part of
the land development.
The allotment frontage widths will be consistent with lots to the south and
many in the north. The surrounding precinct has only seen a low level of
development at this stage.
The lots proposed are relatively large within a residential zoned context
and have the capability to be developed by housing that respects the
natural environment, landscape values and can provide low density
housing styles as sought by the Design and Development Overlay.
19695 Report
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6.3 Vegetation Protection Overlay
The land is located within a Vegetation Protection Overlay Schedule 8. A planning
permit is required to remove native vegetation in accordance with Clause 42.022.

East Gippsland Overlay Mapping Identifying the Land Located Within the
Vegetation Protection Overlay 8 (Source: VicPlan)
Schedule 8 of the Vegetation Overlay Protection is the Mallacoota Vegetation
Protection Area.
Decision Guidelines
It is considered that the subdivision is consistent with the decision guidelines:
•

•
•
•
•

The land is zoned for residential purposes. The infill development of this
land is appropriate and will in part reduce the pressure for re-zoning within
Mallacoota that could be detrimental to the wider environmental and
landscape values of the area.
The vegetation loss will be offset in accordance with the Native Vegetation
Guidelines.
There is a need to remove the native vegetation so as to minimise the
bushfire threat.
There are no fauna habitat corridors on the subject land.
The future landowners will undertake planting of their properties to
establish gardens.
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Bushfire Hazard Assessment

This section of the report has been provided to identify bushfire hazard and to
provide a risk assessment relating to the proposed subdivision, given it seeks to
create more than ten residential allotments within a designated bushfire prone
area.
The purpose of this assessment is to:
•

Respond to State Planning Policy at Clause 13.02-1S relating to Bushfire
Planning;

•

Identify vegetation, topographic and climatic conditions that create a bushfire
hazard;

•

Provide an assessment of the bushfire hazard on the basis of landscape
conditions, local conditions, neighbourhood conditions and conditions of the
subject land; and

•

Respond to the identified bushfire hazard, including proposed bushfire
protection measures and demonstrate how the protection of human life has
been prioritised.

Locality & Site Description
The subject land represents an undeveloped General Residential Zone land
holding surrounded on all sides by existing residential development. The property
has a significant fall from south-west to the north-east.
The property comprises of pastural grasses and is in parts vegetated.
The majority of properties within the immediate precinct contain residential
development. There are some patches of vegetation scattered throughout the
wider landscape however the predominant classifiable vegetation north of the
subject land within the drainage reserve is forest, otherwise the surrounding
properties contain modified vegetation.
State Planning Policy Assessment
Objective
Clause 13.02-1S of the Planning Policy Framework seeks ‘to strengthen the
resilience of settlements and communities to bushfire through risk-based planning that
prioritises the protection of human life’.
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Policy Application
The Bushfire Planning Policy at Clause 13.02-1S is to be applied to all planning
and decision making under the Planning & Environment Act 1987 relating to land
that is:
•

Within a designated bushfire prone area; or

•

Subject to a Bushfire Management Overlay; or

•

Proposed to be used or developed in a way that may create a bushfire hazard.

Whilst the subject land is not affected by the provisions of the Bushfire
Management Overlay, the Policy requires consideration as the site is identified
as a designated bushfire prone area.

Extract from Bushfire Management Overlay mapping (Source: VicPlan)

Strategies
The following tables outline the various strategies to be implemented in response
to Clause 13.02-1S relating to Bushire Planning and provides responses specific
to the proposal.
Protection of Human Life
Strategy

Response

Prioritising the protection of
human life over all other Policy
Considerations.

The proposed subdivision in this location is considered to
ensure protection of human life.
•

The subject land is excluded
Management Overlay mapping.

•

The site is located within an existing residential
precinct located only 1.6km from the Mallacoota Fire
Station

from

Bushfire
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Directing population growth and
development
to
low
risk
locations and ensuring the
availability of, and safe access to,
areas where human life can be
better protected from the effects
of bushfire.
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•

The subject land and adjoining properties to the west,
east and south are well managed and modified in
nature.

•

The adjoining reserve to the north is not actively
managed by Council and contains forest vegetation.

•

The hazard within the adjoining reserve is downslope
from the subject land. Nonetheless, the width and
extent of the vegetation will not promote hazardous
fire runs.

The subject land is considered a low risk location given
its close proximity to the main township and the
surrounding conditions. The northern precinct of
Mallacoota will continue to develop consistent with the
residential zoning. This will afford the precinct with further
protection in the future.
Vehicle access from the subject land to the Mallacoota
Activity Centre is provided via good quality bitumen
sealed roads, with two routes available.
The relatively central location within the township area
and good access enhances the protection of human life
from the bushfire risk.

Reducing the vulnerability of
communities to bushfire through
the consideration of bushfire risk
in decision making at all stages
of the planning process.

The subdivision has been designed with regard for the
needs of future development under Australian Standard
AS3959.
Given the designation of the subject land as a Bushfire
Prone Area, a Bushfire Attack Level (BAL) will need to be
established for future dwellings on each of the allotments.
The subdivision has been designed to ensure that the
majority of the allotments can accommodate future
residential development that can achieve a minimum BAL
of 12.5.
It is acknowledged that proposed lots 14, 15 and 16
should be developed by dwellings with a BAL of 29. This
requirement could be instituted through the use of a
Section 173 Agreement.

Applying the best available
science to identify vegetation,
topographic
and
climatic
conditions that create a bushfire
hazard.

The Planning Application triggers consideration of the
proposal under Clause 13.02-1S of the East Gippsland
Planning Scheme.
The need to consider AS3959 arises from the subject land
being within a Designated Bushfire Prone Area.
The Application has appropriately considered the
methodology and controls of Australian Standard AS3959
as part of the bushfire assessment.
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Considering the best available
information
about
bushfire
hazard including the map of
designated bushfire prone areas
prepared under Building Act 1993
or regulations made under that
Act.

This report demonstrates that future development on
each of the proposed allotments is able to meet the
requirements of Table 2.4.2 of AS3959. Noting that
dwellings on proposed lots 14, 15 and 16 would need to
be developed by dwellings meeting a BAL 29.

Applying
the
Bushire
Management Overlay to areas
where the extent of vegetation
can create an extreme bushfire
hazard.

The subject land is not affected by the Bushfire
Management Overlay. The nearest Bushfire Management
Overlay affected area is approximately 400m to the west.

Considering and assessing the
bushfire hazard on the basis of:

Please refer to the Bushfire Risk section of this
assessment which details considerations of the proposal
against the landscape conditions, local conditions,
neighbourhood conditions and site conditions.

-Landscape Conditions (Meaning
conditions in the landscape
within 20km (& potentially up to
75km) of a site).

The exclusion of the site from the Bushfire Management
Overlay highlights that the site is not considered to be at
severe risk from bushfire.

-Local
Conditions
(Meaning
conditions in the area within
approximately 1km of a site).
-Neighbourhood
conditions
(Meaning conditions in the area
within 400m of a site.
-The site for the development.
Consulting
with
emergency
management agencies and the
relevant fire authority early in the
process
to
receive
their
recommendations and implement
appropriate bushfire protection
measures.

The subject application will not need to be formally
referred to the Country Fire Authority with respect to
bushfire risk. The Responsible Authority will need to be
satisfied that the proposal adequately addresses Clause
13.02-1S.

Ensuring that strategic planning
documents, planning scheme
amendments, planning permit
applications and development
plan approvals properly assess
bushfire
risk
and
include
appropriate bushfire protection
measures.

This report demonstrates that the proposal has
considered and had regard to bushfire risk. Appropriate
bushfire mitigation measures will be achieved through
adoption of appropriate construction techniques and
ongoing management of ground fuel.

Not
approving
development
where a landowner or proponent
has
not
satisfactorily
demonstrated that the relevant
policies have been addressed,
performance measures satisfied
or bushfire protection measures
can be adequately implemented.

This report demonstrates that the proposal responds
positively to the provisions of Clause 13.02-1S, and that
appropriate bushfire protection measures can be
implemented.
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Settlement Planning
Strategy

Response

Plan to strengthen the resilience of settlements and communities and prioritise
protection of human life by:
Directing population growth and
development to low risk locations,
being those locations assessed as
having a radiant heat flux of less
than 12.5 kilowatts/square metre
under AS 3959-2018 Construction of
Buildings in Bushfire-prone Areas
(Standards Australia, 2018).

The scheme of subdivision has been designed to
ensure most of the proposed allotments can
accommodate future development to BAL-12.5 based
on assessment under AS 3959.
Whilst most lots can accommodate a dwelling
constructed to BAL-12.5, the ability to construct future
development to a higher level is available should a
future purchaser prefer.
The omission of the subject land from the Bushfire
Management Overlay demonstrates that the subject
land is not a high risk bushfire area.
The subject land has been earmarked for residential
growth within the Mallacoota Strategy Plan,
demonstrating further that development will not result
in an increase in risk to human life and property.
Residential development in this location is therefore
considered appropriate and will not result in any
adverse bushfire risk or risk to life and property.

Ensuring the availability of, and safe
access to, areas assessed as a BALLow rating under AS 3959-2018
Construction
of
Buildings
in
Bushfire-prone Areas (Standards
Australia, 2018) where human life
can be protected from the effects of
bushfire.

The subject land is located only a short drive from the
main commercial centre of Mallacoota which provides
safe refuge from bushfire.
Access to town is facilitated by good quality sealed
road networks.
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Bushfire risk will not increase as a result of the
proposed subdivision. On the contrary, the
establishment of residential development on the land
will provide additional protection to existing and future
development, as there will be ongoing assurance of
management and continued maintenance of the land.
Furthermore, a link will be provided to the northern
drainage reserve that will allow for active protection in
an event.

Achieving no net increase in risk to
existing and future residents,
property
and
community
infrastructure,
through
the
implementation
of
bushfire
protection measures and where
possible reducing bushfire risk
overall.

There will be no net increase in risk resulting from the
proposal, as appropriate bushfire protection measures
will be implemented.
Future dwellings will be required to construct to a
minimum of BAL-12.5, which can be achieved for most
lots. However, lots 14, 15 and 16 should be developed
to a BAL of 29.
The subdivision has also been designed in a manner
which will ensure that future development will have
direct and convenient access to the proposed road.

Assessing and addressing the
bushfire hazard posed to the
settlement and the likely bushfire
behaviour it will produce at a
landscape,
settlement,
local,
neighbourhood and site scale
including
the
potential
for
neighbourhood-scale destruction.

Although the site is not considered to be at high risk
from bushfire, which is evident through the absence of
the Bushfire Management Overlay, the risk of bushfire
is recognised by the Bushfire Prone Area designation.

Assessing alternative low risk
locations for settlement growth on a
regional, municipal, settlement,
local and neighbourhood basis.

The subject land is contained within an existing
residential precinct earmarked for infill residential
development, as per the Mallacoota Strategy Plan.

Not
approving
any
strategic
planning document, local planning
policy,
or
planning
scheme
amendment that will result in the
introduction or intensification of
development in an area that has, or
will on completion have, more than
BAL 12.5 rating under AS3959-2018
Construction
of
Buildings
in
Bushfire-prone Areas (Standards
Australia, 2018).

This report is prepared in support of an application for
a Planning Permit which can be approved given the
majority of future dwellings can achieve construction
to a minimum standard of BAL-12.5.
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Areas of Biodiversity Conservation Value
Strategy

Response

Ensure settlement growth and
development
approvals
can
implement
bushfire
protection
measures without unacceptable
biodiversity
impacts
by
discouraging settlement growth and
development in bushfire affected
areas that are an important area of
biodiversity.

The proposed subdivision has been designed with regard
for the surrounding context by:
•
•

•

Utilising existing points of access to minimise
unnecessary vegetation removal.
Providing larger lots that adjoin the vegetated public
reserve. This will allow for dwellings to be setback from
the reserve reducing future pressure to remove
vegetation within the reserve.
Providing an open space linkage to the reserve
allowing the area to be accessed and enjoyed by
community members (which in turn will provide for
community ownership and environmental protection of
the reserves natural qualities).

Use & Development Control in Bushfire Prone Area
Strategy

Response

When assessing a Planning Permit Application for uses and development:
Consider the risk of bushfire to
people, property and community
infrastructure.

Whilst the application seeks approval for subdivision of the
land, it results in the expectation that the allotments will be
utilised for residential development.
Establishment of future residential development in this
location is appropriate having regard for the surrounding
residential use, proximity to town services and strategic
directives for the precinct.
Once developed, each allotment will ultimately provide
protection to adjoining allotments by ensuring the
environment remains managed in a low threat state.
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Require the implementation of
appropriate
bushfire
protection
measures to address the identified
bushfire risk.

It is acknowledged that in practice development is likely to
exceed the construction requirements for BAL-12.5,
thereby enhancing protection and resilience from fire.

Ensure new development can
implement
bushfire
protection
measures without unacceptable
biodiversity impacts.

The subdivision results in the actual and presumed loss of
native vegetation. The native vegetation will be
appropriately offset to ensure no net loss of biodiversity.

The conventional residential size of the allotments will
result in ongoing management and maintenance by future
owners with proposed allotments containing adequate area
for future development to achieve BAL-12.5 and BAL 29 for
lots 14, 15 and 16.

Policy Guidelines & Documents

Response

The following must be considered as relevant:
Any applicable approved state, regional and
municipal fire prevention plan.

The Municipal Fire Prevention Plan has been
considered. See relevant section of this report.

AS 3959-2018 Construction of Buildings in
Bushfire-prone Areas (Standards Australia,

Australian Standard AS3959 has been used as part
of this assessment to classify slope and vegetation
to determine BAL 12.5 requirements for most lots.

2018)

Any bushfire prone area map prepared
under the Building Act 1993 or regulations
made under that Act.

The current Bushfire Prone Area mapping has
been considered as part of this report.
The subject land is within a Designated Bushfire
Prone Area.

Bushfire Risk
Under Clause 13.02-1S relating to Bushfire Planning triggers the need to consider
and assess the bushfire hazard based on:
•

Landscape conditions;

•

Local conditions;

•

Neighbourhood conditions; and

•

The site for the development.
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Landscape Conditions
When considering and assessing the bushfire hazard the landscape risk needs
to be taken into consideration which includes the extent of vegetation cover, the
area available to a landscape bushfire, terrain and accessibility to low threat
areas.
Clause 13.02-1S pertaining to Bushfire Planning ‘landscape conditions’ refers to
conditions in the landscape within 20km (and potentially up to 75km) of a site.

Landscape Conditions within 20km of the subject land (Source: Google Earth)

The key features within the 20km assessment area surrounding the site include:
•

Large areas of forested Crown land to the west and north.

•

It incorporates a significant portion of ocean and Mallacoota Inlet to the southeast of the assessment area.

•

The northern and western portion of the 20km assessment area contains
forested areas connected to a larger expanse of vegetation which provides a
distant threat from bushfire.

•

Whilst the terrain within most of the assessment area is undulating, the land
within the northern part the assessment area is steeper, beginning to
incorporate large hills.

•

The land between the subject land and the township area of Mallacoota to the
south is not vegetated and is easily accessed by a good quality sealed road
network.

The subject land is surrounded by general residential, low density/rural residential
and grazing properties except for the densely forested Crown land to the north
and west.
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Local Conditions
Under Clause 13.02-1S pertaining to Bushfire Planning ‘local conditions’ refers
to conditions in the area within approximately 1km of a site.

Local conditions within 1km of the subject land (Source: Google Earth)

The key features within the 1km assessment area surrounding the subject land
include:
•

Land immediately in all directions is best described as residentially developed,
is identified to be developed for residential purposes or is identified as being
considered for rezoning for residential purposes. However, the beginnings of
forested Crown land are evident to the north and south towards the edges of
the assessment area.

•

The vast majority of properties within the assessment area are zoned for
residential purposes.

•

The landform falls from the north to the south of the assessment area.
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Neighbourhood Conditions
Under Clause 13.02-1S pertaining to Bushfire Planning ‘neighbourhood
conditions’ refers to conditions in the area within 400 metres of a site.

Neighbourhood conditions within 400m assessment area (Source: Google Earth)

The key features within the 400m assessment area surrounding the subject land
include:
•

Multiple residential properties, in the most part developed at conventional
residential densities. These properties represent a low threat vegetation
classification.

•

The predominant vegetation classification in all directions is considered ‘low
threat’.

•

There is some established vegetation within the assessment area. The
ownership of the land containing the vegetation to the north of the subject land
is owned by Council, which will provide certainty of ongoing management to
a low fuel condition to minimise risk.
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Bushfire Scenarios
Bushfire from the North and West
The most likely bushfire scenario for this site considering the landscape, will be
for a fire approaching from the north or west, given the presence of dense forest
within the Crown land. Such a fire would have the potential for long fire runs
impacting the rural living properties bordering the area.
Considering the climate of the area, a northerly wind represents approximately
40% of all wind direction annually and a westerly wind represents approximately
35% as recorded at Mallacoota from 1993 to current (Bureau of Meteorology).
Considering the climate and the largely residential development presiding over
these directions locally in the wider landscape, the subject land is deemed to be
of low fire risk from natural landscape factors.
Classifiable vegetation to the north presents a less likely scenario of a fire
approaching from the north however, resulting from ignition within the drainage
reserve.The width type of the vegetation would reduce the likelihood of long fire
runs associated with northerly winds.
Fire runs from this area would be limited due to the managed nature of low threat
vegetation associated with residential uses that would interrupt long fire runs by
removing fuel sources at ground level.
Bushfire Hazard Site Assessment
Vegetation on the subject land and the immediately surrounding area has been
classified in accordance with Table 2.3 of AS 3959, consistent with Clause 13.021S of the East Gippsland Planning Scheme.
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Aerial view of subejct land and immediate surrounds (Source: Google Earth)

Exclusions & Low Threat Vegetation
Adjoining residential development has been classified as ‘low threat’ as these
areas, in the most part, contain minimal vegetation and are managed, garden
areas.
The linear strip of vegetation contained within the 400 metre assessment area to
the north of the subject land represents classifiable vegetation, however the
drainage reserve is a wetter environment with predominantly downslope landform
and contains forest. The land is Council owned and is able to be maintained.
Grassland Classification
The majority of the subject land has a vegetation classification of low threat given
the presence of maintained grass and lack of understorey plantings under large
trees.
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The environment will be further modified as a result of the subdivision, creation
of internal roads and establishment of residential allotments into the future which
will see a transition to an even lower threat classification.
Topography
The subject land and surrounding area is undulating, sloping down to the northeast towards the drainage reserve.

Contours 10m detail (Source: VicPlan)

Other Bushfire Matters
Although there is some record of fire history within the wider landscape since the
early 1970’s, there is no record of bushfire history on the subject land.

Bushfire history since 1970’s (Source: MapShare)

As the plan demonstrates, the most likely fire threat is from the northern and
western Crown land. Active land management in the form of planned burns takes
place within the Crown land.
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Concluding Remarks with Respect to Bushfire Risk
In summary the proposed multi lot subdivision at 17 Martin Street, Mallacoota has
considered the bushfire controls under the East Gippsland Planning Scheme and
will not result in any adverse outcomes with respect to bushfire risk as appropriate
bushfire mitigation measures can be put in place.
6.5

Clause 52.17 Native Vegetation

The subject land contains both planted and native vegetation. The planted
vegetation results from the previous owner’s efforts to establish a garden
associated with the dwelling.
The following response to Clause 52.17-1 has been provided as a number of
native trees contained within the property boundaries will be impacted as a result
of the proposal.
Some of the site vegetation will be physically removed to enable the lots to be
developed and the vegetation contained within the proposed allotments will be
presumed lost as the Lots will be less than 4000m² in area.
Application Requirements
The Application complies with the Application Requirements specified within the
Guidelines for the Removal, Destruction or Lopping of Native Vegetation, December
2017 (‘the Guidelines’).

Accompanying the Application is a Native Vegetation Removal Report (dated
6/12/2021) as generated from the Native Vegetation Information Management
System which includes detail on the assessment pathway, details about the
vegetation earmarked for removal, mapping and offset requirements along with
other details as triggered within Table 4 of the Guidelines.
The vegetation being considered under the provisions of Clause 52.17 includes
three patches.
Patch 1
Patch 1 refers to the cluster of trees along the western boundary which are being
considered under the provisions of Clause 52.17 as they will be contained within
allotments which will be less than 4000m² in area.
Whilst the perennial understorey comprises well below 25% native species, there
are more than three canopy trees with touching drip lines which triggers the patch
classification.
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Looking west towards patch of vegetation (Patch1)

Patch 2
Patch 2 refers to the cluster of trees within north-west corner of the subject land
which will need to be removed to facilitate lot development which will be less than
4000m² in area. Having regard for the landform and location of the trees, there is
simply insufficient area to avoid their removal.
Whilst the perennial understorey comprises well below 25% native species, there
are more than three canopy trees with touching drip lines which triggers the patch
classification.

Looking north-west towards patch of vegetation (Patch2)

Patch 3
Patch 3 refers to the cluster of trees within north-east corner of the subject land
which will need to be removed to facilitate lot development which will be less than
4000m² in area.
The perennial understorey comprises above 25% native species, which triggers
the patch classification.
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Looking north-east towards patch of vegetation (Patch3)

To compensate for the presumed loss of vegetation, a third party offset will be
secured to ensure no net loss of biodiversity, in accordance with the requirements
of Clause 52.17-5. Please find enclosed a quotation from Vegetation Link
confirming the availability of the required credits with all necessary attributes.
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 comments.
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
information

land

The subject land slopes in a north-east direction however
it is not considered to be steep and can easily be walked.

3.

Recent dated photographs
of the native vegetation to
be removed.

Photographs of the existing vegetation included within
this report are recent having been taken in October 2021.

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.

We are unaware of any other native vegetation approved
to be removed or removed without the required
approvals, on the subject land.

and
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The subject land is mapped as being within the General
Residential Zone which seeks to promote residential
style development which makes good use of the
community’s investment in infrastructure.
Subdivision of the land will promote residential
development consistent with the provisions of the
General Residential Zone.
The vegetation earmarked for removal will be presumed
lost as it will be contained within allotments which are
less than 4000m² in area.
Whilst all of the vegetation will be offset, there will be the
ability to physically retain some of the established trees
as contained within the allotments, if desired. This will be
dependant upon future landowners and development
design.
It is impractical to create allotments which are greater
than 4000m² in area to avoid the presumed loss of
vegetation, given the land is contained within the General
Residential Zone.
The majority of the vegetation being considered under
the provisions of Clause 52.17 are eucalypts of
reasonable health.

6.

Property Vegetation Plan

Not applicable.
No Property Vegetation Plan made pursuant to Section
69 of the Conservation, Forest & Land Act 1987 has been
prepared.

7.

Defendable
statement

space

Whilst the subject land is mapped as being Bushfire
Prone, it is not mapped as being affected by the
provisions of the Bushfire Management Overlay.
Given that the site is mapped as being Bushfire Prone
and the subdivision will result in the creation of more than
10 allotments a response has been provided to Clause
13.02-1S relating to Bushfire Planning.
Whilst there is no requirement to establish defendable
space as part of the subject application, the subdivision
has been designed so as to ensure that future
development can be established having regard for AS
3959.

8.

Native Vegetation Precinct
Plan statement

The Application is not being made under the provisions
of Clause 52.16.

9.

Offset statement

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 vegetation offsets onsite
given the residential context of the area. It is therefore
anticipated that vegetation offsets will be achieved
through third party arrangements.
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Response/Comment
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 presumed vegetation losses. This
document is being provided as evidence that suitable
vegetation offsets can be purchased within the current
market.

1.

Decision Guidelines

Response/Comment

Efforts to avoid and minimise
vegetation removal to be
commensurate with the
biodiversity
and
other
values.

The land is already zoned General Residential Zone
which earmarks the land for residential purposes.
Consideration would have been given to a range of
issues such as biodiversity at the time the zone was
applied.
The proposed subdivision has been designed having
regard for the site conditions with the allotments being
sufficient in area to enable the physical retention of
some of the trees, if desired.
An assessment is being undertaken in accordance with
the provisions of Clause 52.17 given the subdivision will
result in allotments which are less than 4000m² in area.

2.

The role of the vegetation
being removed in protecting
water courses, preventing
land
degradation
and
adverse
effects
on
groundwater.

The trees in question are considered to play a minimal
role in protecting water quality and preventing land
degradation given their location.

3.

The need to manage native
vegetation
to
preserve
identified landscape values.

Whilst some of the trees have some aesthetic value,
they are not considered to have a high environmental
value having regard for the NVIM mapping and
associated scores.

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 not being removed for the purpose of
defendable space. Whilst the subject land is mapped as
being Bushfire Prone, it is not mapped as being within
the Bushfire Management Overlay.
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Decision Guidelines

Response/Comment

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
The Application is not being made under the provisions
of Clause 52.16.

9.

6.6

Impacts on biodiversity

The vegetation being considered under Clause 52.17 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 or
threatened species.

Social Impact Comment

Given the application seeks to create between twenty and sixty lots, Policy
Guidelines for Residential Development as detailed at Clause 21.08 require the
provision of a Social Impact Comment in accordance with Council’s Social Impact
Assessment Guidelines for Development Applications (May 2013) (‘SIA Guidelines’).
We provide the following comments based on the discussion points provided at
Attachment 4 of the SIA Guidelines:
•

2016 Census data for the Statistical Area of Mallacoota indicates an average
of 1.37 persons per household. It is estimated the development of 23
proposed vacant lots would result in a population increase of 32 persons,
being an increase of 3.13% on the 2016 Census data. The inclusion of 23
new dwellings represents a 3.1% increase in the number of dwellings for the
statistical area. The potential impacts of 3.1% increase of Mallacoota’s
population will not over stretch the community facilities and services.

•

The medium age of the Statistical Area of Mallacoota is 58 years. This reflects
an aged community.

•

The proposed subdivision will not result in any benefit or disadvantage, direct
or indirect, to a particular population cohort or group in the community.

•

The proposal will not create any increased employment opportunities, other
than those generated as a consequence of construction activity.
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•

Median rent and mortgage repayments for the Mallacoota statistical area are
substantially less than the Australian average, indicating more affordable
housing. The creation of additional allotments will deliver improvements
consistent with the objectives promoted by Homes for Victorians (2017).

•

The proposal is not considered to have an impact on current social,
recreational or community infrastructure in the precinct, based on the
benchmarks for quantitative analysis provided at Table 4 of the SIA
Guidelines.

•

The proposed development will expand the existing footpath network, which
will in turn decrease the risk for pedestrians within the development and
surrounding area.

In summary, the proposed infill subdivision represents a sound social outcome.
7.

Conclusion

The proposed multi-lot subdivision and removal of native vegetation at 17 Martin
Street, Mallacoota is considered to accord with all relevant provisions of the
General Residential Zone, Design and Development Overlay 12 and Vegetation
Protection Overlay 8 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.

MICHAEL SADLER
Managing Director
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Native vegetation removal report
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:

06 December 2021 11:27 AM

Lat./Long.:

-37.5448858085273,149.753610872691

Address:

17 MARTIN STREET MALLACOOTA 3892

Native vegetation report ID:
319-20211206-003

13 MARTIN STREET MALLACOOTA 3892
ANGOPHORA DRIVE MALLACOOTA 3892

Assessment pathway
The assessment pathway and reason for the assessment pathway
Assessment pathway

Basic Assessment Pathway

Extent of past plus
proposed native
vegetation removal

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

General offset

Offset amount

0.203 general habitat units

Offset attributes
Vicinity

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

Minimum strategic biodiversity
value score

0.439

Large trees

0 large tree(s)

Native vegetation removal report ±report ID 319-20211206-003

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.

Permit/PIN number

Extent of native vegetation (hectares)

None entered

0 hectares

Description of the native vegetation proposed to be removed
Extent of all mapped native vegetation

0.465 hectares

Condition score of all mapped native vegetation

0.374

Strategic biodiversity value score of all mapped native vegetation

0.549

Extent of patches native vegetation

0.465 hectares

1

0.175 hectares

2

0.221 hectares

3

0.069 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)

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

Tree circumference (cm)

Benchmark
circumference (cm)

Scattered / Patch

Tree size

A

200

220

Patch

Small

B

100

220

Patch

Small

C

90

220

Patch

Small

D

150

220

Patch

Small

E

170

220

Patch

Small

F

90

220

Patch

Small

G

215

220

Patch

Small

H

80

220

Patch

Small

I

75

220

Patch

Small

J

110

220

Patch

Small

K

150

220

Patch

Small

L

170

220

Patch

Small

M

135

220

Patch

Small

N

215

220

Patch

Small

O

195

220

Patch

Small
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P

175

220

Patch

Small

Q

185

220

Patch

Small
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Other information
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.
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.
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Next steps
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.
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.

© 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.
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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
Native vegetation to be removed
Extent of all
mapped native
vegetation (for
calculating habitat
hectares)

0.465

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*

0.374

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

0.174

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

0.549

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

0.775

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

0.135

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 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.

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)

0.203

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.

Minimum strategic
biodiversity value
score

0.439

Vicinity

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

Large trees

0 large tree
(s)

General habitat units required = general habitat score x 1.5
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.

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.
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Our reference: VLQ-7611
Your reference: 17 Martin St,
Mallacoota

7 December 2021
Amie Ingwersen
Crowther & Sadler
amp@crowthersadler.com.au
Dear Amie
RE: Quotation for the supply of native vegetation credits

Vegetation Link is an accredited offset provider with the Department of Environment, Land,
Water & Planning (DELWP). We offer a specialised brokerage service to enable permit
holders and developers to identify suitable native vegetation credits to meet their planning
permit offset requirements.
Based on the information you have provided, I understand you require the following native
vegetation offset:
Offset type

Vicinity

General habitat
units (GHU)

Min. strategic
biodiversity value
(SBV)

Large
trees

General

East Gippsland CMA or East
Gippsland Shire Council

0.203

0.439

0

To meet your offset requirements, you can purchase native vegetation credits from a third
party as per the option quoted below1. This quotation is valid for 14 days, subject to credit
availability and landholder pricing.
CTA pathway – offset site located in the East Gippsland Shire area
(approx. 2-5 week turnaround from acceptance of quote)
Cost of native vegetation credits – invoiced by Credit Owner

$20,300.00

Transaction fees – invoiced by Vegetation Link

$1,165.00

Total (ex. GST)

$21,465.00

Total (inc. GST)

$23,611.50

If you would like to purchase credits, let us know that you accept the quote and return the
attached purchaser details form by email. Upon receipt of the form, we will begin the trade
process. Further details of the process for credit allocation is in the FAQ below.
Should you have any queries, please do not hesitate to contact us on 1300 VEG LINK (1300
834 546) or email offsets@vegetationlink.com.au.
Sincerely,

Tesha Mahoney
Biodiversity Offset Broker
1

Note that the transaction fee includes DELWP NVOR transfer and allocation fees and a Vegetation Link fee
Vegetation Link Pty Ltd
ABN: 92 169 702 032
www.vegetationlink.com.au
1300 VEG LINK (1300 834 546) | offsets@vegetationlink.com.au | PO Box 10 Castlemaine VIC 3450

FAQs
What is a third party offset?
A third party offset is an offset site owned by another landowner who manages and
protects native vegetation on their land. Landowners who establish these offset sites are
required to:
•

Enter into a Landowner Agreement for the specified offset site. A landowner
agreement is in perpetuity and is binding upon the current and future landowners
of the site. It permanently restricts use of the site for many purposes.

•

Implement a detailed 10-year Management Plan endorsed by the DELWP Native
Vegetation Offset Register to manage and improve the biodiversity values of the
site.

How is the price of native vegetation offset credit (GHUs, GBEUs
etc.) determined?
Landowners who own offset sites set their own price for native vegetation credits. They
determine the price based on numerous factors. This includes but not limited to site
establishment, the cost to manage the site in perpetuity (e.g., maintain fencing, control pest
species), foregone use cost, and administrative costs. Depending on how the site is
registered, the credit fee may be paid to either DELWP or directly to the landowner.
Further information about the work some of our landowners are doing can be found on the
Vegetation Link website.

What is the process after I accept the quote?
After you accept the quote and return the purchaser table, the following steps will be
undertaken:
1.

We will set up a contract between the parties involved and send the contract out
for signing by all parties.

2.

Once the contract is signed by all parties, invoices will be issued for the fees listed
in the quotation. We will send you two invoices, one for our transaction fee invoiced
by Vegetation Link and one for the credit fee, usually to be paid to DELWP or the
landowner. We recommend providing remittances for your payments.

3. Once payments are received, Vegetation Link will send you an allocated credit
extract from the Native Vegetation Offset Register and your executed contract as
evidence that you have purchased the offset.

How long will the process take? When will I get my credits?
Generally, the process from quote acceptance to having evidence of allocated credits takes
between 2-6 weeks. This is dependent on a range of factors including the type of
landholder agreement, contract types and organisational workflows. We work as quickly as
possible to get your credits to you within this time period.
We note that you cannot remove vegetation until you have been given permission by the
Responsible Authority (usually the council that has issued your permit).
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What happens if I don’t have a permit yet?
When people are buying credits before a permit is issued, the following three options are
most common:
•

You can pay for the offsets before the planning permit is available, and then the
offsets are allocated to the permit when it is available. This will incur an additional
$50 fee from DELWP. When considering this option, it is important to realise that
your estimated offset requirements may be different than the actual permit
requirements.

•

You can wait for the planning permit to be approved first and then request a quote
to meet the requirements in your permit. Should credits be available, you can then
start the offset purchase process. We then use the planning permit number for
allocating the credits. Allocating credits to the permit is evidence that you have
purchased your offset.

•

You can request a quote to confirm availability and to get an idea of the cost of
offsetting before you apply for a permit. Once you receive the planning permit you
can request an updated quote. It is at this point that you can then go through the
offset purchase process.

We cannot guarantee credit availability until a) contracts are executed, or b) credits have
been held via a pending trade lodged with DELWP Native Vegetation Offset Register.
We cannot guarantee price until a) a quote has been accepted within 14 days, and b) a
Credit Trading Agreement is signed within 21 days, and c) the invoice for the credits is paid
within 28 days of the date the invoice is issued.

If I sign the contract, does that mean I MUST pay for the credits?
Yes, you have entered into a contract agreeing to pay for the offset credits therein and are
required to pay for those credits. The credits must be paid for within 28 days of the date of
the invoice.

Can you hold the credits for me, as I want to pay later?
We are unable to hold credits for later payment. Please also see ‘What happens if I don’t
have a permit yet?’ above.

For further information, see our website or the DELWP website.
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