
 
Form 2 

NOTICE OF AN APPLICATION FOR PLANNING PERMIT 
 

The land affected by the 
application is located at: 

100 Lake Bunga Beach Road LAKE BUNGA  VIC  3909  
Lot: 1 PS: 304755 

The application is for a 
permit to: 

Buildings and Works (additions & alterations) to an Existing 
Dwelling Dwelling and an Outbuilding 

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

Planning Scheme Clause Matter for which a permit is required 

43.02-2 (DDO) Construct a building or construct or carry out works. 

The applicant for the permit 
is: 

Development Solutions Victoria Pty Ltd 

The application reference 
number is: 

5.2025.208.1 

 
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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March 2025 

Description of proposal: 
Describe the use, development or other matter which needs a permit: 

 

 

 

Estimated cost of development:  $ 

Note: You may be required to verify this estimate 

 

Has there been a pre-application meeting:  Yes  No Officer name: 

Your application reference number: 

 
Application requirements and supporting documents 
Required: 

• Title to each property subject to the application (must have been generated within the past 30 days) 

• Full copy of Covenants or Section 173 agreements if applicable, and details of beneficiaries if there is 
a proposal which would contravene, alter, or end a covenant or restriction. 

• Supporting documents which are mandatory requirements of the Planning Scheme (e.g. – Native 
Vegetation Removal Report, Bushfire Management Statement, Geotechnical report/waiver) 

• Plans as relevant to the proposal  
Suggested, or subject to requirements of the scheme 

• A report responding to the relevant application requirements and the policies and objectives of the 
East Gippsland Planning Scheme 

• Supporting information/reports which are commonly considered with similar applications (e.g. – Land 
Capability Assessment, Bushfire Management Statement, Geotechnical report/waiver)  

If you need more space or have more information, please attach with this form.  
 

Payment of Application Fees 
This application has an associated cost to be confirmed by a senior planning officer in accordance with the 
Planning and Environment (Fees) Regulations 2016. An invoice will be generated once the application has 
been assessed to confirm it is complete. 

Invoice Recipient (Payer): 

Address 

 Postcode: 

Email Address: Phone Number: 
 

Privacy Statement 
The East Gippsland Shire Council asks for details about you to make decisions on planning permit 
applications. The information you give to us on this form is used for your application and is required for 
Council to make its decision under the Planning and Environment Act 1987. Sometimes we may provide a 
copy of this application form to another person, but only if it is for a legitimate purpose that is related to the 
planning process, or we are allowed by law, or to protect people or property. If your information is put onto 
Council's website or provided to another person, Council will always try to make sure your privacy is protected 
in line with the Privacy and Data Protection Act 2014. For instance, if requested by another person, after 
deciding that it is requested for a legitimate purpose, Council will obtain an undertaking from the recipient 
confirming how they will use your personal information and that they will destroy it once used. 
 
You may ask for more information about Council's Privacy Policy by contacting our Privacy Officer on 03 
5153 9500 or e-mail feedback@egipps.vic.gov.au .You can gain access to information you provided to us 
through the Freedom of Information Act 1982, more information about FOI is available on Council's website. 
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2. SITE CONTEXT 

Site 

The subject site is located at 100 Lake Bunga 

Beach Road, Lake Bunga.  A copy of the Title 

and Plan of Subdivision is contained in 

Appendix A. The title is not affected by any 

restrictive covenants or agreements.  

The subject site is rectangular in shape with a 

total area of approximately 2,577m2 and 

currently contains an existing dwelling and 

associated facilities.  

The site is undulating in nature and contains 

retaining structures and landscaped gardens 

throughout.  

Access is existing in the eastern portion of the 

northern boundary directly from Lake Bunga 

Beach Road. Lake Bunga Beach Road is a 

bitumen sealed road with grassed shoulders, 

traversing in a north to south direction. Details 

of the site are depicted in the photographs 

provided below. 

The subject site in relation to Lake Bunga as 

well as the surrounding land, is shown in the 

locality plans in Figure 1 and Figure 2.  

 

 

  

Figure 1 – Locality Plan – 100 Lake Bunga Beach Road, Lake Bunga (source: mapshare.vic.gov.au) 

Figure 2 – Locality Plan – 100 Lake Bunga Beach Road, Lake Bunga (source: mapshare.vic.gov.au) 
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Surrounds 

The land surrounding the subject site 

comprises a combination of public land and 

developed residential land. 

Adjoining the northern boundary of the subject 

site is Lake Bunga Beach Road and further 

existing residential development. Land 

adjoining the eastern, southern and western 

boundaries comprises of residential 

development including existing dwellings and 

associated facilities.  

Lake Bunga is considered a suburb of Lakes 

Entrance located approximately 4.9 kilometres 

northeast of Lakes Entrance central business 

district. Lake Bunga has no community and 

commercial facilities and services however, a 

full suite of services is available in Lakes 

Entrance.   

The subject site in relation to Lake Bunga is 

shown in the aerial photograph below.  
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Photograph 1 – Aerial Photograph of the subject site and surrounding land 
– 100 Lake Bunga Beach Road, Lake Bunga (source: dpi.vic.gov.au) 
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Photograph 2 – Subject site at 100 Lake Bunga Beach 
Road, Lake Bunga.  

 Photograph 4 – Western portion of existing dwelling 
facing south.   

 Photograph 6 – Area of proposed additions and 
alterations facing northeast.   

     

 

 

 

 

 
 

Photograph 3 – Existing dwelling on the subject site 
facing south.   

  
Photograph 5 – Area of proposed additions and 

alterations facing north.   
 

  
Photograph 7 – Subject site facing east showing location 

of proposed outbuilding. 
 



PLANNING REPORT | 100 LAKE BUNGA BEACH ROAD, LAKE BUNGA 
 

9 DSV Ref: 25039 

  

 
 

 

 

 

 

Photograph 8 – Subject site facing south showing 
existing water tanks to be removed. 

 Photograph 10 – Neighbouring property adjoining the 
western boundary at 59 Vincent Crescent, Lake Bunga 

 Photograph 12 –  Lake Bunga Beach Road facing east. 

     

 

 

 

 

 
 

Photograph 9 – Neighbouring property adjoining the 
eastern boundary at 104 Lake Bunga Beach Road, Lake 

Bunga 
 

  
Photograph 11 – Neighbouring property opposite the 

subject site at 109 Lake Bunga Beach Road, Lake Bunga. 
 

  
Photograph 13 –  Lake Bunga Beach Road facing west. 
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3. THE PROPOSAL 

 This application seeks approval for buildings 

and works (additions and alterations to an 

existing dwelling) and development of an 

outbuilding under the provisions of the 

Bushfire Management Overlay and the Design 

and Development Overlay. The proposed 

development plans are contained in Appendix 

B.  

The proposed buildings and works will be 

located in the eastern portion of the existing 

dwelling and will result in a second storey and 

alfresco area as identified on the proposed 

development plans.  

The proposed buildings and works will have a 

setback of approximately 13.7 metres to the 

northern boundary being Lake Bunga Beach 

Road, 11.32 metres to the eastern boundary, 

35.23 metres to the southern boundary and 

21.33 metres to the western boundary.  

The proposed buildings and works will result in 

an additional 94.5m2 for the first floor and 

34m2 for the alfresco area. The total building 

floor area including the proposed buildings and 

works will be approximately 607m2. The overall 

proposed height of the buildings and works is 

8.4 metres. An extract of the north and south 

elevation is provided below in Figures 5 and 6.  

The proposed buildings and works will be 

finished with a combination of Linea 

weatherboards in a painted finish, Axon 

cladding in a painted finish and metal wall 

cladding. The painted finish schedule is 

contained within the development plans and 

an extract provided below in Figure 3. The roof 

will be finished with Colorbond corrugated 

metal sheeting in Colorbond Surfmist. 

Outbuilding 

The proposed outbuilding will be located in the 

southern portion of the site and will have a 

setback of approximately 3 metres to the 

eastern boundary and 8 metres to the southern 

boundary. 

The proposed outbuilding will have a building 

footprint of approximately 70m2 being 10 

metres wide by 7 metres long. The overall 

proposed height of the outbuilding will be 4.33 

metres.  

The finished colour and material will include 

Colorbond metal sheeting for the walls and 

roof in the Colorbond colour Surfmist. An 

extract of the proposed western elevation is 

provided in Figure 4 and in Appendix B. 

 

 

 

 

 

 

 

 

 

 

Vehicle access to the site is existing in the 

eastern portion of the northern boundary 

directly from Lake Bunga Beach Road via a 

concrete driveway however will be upgraded 

as indicated on the proposed development 

plans.  

The proposed additions and alterations will 

connect to all existing services. Drainage from 

the buildings and works and outbuilding will be 

directed to the proposed water tank in the first 

instance with overflow directed to the legal 

point of discharge to the satisfaction of the 

responsible authority.  

Earthworks below 1 metre will be required to 

create a level building surface as indicated on 

the proposed development plans. 

 

 

Figure 4 –West Elevation – TDH Design 

Figure 3 – Color Schedule– TDH Design  
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Vegetation Removal  

Vegetation removal is required to enable the 

creation of defendable space around the 

dwelling, as mandatory by Bushfire 

Management Plan. The extent of the 

vegetation removal is clearly identified in the 

development plans contained in Appendix B. 

Clause 52.12-5 provides an exemption for 

vegetation removal to create defendable 

space. The defendable space area is 30 metres 

around the dwelling or to the boundary 

whichever is lesser. A Bushfire Management 

Plan is contained in Appendix C which 

concludes the proposal can achieve a BAL 12.5 

rating. 

In addition, while the site is also affected by the 

Erosion Management Overlay, the Schedule to 

the EMO provides an exemption from permit 

requirements for vegetation removal on lots: 

- Located within a Residential Zone; 

- With an area of less than 0.4 hectares; and 

- Where the slope is less than 20% in the 

area of removal. 
 

The subject site is zoned General Residential, 

has an area of 2,577m² (0.2577 hectares), and 

the section of the site where vegetation is to be 

removed has a slope of less than 20%. As such, 

the vegetation removal is also exempt under 

the EMO. 

Images of the vegetation removal are provided 

below which also indicate the planted nature of 

the vegetation including citrus trees.  
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Figure 6 –South Elevation – TDH Design 
Figure 5 – North Elevation – TDH Design 

Figure 7 –Site plan – TDH Design 
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4. ZONES AND OVERLAYS 

General Residential Zone – Schedule 1 

The purpose of the General Residential Zone is: 

- To implement the Municipal Planning 

Strategy and the Planning Policy 

Framework. 

- To encourage development that respects 

the neighbourhood character of the area.  

- To encourage a diversity of housing types 

and housing growth particularly in 

locations offering good access to services 

and transport.  

- To allow educational, recreational, 

religious, community and a limited range of 

other non-residential uses to serve local 

community needs in appropriate locations. 

 

An extract of the General Residential Zone Map 

is provided in Figure 8.  

Clause 32.08-5 of the General Residential Zone 

provides a permit is not required to construct 

or extend one dwelling on a lot as the lot is 

greater than 300m2. The proposed outbuilding 

is ancillary to the existing dwelling and as such 

a permit is not required. This is not addressed 

further. 

 

  

Figure 8 – General Residential Zone – (source - mapshare.vic.gov.au) 
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Bushfire Management Overlay  

The purpose of the Bushfire Management 

Overlay is:    

- To implement the Municipal Planning 
Strategy and the Planning Policy 
Framework. 

- To ensure that the development of land 
prioritises the protection of human life and 
strengthens community resilience to 
bushfire. 

- To identify areas where the bushfire hazard 
warrants bushfire protection measures to 
be implemented. 

- To ensure development is only permitted 
where the risk to life and property from 
bushfire can be reduced to an acceptable 
level. 

An extract of the Bushfire Management 

Overlay Map is provided in Figure 9.  

Clause 44.06 provides a permit is not required 

for additions and alterations provided the 

addition does not exceed 50% of the gross floor 

area. Schedule 1 to the Bushfire Management 

Overlay provides in 2.0 that a permit is 

required to construct or extend one dwelling 

on a lot and must include all of the 

requirements set out in the schedule.  

The proposal meets all of requirements set out 

in the schedule.  

The proposed outbuilding will be under 100m2 

and ancillary to the existing dwelling as such a 

permit is not required for the proposed 

outbuilding.    

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

A permit is required under the provisions of the 

Bushfire Management Overlay and as such the 

relevant decision guidelines are addressed 

below in Section 5.  

A Bushfire Management Plan is contained in 

Appendix C.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 9 – Bushfire Management Overlay – (source - mapshare.vic.gov.au) 
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Design and Development Overlay – 

Schedule 13 

The purpose of the Design and Development 

Overlay is:    

- To implement the Municipal Planning 

Strategy and the Planning Policy 

Framework. 

- To identify areas which are affected by 

specific requirements relating to the design 

and built form of new development.  

An extract of the Design and Development 

Overlay Map is provided in Figure 10.  

Clause 43.02-2 provides a permit is required to 

construct a building or construct or carry out 

works. The schedule provides a permit is 

required for the proposed buildings and works 

as the overall height will exceed 7.5 metres and 

the total building footprint will exceed 300m2.  

The decision guidelines of Clause 43.02-6 and 

the schedule are addressed in Section 5 of this 

submission.  

 

 

  

Figure 10 – Design and Development Overlay – (source - mapshare.vic.gov.au) 
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Design and Development Overlay – 

Schedule 13 continued: 

The design objectives of the Schedule include:  

- To protect and manage the township 
character of coastal settlements. 

- To ensure that the height and visual bulk of 
new development is compatible with the 
coastal neighbourhood setting. 

- To ensure that new development is 
designed to minimise visual impacts on the 
natural landscape. 

- To ensure that new development is visually 
and physically integrated with the site and 
surrounding landscape. 

- To ensure that new development is sited 
and designed to be visually unobtrusive 
through and above the surrounding tree 
canopy when viewed from the public realm, 
lakes, coastal areas, or other distant 
viewpoints. 

- To protect the vegetated character of the 
landscape, particularly where it is a 
dominant visual and environmental 
feature. 

- To maintain the generally small mass of 
buildings in the landscape. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 11 – Map 1 to Schedule to Clause 42.03 – (source – East Gippsland Planning Scheme) 

Subject Site 
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Erosion Management Overlay 

The purpose of the Erosion Management 

Overlay is:    

- To implement the Municipal Planning 
Strategy and the Planning Policy 
Framework. 

- To protect areas prone to erosion, landslip 

or other land degradation processes, by 

minimising land disturbance and 

inappropriate development 

An extract of the Erosion Management Overlay 

Map is provided in Figure 12.  

Clause 44.01-2 provides a permit is required to 

construct a building or construct or carryout 

works. The schedule provides a permit is not 

required to alter or extend an existing building 

and no permit is required for the development 

of an outbuilding. 

As such a permit is not required under the 

provisions of the Erosion Management Overlay, 

this is not addressed further. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 12 – Erosion Management Overlay – (source - mapshare.vic.gov.au) 
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Aboriginal Cultural Heritage 

Under the provisions of the Aboriginal Heritage 

Act 2006 the subject site is recognised as being 

within an area of Aboriginal Cultural Heritage 

Sensitivity.  

The proposed works are within the area 

identified as being of cultural heritage 

significance however, the proposed buildings 

and works (additions and alterations to an 

existing dwelling) and the development of an 

outbuilding are exempt activities, as such a 

Cultural Heritage Management Plan is not 

required.  

An extract of the Aboriginal Cultural Heritage 
Map is provided in Figure 13. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 13 – Aboriginal Cultural Heritage Map – (source - mapshare.vic.gov.au) 
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5. PLANNING ASSESSMENT 

This proposal has been assessed against the 

objectives and standards of applicable clauses 

of the East Gippsland Planning Scheme and it is 

considered that the proposed buildings and 

works (additions and alterations to an existing 

dwelling) and development of an outbuilding 

are appropriate for the following reasons:  

- The proposal meets the objectives of the 

Municipal Planning Strategy at Clause 02 

and the Planning Policy Framework at 

Clause 10 providing for appropriate 

additions and alterations to an existing 

residential dwelling and the development of 

an outbuilding that can be respectful of the 

existing surrounding development and the 

environment. 

- The proposal will contribute to a high 

standard of environmental sustainability, 

urban design and amenity by designing the 

buildings and works and outbuilding to 

meet the constraints of the land, reducing 

any potential negative environmental 

implications as sought to achieve by the 

relevant clauses including Clause 02.03 and 

Clause 11.  

- Clause 02.03-1 identifies Lakes Entrance as 

a growth area town and encourages 

development on fully serviced residential 

land. The subject site is currently connected 

to all available services which will remain 

unchanged.  

- Clause 13.04-2S requires consideration of 

erosion and landslip. The proposed 

outbuilding will require some earthworks to 

create a level building surface. All proposed 

earthworks will be below 1 metre in depth 

as indicated on the proposed development 

plans. All preventative measures will be 

undertaken to ensure no erosion hazards 

occur.   

- Clauses 02.03-3, 13.01-1S and 44.06 require 

consideration of bushfire hazards and 

implications as a result of any proposed 

development. A Bushfire Management Plan 

is provided in Appendix C which concludes 

the subject site can achieve a BAL 12.5 

rating. All approved bushfire protection 

measures have been incorporated into the 

proposal. The proposal includes a 10,000 

litre water tank for CFA purposes which will 

be located within 4 metres of the driveway 

and defendable space for a distance of 30 

metres around the dwelling. Clause 44.06-4 

provides the application must meet the 

requirements of Schedule 1 or Clause 53.02 

applies. All of the approved measures set 

out in Schedule 1 have been incorporated 

into the proposal and it is concluded the 

risks can be reduced to an acceptable level.    

- The proposal is consistent with the decision 

guidelines of the Design and Development 

Overlay at Clause 43.02-6 which seeks to 

identify areas which are affected by specific 

requirements relating to the design and 

built form of new development. 

- The proposed buildings and works will 

result in a modern, user friendly extension 

to an existing residential dwelling and the 

development of an outbuilding.  The 

proposed buildings and works and 

outbuilding have been designed to meet the 

constraints of the land and take into 

consideration the natural slope of the area. 

Earthworks will be required to create a level 

building surface for the outbuilding 

however, will be under 1 metre in depth. 

The area contains dwellings of various styles 

and heights including a split level dwelling 

adjoining the eastern boundary. The 

proposed buildings and works will result in 

the addition of a second storey and alfresco 

area as indicated on the proposed 

development plans. 

- Some vegetation removal is required to 

facilitate the proposal however is exempt 

from needing a planning permit. A full 

assessment is contained in Section 3 of this 

submission.   

- The finished materials and colours of the 

proposed buildings and works and 
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outbuilding are detailed in Section 3 and 

within the development plans.  

- Schedule 13 refers to residential 

development in coastal settlements – Lakes 

Entrance. The subject site is located just 

outside area 12 as identified in Section 4.  

- The height of the existing dwelling including 

the proposed additions and alterations will 

be 8.4 metres which is below the prevailing 

tree canopy of trees surrounding the site. 

The proposed buildings and works and 

outbuilding are unlikely to be visually 

obtrusive when viewed from the public 

realm particularly given the sloping nature 

of the site, existing surrounding 

development and topography of the area.   

- This submission has addressed the decision 

guidelines of Clause 65 and the proposed 

buildings and works (additions and 

alterations to an existing dwelling) and the 

development of an outbuilding supports 

orderly planning of the area whilst taking 

into consideration the potential effect on 

the environment, human health and the 

amenity of the area.  

- The site is not identified as being 

susceptible to flooding hazards however is 

susceptible to bushfire and erosion hazards. 

The bushfire and erosion hazard has been 

reduced to an acceptable level.  

- There are no factors of this proposal that 

are likely to cause or contribute to land 

degradation, salinity or reduce water 

quality.  
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6. CONCLUSION 

This submission is in support of a planning 

permit application for Buildings and Works 

(Additions and Alterations to an Existing 

Dwelling) and Development of an Outbuilding 

at 100 Lake Bunga Beach Road, Lake Bunga. 

The relevant provisions of the East Gippsland 

Planning Scheme have been addressed and it 

has been ascertained that the proposal is 

appropriate in this location.  

It is requested that the proposal be supported 

for the following reasons:  

- The proposal is consistent with the 

objectives and strategies outlined in the 

Municipal Planning Strategy and the 

Planning Policy Framework.  

- The proposal is consistent with the 

objectives of the Bushfire Management 

Overlay and the Design and Development 

Overlay. 

- The hazards associated with bushfire and 

erosion can be reduced to an acceptable 

level.   

- The design of the proposal is site 

responsive and consistent with 

surrounding development. 

 

It is requested that a planning permit be 

granted for this proposal. 

Development Solutions Victoria 

 

 

 

 

 

 

 

 

 

 

 

Disclaimer: 

This document has been prepared for planning 
permit application purposes only. The report has 
been made with careful consideration and with the 
best information available to Development 
Solutions Victoria Pty Ltd at the time. 

No component of this document is to be reproduced 
for any purpose without prior written consent of 
Development Solutions Victoria Pty Ltd. 

 


















