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APPLICATION FOR PLANNING PERMIT
46 MAIN ROAD, LINDENOW
5 LOT SUBDIVISION AND CREATION OF ACCESS TO A TRANSPORT ZONE 2
1.

EXECUTIVE SUMMARY

This planning submission is in support of a planning permit application for a 5 lot subdivision and creation of
access to a Transport Zone 2 at 46 Mian Road, Lindenow. This proposal is seeking to create 5 vacant lots of
land that will enable future residential development.
The subject land is zoned Township Zone and is not affected by any of the overlays under the provisions of the
East Gippsland Planning Scheme.
The site has access to a suitable range of services and facilities and is located in the township of Lindenow.
The main business district of Bairnsdale is approximately 13 kilometres east of the subject site and contains a
full suite of services and facilities.
The proposed subdivision is site responsive and creates suitable vacant allotments that can be developed with
a dwelling in the future. This subdivision is similar to many others undertaken in residential areas of Lindenow
and East Gippsland.
This submission addresses the following components of the East Gippsland Planning Scheme:
-

Clause 11 – Settlement

-

Clause 15 – Built Environment and Heritage

-

Clause 16 – Housing

-

Clause 18 - Transport

-

Clause 21 – Municipal Strategic Statement

-

Clause 56 – Residential Subdivision

-

Clause 32.05 – Township Zone

-

Clause 52.29 - Land adjacent to the Principal Road Network

-

Clause 65.01 – Decision Guidelines

-

Clause 65.02 – Decision Guidelines

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

INTRODUCTION:

We act on behalf of Colin & Tracie Toohey, the applicants for the 5 lot subdivision at 46 Main Road, Lindenow
being the subject of this planning application.
Planning Permit No: 157/2021/P has recently been approved for a two lot subdivision on this land. This
application seeks approval for the subdivision of the balance allotment being the proposed Lot 2 on Plan of
Subdivision 900507W. It is noted that an application to amend the planning permit has been made to revise a
condition in relation to the required crossover construction to represent residential development rather than
rural.
This submission and supporting documentation address the relevant provisions of the East Gippsland Planning
Scheme to assist Council planning officers in considering the merit of the proposed development having
consideration for the subject site and surrounding land.

3.

SITE AND SURROUNDS

The subject site is located at 46 Main Road, Lindenow formally identified as Lot 2 on proposed Plan of
Subdivision 900507W of parent title being Lot 2 on Plan of Subdivision 705868A contained in Certificate of
Title Vol 11405 Fol 017. The title is not affected by any restrictions, covenants or agreements.
A copy of the title and Plan of Subdivision is contained in Appendix A. A copy of the proposed plan of
subdivision is also contained in Appendix A for ease of reference.
The subject site is situated within an established residential area in Lindenow as shown in the locality plan
below in Figure 1.

Subject
Bairnsdale

Lindenow

Figure 1 – Locality Plan – 46 Main Road, Lindenow (source: mapshare.vic.gov.au)
The site is located in the centre of Lindenow in the residential area adjoining the main road. The subject site
is located approximately 13 kilometres west of the central business district of Bairnsdale. The subject site is
serviced by an excellent road network and is within an area comprising a range of residential style
development.
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Subject Site

Figure 2 – Locality Plan 46 Main Road, Lindenow (source: mapshare.vic.gov.au)
The subject site is currently vacant land aside from a concrete slab that is the remnants of a former outbuilding.
The site is approximately 4266m2 in area, rectangular in shape and flat in nature. The site has a frontage of
approximately 84.78 metres to Main Road along the southern boundary. There is an existing concrete
crossover in the south western portion of the site along the southern boundary adjoining Main Road. There is
also an existing gravel driveway providing access to the neighbouring properties at 36-38 Main Road which
adjoins the eastern boundary.
Main Road is a fully constructed bitumen road, traversing east to west through the township of Lindenow
which connects to the Bairnsdale-Dargo Road providing a link to the Princes Highway. Drainage infrastructure
is within the street network. The site is located within an existing residential area, however, also adjoins
farming land to the north.
Immediately adjoining the subject site to the west contains existing residential dwellings and associated
facilities. Land surrounding the site to the north and east, beyond the recently created residential allotment
contains farmland comprising agricultural activities identifying as Bulmer Farms. Directly opposite the site to
the south is zoned residential comprising of various style dwellings and associated outbuildings.
The boundaries of the site are delineated by post and wire fences along the northern, southern and western
boundaries. The eastern boundary is not yet defined from the parent title.
The site and surrounding area has access to a range of services and infrastructure including electricity,
reticulated water and sewerage, telecommunications and a good quality road network.
A visual description of the subject site and surrounding land is outlined in the photographs below.
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Lindenow

Subject site

Photograph 1 – Aerial Photograph of the subject site and surrounding land – 46 Main Road, Lindenow (source: dpi.vic.gov.au)

Photograph 2 – Aerial Photograph of the subject site and surrounding land – 46 Main Road, Lindenow (source: dpi.vic.gov.au)
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Photograph 3 – Subject site at 46 Main Road, Lindenow, facing north.

Photograph 4 – Southeast corner of subject site facing northwest.
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Photograph 5 – Vacant allotment at Lot 1 PS 900507W approved from Planning Permit No: 157/2021/P. Photograph taken from the
southern boundary of the site facing north.

Photograph 6 – Existing access driveway to the properties adjoining the site to the east at 36 & 38 Main Road, Lindenow. (Bulmer
Farms)
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Photograph 7 – Western portion of the subject site facing north.
.

Photograph 8 – Subject site at 46 Main Road, Lindenow facing the north east.
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Photograph 9 – Property adjoining the subject site to the west at 50 Main Road, Lindenow.

Photograph 10 – Main Road facing east adjoining the southern boundary of the subject site.
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Photograph 11 – Main Road facing west adjoining the southern boundary of the subject site.

Photograph 12 – Main Road facing west showing existing residential developments.
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Photograph 13 – Existing residential development directly opposite the subject site.
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4.

PROPOSAL:

This application seeks approval for the subdivision of the land into Five Lots. A proposed plan of subdivision is
provided in Appendix B.
Lot 1
The proposed Lot 1 will be rectangular in shape and will be approximately 847m2 in area. This lot will have a
16.81 metre frontage to Main Road and will be approximately 50.29 metres long.
Access will be provided by the existing concrete crossover directly to main road along the southern boundary
of the site.
Lot 2
The proposed Lot 2 will be a rectangular in shape allotment with an area of 869m2. This lot will have a 17.27
metre frontage to Main Road and will be approximately 50.29 metres long.
Access will be provided via the proposed access directly from Main Road along the southern boundary.
Lot 3
The proposed Lot 3 will be a rectangular shaped allotment with an area of 850m2. The allotment will have a
16.90 metre frontage to Main Road and will be approximately 50.29 metres long.
Access will be provided via the proposed access directly from Main Road along the southern boundary.
Lot 4
The proposed Lot 4 will be a rectangular shaped allotment with an area of 850m2. This lot will be approximately
19.90 metres frontage to Main Road and will be 50.29 metres long.
Access will be provided via the proposed access directly from Main Road along the southern boundary.
Lot 5
The proposed Lot 5 will be a rectangular shaped allotment with an area of 850m2. The allotment will have a
16.90 metre frontage to Main Road and will be approximately 50.29 metres long.
Access will be provided via the proposed access directly from Main Road along the southern boundary.
Access and services
The proposal includes the creation of 4 new access points to Main Road, being a Transport Zone 2. The
proposed access points will be designed and constructed in accordance with the Infrastructure Design Manual
(SD240) and to the satisfaction of the responsible authority.
Each of the proposed allotments will be connected to all available services including (but not limited to)
sewerage, water, electricity and telecommunications.
Each of the proposed allotments are considered suitable for future residential development that can meet the
requirements of Clause 54.

Ref: 21142

13

5.
5.1

PLANNING PROVISIONS
PLANNING POLICY FRAMEWORK

Clause 11 – Settlement provides:
-

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

-

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

Health, wellbeing and safety.

o

Diversity of choice.

o

Adaptation in response to changing technology.

o

Economic viability.

o

A high standard of urban design and amenity.

o

Energy efficiency.

o

Prevention of pollution to land, water and air.

o

Protection of environmentally sensitive areas and natural resources.

o

Accessibility.

o

Land use and transport integration.

-

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

-

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

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

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

-

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

-

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

Clause 11.02 – Managing Growth
The policy aims to ensure a sufficient supply of land is available for residential, commercial, retail, industrial,
recreational, institutional and other community uses by means of the following strategies:
-

Ensure the ongoing provision of land and supporting infrastructure to support sustainable urban
development.

-

Ensure that sufficient land is available to meet forecast demand.
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-

Plan to accommodate projected population growth over at least a 15 year period and provide clear
direction on locations where growth should occur. Residential land supply will be considered on a
municipal basis, rather than a town-by-town basis.

-

Planning for urban growth should consider:



Opportunities for the consolidation, redevelopment and intensification of existing urban areas.



Neighbourhood character and landscape considerations.



The limits of land capability and natural hazards and environmental quality.



Service limitations and the costs of providing infrastructure.



Monitor development trends and land supply and demand for housing and industry.



Maintain access to productive natural resources and an adequate supply of well-located land
for energy generation, infrastructure and industry.



Restrict rural residential development that would compromise future development at higher
densities.

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

Are enjoyable, engaging and comfortable to be in.

-

Accommodate people of all abilities, ages and cultures.

-

Contribute positively to local character and sense of place.

-

Reflect the particular characteristics and cultural identity of the community.

-

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

Clause 15.01-3- Subdivision design
“To ensure the design of subdivisions achieves attractive, safe, accessible, diverse and sustainable
neighbourhoods”
The strategies identified are:
Ref: 21142
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In the development of new residential areas and in the redevelopment of existing areas, subdivision
should be designed to create liveable and sustainable communities by:
- Creating compact neighborhoods that have walkable distances between activities.
- Developing activity centres in appropriate locations with a mix of uses and services and access
to public transport.
- Creating neighbourhood centres that include services to meet day to day needs.
- Creating urban places with a strong sense of place that are functional, safe and attractive.
- Providing a range of lot sizes to suit a variety of dwelling and household types to meet the needs
and aspirations of different groups of people.
- Creating landscaped streets and a network of open spaces to meet a variety of needs with links
to regional parks where possible.
- Protecting and enhancing native habitat.
- Facilitating an urban structure where neighbourhoods are clustered to support larger activity
centres served by high quality public transport.
- Reduce car dependency by allowing for:
Convenient and safe public transport.
Safe and attractive spaces and networks for walking and cycling.
Subdivision layouts that allow easy movement within and between neighbourhoods.
A convenient and safe road network.
- Being accessible to people with disabilities.
- Creating an urban structure and providing utilities and services that enable energy efficiency,
resource conservation, integrated water management and minimisation of waste and air
pollution.
Clause 15.01-4- Healthy neighbourhoods
“To achieve neighbourhoods that foster healthy and active living and community wellbeing”
The strategies identified are:
Design neighbourhoods that foster community interaction and make it easy for people of all ages and
abilities to live healthy lifestyles and engage in regular physical activity by providing:
- Connected, safe, pleasant and attractive walking and cycling networks that enable and promote
walking and cycling as a part of daily life.
- Streets with direct, safe and convenient access to destinations.
- Conveniently located public spaces for active recreation and leisure.
- Conveniently located public transport stops.
- Amenities and protection to support physical activity in all weather conditions.
Clause 15.01-5- Neighbourhood Character
“To recognise, support and protect neighbourhood character, cultural identity, and sense of place ”
The strategies identified are:
Ensure development responds to cultural identity and contributes to existing or preferred
neighbourhood character.
Ref: 21142
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Ensure development responds to its context and reinforces a sense of place and the valued features
and characteristics of the local environment and place by emphasising the:
- Patter of local urban structure and subdivision.
- Underlying natural landscape character and significant vegetation.
- Heritage values and built form that reflect community identity.
Clause 15.02-1- Energy and resource efficiency
“To encourage land use and development that is energy and resource efficient, supports a cooler
environment and minimises greenhouse gas emissions”
The strategies identified are:
- Improve the energy, water and waste performance of buildings and subdivisions through
environmentally sustainable development.
- Promote consolidation of urban development and integration of land use and transport.
- Improve efficiency in energy use through greater use of renewable energy technologies and
other energy efficiency upgrades.
- Support low energy from of transport such as walking and cycling.
- Reduce the urban heat island effect by greening urban areas, buildings, transport corridors and
open spaces with vegetation.
- Encourage retention of existing vegetation and planting of new vegetation as part of
development and subdivision proposal.
Clause 16 – Housing provides:
“Planning should provide for housing diversity and ensure the efficient provision of supporting
infrastructure.
Planning should ensure the long-term sustainability of new housing, including access to services,
walkability to activity centres, public transport, schools and open space.
Planning for housing should include the provision of land for affordable housing.”
Clause 16.01-1S – Housing Supply:
Objective
“To facilitate well-located, integrated and diverse housing that meets community needs.”
Strategies
- Ensure that an appropriate quantity, quality and type of housing is provided, including aged care facilities
and other housing suitable for older people, supported accommodation for people with disability, rooming
houses, student accommodation and social housing.
- Increase the proportion of housing in designated locations in established urban areas (including underutilised urban land) and reduce the share of new dwellings in greenfield, fringe and dispersed development
areas.
- Encourage higher density housing development on sites that are well located in relation to jobs, services
and public transport.
- Identify opportunities for increased residential densities to help consolidate urban areas.
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- 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:
- Provides a high level of internal and external amenity.
- Incorporates universal design and adaptable internal dwelling design.
- Support opportunities for a range of income groups to choose housing in well-serviced locations.
- Plan for growth areas to provide for a mix of housing types through a variety of lot sizes, including higher
housing densities in and around activity centres.

Clause 16.01-2S - Housing affordability
Objective
“To deliver more affordable housing closer to jobs, transport and services. “
Strategies
Improve housing affordability by:
-

Ensuring land supply continues to be sufficient to meet demand.

-

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

-

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

-

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

Increase the supply of well-located affordable housing by:
-

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

-

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

-

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

Clause 18 Transport –
Planning should ensure a safe, integrated and sustainable transport system that:
-

Provides access to social and economic opportunities to support individual and community
wellbeing.
Facilitates economic prosperity.
Actively contributes to environmental sustainability.
Facilitates network-wide efficient, coordinated and reliable movements of people and goods.
Supports health and wellbeing.

Clause 18.02-4S – Roads contains the following objective:
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“To facilitate an efficient and safe road network that integrates all movement networks and makes
best use of existing infrastructure”
The following strategies are identified –
Plan and develop the road network to:
- Ensure people are safe on and around roads.
- Improve people's perceptions of safety on and around roads.
- Improve road connections for all road users.
- Facilitate the use of public transport, cycling and walking.
- Integrate new and emerging technologies into road design, including the increasing
connectivity and automation of vehicles.
- Accommodate the expansion of the High Productivity Freight Vehicle Network, and oversize
and overmass vehicles.
Protect and develop the Principal Road Network to:
- Provide high mobility for through traffic and the efficient movement of freight by facilitating
adequate movement capacity and speeds.
- Improve cross-town arterial links in outer suburbs and growth areas, including
circumferential and radial movement to facilitate access to jobs and services.
- Limit access points to high-volume, high-speed roads by utilising urban design techniques
such as service roads and internal connector roads.
- Improve high-capacity on-road public transport
Develop declared freeways to:
-

-

Link Melbourne with major regional cities, major interstate locations and other key locations
important to the economy along major national and state transport corridors.
Connect and provide access to Principal Transport Gateways and freight-generating areas.
Improve connections to national employment and innovation clusters.
Connect dispersed major residential areas with key destinations and lower density
employment areas.
Avoid private access, except for service centres.
Provide for grade separation at railway crossings, except with the approval of the Minister
for Transport.
Improve Melbourne's distinctive, established boulevards by developing a connected,
contemporary network of boulevards within the urban growth boundary.
Design road space to complement land use and meet business and community needs
through the provision of wider footpaths, bicycle lanes, transit lanes (for buses and
commercial passenger vehicles) and freight routes, in line with the designated role of the
road.
Design roads to facilitate the safe movement of people and goods while providing places for
people to interact and gather in high pedestrian areas like activity centres, around schools
and around community facilities.

Plan an adequate supply of car parking that is designed and located to:
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-

Protect residential areas from the effects of road congestion created by on-street parking.
Enable easy and efficient use.
Achieve a high standard of urban design.
Protect the amenity of the locality, including the amenity of pedestrians and other road
users.
Create a safe environment, particularly at night.

Allocate land for car parking considering:
-

5.2

The existing and potential modes of access including public transport.
The demand for off-street car parking.
Road capacity.
The potential for demand-management of car parking.
Consolidate car parking facilities to improve efficiency.
Design public car parks to incorporate electric charging facilities to support the use of lowemission vehicles.

MUNICIPAL PLANNING STRATEGY

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

-

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

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

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

Clause 21.03 – Settlement provides:
“Within any local government area there is a finely balanced interplay between people, business and
environment. The Council will continue to invest wisely in urban infrastructure to create vibrant urban centres
while maintaining our natural assets – balancing residential, business and tourist development with wildlife
corridors and areas of rural or natural landscape. The impacts of climate-induced sea level rise, combined with
more severe storm surges is likely to be significant for coastal communities in East Gippsland. We will further
a broad range of developments, but will carefully manage them to protect natural assets and threatened
communities.”
Clause 21.08 – Housing provides:
Over 43,000 people live in East Gippsland and the population is growing as inward migration increases. We
need to cater for the housing needs and preferences of all members of our community – young and old. To
achieve this, we will promote quality housing which is diverse, accessible, and affordable. We will also expand
flexible housing and support accommodation for those who may be more vulnerable, such as our seniors and
young people.
This Clause provides local content to support Clause 16 of the State Planning Policy Framework.
Clause 21.08-1 – Residential Development provides:
Objective 1
To cater for the housing needs and preferences of all segments of the community.
Strategy 1.1
Encourage the supply of elderly persons' housing in the main centres and facilitate development of community
housing.
Strategy 1.2
Support expansion of housing and support services for young people, particularly in Lakes Entrance and Orbost,
including crisis accommodation, adolescent community placement, group homes or adolescent units, and
generalist youth services.
Strategy 1.3
Encourage the building and construction sector to provide a range of housing types and styles including higher
density dwellings in town centres, to provide choice for consumers.
Strategy 1.4
Encourage development of East Gippsland as a retirement destination.
Strategy 1.5
Permit low density (rural residential) house lots (0.4 to 2 hectares) only where located around fully serviced
towns and townships, and on land suitable for septic tanks or other on-site wastewater treatment systems.

Ref: 21142

21

Strategy 1.6
Discourage the commercial or industrial use of land in the Low Density Residential Zone.
Strategy 1.7
Facilitate urban development for Bairnsdale within the existing town boundary identified in the Bairnsdale
Growth Strategy, November (2009) and on Plan 3 Revitalisation and Growth Strategy.
Strategy 1.8
Support infill medium density housing and a mix of housing types close to Bairnsdale CBD and key locations to
provide greater housing choices identified in the Bairnsdale Growth Strategy, November (2009) and on Plan 1
Housing Diversity.
Strategy 1.9
Support residential development within East Bairnsdale that minimises off site amenity impacts, and protects
the ongoing rights of local industry and employment including Patties Foods and includes appropriate land use
buffers.
Objective 2
To ensure social considerations are taken into account when considering applications for residential
development.
Strategy 2.1
Require applications for residential subdivision to include a social impact comment (SIC) or social impact
assessment (SIA) in accordance with the East Gippsland Shire Council Social Impact Assessment Guidelines for
Development Applications (for details refer to Policy Guidelines – Residential Development listed below.)
Objective 3
To encourage residential development to be directed to locations that minimises negative impacts on the
Shire’s urban waterways.
Strategy 3.1
Manage the impacts of new residential developments on waterways through the application of the principles
of the East Gippsland Shire Council Urban Waterway Guidelines.
Clause 21.10 Transport provides:
“The Council shares responsibility for the management, maintenance and development of our road
system, ports and airport with the Victorian Government. We will take a strong stand to maintain the
efficiency of highways and major roads, ensure new developments do not compromise safety or
amenity, and will improve links between towns and major attractions. We will continue to provide
residents, commercial operators and visitors with efficient ports services and vigorously protect our
three airports from inappropriate development.
Clause 21.10-1 – Management of the Road System contains the following relevant objective and strategies:
Objective 1 – To maintain the efficiency and traffic capacity of highways and major roads and to
protect and enhance the visual quality of road corridors, especially between towns.
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Strategy 1.1 – Ensure that improvements to the road system are carried out with maximum regard to
maintaining roadside native vegetation.
Strategy 1.2 – Improve linkages between towns and major tourist attractions.
Strategy 1.3 – Facilitate the development of innovative forms of transport appropriate to the needs
and environment of the region.
Strategy 1.4 – Minimise the number of access and egress points directly on to highways.
Strategy 1.5 – Assess the potential impact of new developments on the efficiency and safety of the
road system in the area.
Strategy 1.6 – Take into account the potential for noise generated by major roads in planning and in
evaluating development proposals.
Strategy 1.7 – Restrict commercial development adjoining highways and major roads between towns, where
such development has the potential to impact adversely on the efficiency and amenity of the road corridor.
Clause 21.12-1 - Sub-regions provides:
East Gippsland, for planning purposes, can be divided into four relatively homogeneous economic and
geographic areas, as shown in the following diagram.

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

The strengths, weaknesses, opportunities and threats for each sub-region are summarised below, together
with broad strategies to address these.
Each section summarises the current roles and functions of urban areas and rural localities in the sub-region,
identifies appropriate new or enhanced roles and sets out the policies and strategies that will be applied to
these areas. The listing of towns/localities is generally from west to east within each sub-region.
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PROJECT PLANNING RESPONSE
The proposal seeks approval for subdivision of an existing residential allotment into five parcels of land to
allow for future residential development within the township area of Lindenow.
The subject site is located within an area with a suitable range of facilities and services. The site is a short
distance from the full range of services offered by Lindenow and further to the City of Bairnsdale.
The site is considered to support appropriate infill development within an area comprising varied densities of
residential development, whilst appropriately respecting the surrounding productive agricultural land.
The proposed lot sizes are considered appropriate to support any future residential development that has the
ability to be designed to respect the neighbourhood character and to ensure the amenity of the existing
residential development surrounding the subject site is not detrimentally affected in addition to ensuring the
surrounding agricultural uses are not detrimentally affected. The size of the proposed allotments are site
responsive and appropriate in context to the surrounding development and to enable an appropriate level of
privacy.
The subject site is a suitable sized allotment that can adequately accommodate the proposed subdivision,
providing an appropriate area for the vacant allotments that can adequately accommodate dwellings in the
future. The proposed subdivision has been designed to create a suitable level of privacy and to ensure that
the neighbourhood character of the area is not detrimentally affected. The immediate area comprises a range
of dwelling styles at various setbacks with various style fencing and ranging in heights. There is no consistent
or identifiable neighbourhood character. The proposed subdivision will not have a detrimental impact on the
existing streetscape rather will continue the line of residential development.
The proposed subdivision is in a location with a good level of services and infrastructure including electricity,
water, sewerage, telecommunications and road network. Schools, employment, community and commercial
services and facilities are located within proximity to the subject site.
There are no physical or environmental constraints that make the site unsuitable for the proposed subdivision
and likely future residential development.
The density of the subdivision is not out of character for the area. The lot sizes in this area range in shape and
size.
Council will support the existing roles and functions Lindenow fulfils and encourage infill residential
development in appropriate locations to accommodate population growth in a coordinated and
environmentally sustainable manner.
The proposal is considered to be consistent with the objectives of both the Planning Policy Framework and
the Municipal Planning Strategy.
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5.3

ZONE AND OVERLAYS:

The site is zoned Township and is not affected by any overlays under the provisions of the East Gippsland
Planning Scheme.
The provisions of the Township Zone are addressed below.

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

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

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

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

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

-

Should meet all of the standards included in the clauses specified in the following table.

Class of Subdivision
3- 15 Lots
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Objectives and standards to be met
All except Clauses 56.02-1, 56.03-1 to 56.03-4, 56.05-2 56.06-3
and 56.06-6
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The requirements outlined in the table above are addressed in Section 5.5 of this submission.
The decision guidelines outlined in Clause 32.08-13 are addressed in Section 6.1 of this submission.

5.4

OTHER PLANNING CONSIDERATIONS

Aboriginal Cultural Heritage
Under the provisions of the Aboriginal Heritage Act 2006 the subject site is not recognised as being within an
area of Aboriginal Cultural Heritage Sensitivity and therefore the proposal is not required to undertake a
Cultural Heritage Management Plan.

CLAUSE 52.29 – LAND ADJACENT TO THE PRINCIPAL ROAD NETWORK
The purpose of this provision is:

-

To ensure appropriate access to the Principal Road Network or land planned to form part of the
Principal Road Network.

-

To ensure appropriate subdivision of land adjacent to the Principal Road Network or land planned to
form part of the Principal Road Network.

Clause 52.29-1 – Application provides:
“This clause applies to land adjacent to a road in the Transport Zone 2 or land in a Public Acquisition
Overlay if a transport manager (other than a municipal council) is the acquiring authority, and the
purpose of the acquisition is for a road.”
The subject site adjoins a Transport Zone 2 road.
Clause 52.29-2 identifies that a permit is required to create or alter access to or subdivide land adjacent to a
road in a Transport Zone 2.
This application does require the creation of 4 access driveways to Main Road and therefore a planning
permit is required under these provisions.
The decision guidelines of Clause 52.29-6 are addressed in section 6.2 of this submission.

CLAUSE 53.18 – STORMWATER MANAGEMENT IN URBAN DEVELOPMENT
The purpose of this provision is:
-

To ensure that stormwater in urban development, including retention and reuse, is managed to
mitigate the impacts of stormwater on the environment, property and public safety, and to provide
cooling, local habitat and amenity benefits.

Ref: 21142

26

Clause 53.18-4 – Stormwater management objectives for subdivision provides:
-

To minimise damage to properties and inconvenience to the public from stormwater.
To ensure that the street operates adequately during major storm events and provides for public
safety.
To minimise increases in stormwater and protect the environmental values and physical characteristics
of receiving waters from degradation by stormwater.
To encourage stormwater management that maximises the retention and reuse of stormwater. To
encourage stormwater management that contributes to cooling, local habitat improvements and
provision of attractive and enjoyable spaces.

Standard W1
The stormwater management system should be:
-

-

-

Designed and managed in accordance with the requirements and to the satisfaction of the relevant
drainage authority.
Designed and managed in accordance with the requirements and to the satisfaction of the water
authority where reuse of stormwater is proposed.
Designed to meet the current best practice performance objectives for stormwater quality as contained
in the ‘Urban Stormwater – Best Practice Environmental Management Guidelines (Victorian
Stormwater Committee, 1999)”.
Designed to ensure that flows downstream of the subdivision site are restricted to pre-development
levels unless increased flows are approved by the relevant drainage authority and there are no
detrimental downstream impacts.
Designed to contribute to cooling, improving local habitat and providing attractive and enjoyable
spaces.

The stormwater management system should be integrated with the overall development plan including the
street and public open space networks and landscape design.
For all stormwater events up to and including the 20% Average Exceedance Probability (AEP) standard:
-

Stormwater flows should be contained within the drainage system to the requirements of the relevant
authority.
Ponding on roads should not occur for longer than 1 hour after the cessation rainfall.

For storm events greater than 20% AEP and up to and including 1% AEP standard:
-

Provision must be made for the safe and effective passage of stormwater flows.

-

All new lots should be free from inundation or to a lesser standard of flood protection where agreed
by the relevant floodplain management authority.

-

Ensure that streets, footpaths and cycle paths that are subject to flooding meet the safety criteria
daVave 0.35 m2/s (where, da= average depth in metres and Vave= average velocity in metres per second).

The design of the local drainage network should:
-

Ensure stormwater is retarded to a standard required by the responsible drainage authority.
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-

Ensure every lot is provided with drainage to a standard acceptable to the relevant drainage authority.
Wherever possible, stormwater should be directed to the front of the lot and discharged into the street
drainage system or legal point of discharge.

-

Ensure that inlet and outlet structures take into account the effects of obstructions and debris build
up. Any surcharge drainage pit should discharge into an overland flow in a safe and predetermined
manner.

-

Include water sensitive urban design features to manage stormwater in streets and public open space.
Where such features are provided, an application must describe maintenance responsibilities,
requirements and costs.

Any flood mitigation works must be designed and constructed in accordance with the requirements of the
relevant floodplain management authority.
Response:
It is expected that any planning permit to be issued would include requirements for the construction and
management of drainage for each of the proposed lots.
The impact on receiving waters is likely to be minimal particularly given the size of the proposed
allotments.
Each lot in this proposed subdivision is expected to be able to be drained to the satisfaction of the responsible
authority.

5.5

CLAUSE 56 ASSESSMENT

Clause 56 – Residential Subdivision
Under the provisions of Clause 32.08-3 of the General Residential Zone, the following provisions of Clause 56
must be addressed as appropriate.
The purpose of Clause 56 is:
“To implement the Municipal Planning Strategy and the Planning Policy Framework.
To create liveable and sustainable neighbourhoods and urban places with character and identity.
To achieve residential subdivision outcomes that appropriately respond to the site and its context for:
- Metropolitan Melbourne growth areas.
- Infill sites within established residential areas.
- Regional cities and towns.
To ensure residential subdivision design appropriately provides for:
-

Policy implementation.
Liveable and sustainable communities.
Residential lot design.
Urban landscape.
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-

Access and mobility management.
Integrated water management.
Site management.
Utilities.”

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

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

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

A subdivision site and context description.
A design response.

Clause 56.01-1 is addressed in Section 2 of this submission as well as in the Proposed Subdivision Plans
provided in Appendix B.
The table below addresses the relevant requirements of Clause 56.

Clause 56.03-5
Neighbourhood
Character Objective:

To design subdivisions that respond to neighbourhood character.

Standard C6

Subdivision should;
- Respect the existing neighbourhood character or achieve a preferred
neighbourhood character consistent with any relevant neighbourhood
character objective, policy or statement set out in this scheme.
- Respond to and integrate with the surrounding urban environment.
- Protect significant vegetation and site features.

Response:

There is no Neighbourhood Character Statement or specific character identified in
this locality. This is a residential area with development on lots ranging in shapes
and sizes.
The proposed subdivision lot layout is site responsive and will provide for future
residential development that will be similar to existing surrounding residential
development.
The area of the proposed lots ensures adequate provision for the subdivision to
provide for an appropriate level of services and facilities for each of the allotments.
Proposed lots 2-5 will have suitable access from the proposed access driveways from
Main Road along the southern boundary of the site. Lot 1 has existing access via a
concrete crossover directly from Main Road as identified on the plans provided.
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The subject site does not contain any vegetation and there are no significant
features in the area that would be detrimentally affected by the proposed
subdivision.
The proposal meets the objectives and standards of this clause.
Clause 56.04-1 Lot
diversity and distribution
objectives
Standard C7

To achieve housing densities that support compact and walkable neighbourhoods
and the efficient provision of public transport services. To provide higher housing
densities within walking distance of activity centres. To achieve increased housing
densities in designated growth areas. To provide a range of lot sizes to suit a
variety of dwelling and household types.
A subdivision should implement any relevant housing strategy, plan or policy for the
area set out in this scheme.
Lot sizes and mix should achieve the average net residential density specified in any
zone or overlay that applies to the land or in any relevant policy for the area set out
in this scheme.
A range and mix of lot sizes should be provided including lots suitable for the
development of:
- Single dwellings.
- Two dwellings or more.
- Higher density housing.
- Residential buildings and Retirement villages.
Unless the site is constrained by topography or other site conditions, lot distribution
should provide for 95 per cent of dwellings to be located no more than 400 metre
street walking distance from the nearest existing or proposed bus stop, 600 metres
street walking distance from the nearest existing or proposed tram stop and 800
metres street walking distance from the nearest existing or proposed railway
station.
Lots of 300 square metres or less in area, lots suitable for the development of two
dwellings or more, lots suitable for higher density housing and lots suitable for
Residential buildings and Retirement villages should be located in and within 400
metres street walking distance of an activity centre.
There is no relevant housing strategy plan or policy for this area.
The proposed lot sizes are considered to be of a size and design that is compatible
with the surrounding area that will provide for suitable future residential
development. The area to the western side of the subject site and the opposite side
of Main Road contains smaller allotments with a similar design to this application.
Each of the proposed lots are greater than 300m2 in area. There are no physical
constraints affecting the design or lot layout.

Response

There is no public transport available in Lindenow, however there is available in
Bairnsdale.
The proposal is appropriate for the area.
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Clause 56.04-2 Lot area
and building envelopes
objective:

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

Standard C8

An application to subdivide land that create lots of less than 300 square metres
should be accompanied by information that shows:
- That the lots are consistent with or contain a building envelope that is
consistent with development approved under this scheme; or
- That a dwelling may be constructed on each lot in accordance with the
requirements of this scheme.
- Lots of between 300 square metres and 500 square metres should:
- Contain a building envelope that is consistent with a development of the lot
approved under this scheme, contain a building envelope and be able to
contain a rectangle measuring 10 metres by 15 metres, or 9 metres by 15
metres if a boundary wall is nominated as part of the building envelope.
- If lots of between 300 square metres and 500 square metres are proposed
to contain dwellings that are built to the boundary, the long axis of the lots
should be within 30 degrees east and 20 degrees west of north unless there
are significant physical constraints that make this difficult to achieve.
- Lots greater than 500 square metres should be able to contain a rectangle
measuring 10 metres by 15 metres, and may contain a building envelope.
- A building envelope may specify or incorporate any relevant siting and
design requirement. Any requirement should meet the relevant standards of
Clause 54, unless;
- The objectives of the relevant standards are met, and
- The building envelope is shown as a restriction on a plan of subdivision
registered under the Subdivision Act 1988, or is specified as a covenant in an
agreement under Section 173 of the Act.
- Where a lot with a building envelope adjoins a lot that is not on the same
plan of subdivision or is not subject to the same agreement relating to the
relevant building envelope:
- The building envelope must meet A10 and A11 of Clause 54 in relation to
the adjoining lot, and:
- The building envelope must not regulate siting matters covered by
Standards A12 to A15 (inclusive) of Clause 54 in relation to the adjoining lot.
This should be specified in the relevant plan of subdivision or agreement.
- Lot dimensions and building envelopes should protect:
- Solar access for future dwellings and support the siting and design of
dwellings that achieve the energy rating requirements of Building
Regulations.
- Existing or proposed easements on lots.
- Significant vegetation and site features.

Response:

This application seeks approval for the creation of five vacant allotments each
greater than 300m2 in area.
The proposed lots will range between 847m2 and 869m2 in area and are considered
to be of a size suitable for future residential development that can adequately
accommodate solar access. Access to the allotment will be via concrete crossover
directly to Main Road along the southern boundary.
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All lots will be connected to services including water, sewer, telecommunications
and electricity
There are no existing or proposed easements relevant to this proposed subdivision.
There is no existing vegetation on the subject site.
Each of the proposed lots can adequately accommodate a 10 x 15 metre rectangle
indicating appropriate areas for future development.
The proposal meets the objectives and standards of this clause.
Clause 56.04-3 Solar
orientation of lots
objective
Standard C9

Response:

To provide good solar orientation of lots and solar access for future dwellings.
Unless the site is constrained by topography or other site conditions, at least 70
percent of lots should have appropriate solar orientation.
Lots have appropriate solar orientation when:
- The long axis of lots are within the range north 20 degrees west to north 30
degrees east, or east 20 degrees north to east 30 degrees south.
- Lots between 300 square metres and 500 square metres are proposed to
contain dwellings that are built to the boundary, the long axis of the lots
should be within 30 degrees east and 20 degrees west of north.
Dimensions of lots are adequate to protect solar access to the lot, taking into
account likely dwelling size and the relationship of each lot to the street.
The proposed subdivision creates five allotments of north south orientation with the
long axis of the lot within the range north 20 degrees west to north 30 degrees east.
Each of the lots will be of a size and orientation to ensure appropriate solar access
and will be able to accommodate a range of dwelling styles at various setbacks. The
lots each have a desirable view over the north and it is expected that future
development will not have a detrimental impact on surrounding properties.
The proposal meets the objectives and standards of this clause.

Clause 56.04-4 Street
orientation objective

To provide a lot layout that contributes to community social interaction, personal
safety and property security.

Standard C10

Subdivision should increase visibility and surveillance by:
- Ensuring lots front all roads and streets and avoid the side or rear of lots
being oriented to connector streets and arterial roads.
- Providing lots of 300 square metres or less in area and lots for 2 or more
dwellings around activity centres and public open space.
- Ensuring streets and houses look onto public open space and avoiding sides
and rears of lots along public open space boundaries.
- Providing roads and streets along public open space boundaries.
The proposed subdivision has been designed to be compatible with the surrounding
area resulting in lots that will facilitate future residential development that is of a
similar style to that which currently exists in the locality.
All allotments are of a size that is appropriate to accommodate dwellings in the
future and provide for sufficient private open space.

Response:
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Each lot will be in excess of 300m2 and will have adequate street frontage to
facilitate development that encourages natural surveillance and security.
The proposal meets the objectives and standards of this clause.
Clause 56.04-5 Common
area objectives
Standard C11

Response:

To identify common areas and the purpose for which the area is commonly held.
To ensure the provision of common area is appropriate and that necessary
management arrangements are in place. To maintain direct public access
throughout the neighbourhood street network.
An application to subdivide land that creates common land must be accompanied
by a plan and report identifying:
- The common area to be owned by the body corporate, including any streets
and open space.
- The reasons why the area should be commonly held.
- Lots participating in the body corporate.
- The proposed management arrangements including maintenance standards
for streets and open spaces to be commonly held.
This application does not seek any common areas. Each allotment will have direct
access to the road reserve along the southern boundary being Main Road.
This clause is not relevant to this application.

Clause 56.05-1
Integrated urban
landscape objectives

Standard C12
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To provide attractive and continuous landscaping in streets and public open spaces
that contribute to the character and identity of new neighbourhoods and urban
places or to existing or preferred neighbourhood character in existing urban areas.
To incorporate natural and cultural features in the design of streets and public open
space where appropriate.
To protect and enhance native habitat and discourage the planting and spread of
noxious weeds.
To provide for integrated water management systems and contribute to drinking
water conservation.
An application for subdivision that creates streets or public open space should be
accompanied by a landscape design.
The landscape design should:
- Implement any relevant streetscape, landscape, urban design or native
vegetation precinct plan, strategy or policy for the area set out in this scheme.
- Create attractive landscapes that visually emphasise streets and public open
spaces.
- Respond to the site and context description for the site and surrounding area.
- Maintain significant vegetation where possible within an urban context.
- Take account of the physical features of the land including landform, soil and
climate.
- Protect and enhance any significant natural and cultural features.
- Protect and link areas of significant local habitat where appropriate.
- Support integrated water management systems with appropriate landscape
design techniques for managing urban run-off including wetlands and other
water sensitive urban design features in streets and public open space.
- Promote the use of drought tolerant and low maintenance plants and avoid
species that are likely to spread into the surrounding environment.
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-

Ensure landscaping supports surveillance and provides shade in streets, parks
and public open space.
- Develop appropriate landscapes for the intended use of public open space
including areas for passive and active recreation, the exercising of pets,
playgrounds and shaded areas.
- Provide for walking and cycling networks that link with community facilities.
- Provide appropriate pathways, signage, fencing, public lighting and street
furniture.
- Create low maintenance, durable landscapes that are capable of a long life.
- The landscape design must include a maintenance plan that sets out
maintenance responsibilities, requirements and costs.
This proposal is seeking the approval of a 5 lot subdivision only and no common
property areas or public open space is proposed.

Response:

The existing road network is considered to be of a suitable standard to accommodate
shared use of pedestrians and vehicles. There are no existing footpaths in this locality.
No landscaping is proposed at this time however it is expected the owners of lots
created would include some landscaping.
Access is proposed to be created via concrete crossovers directly to Main Road along
the southern boundary.
The proposal meets the objectives and standards of this clause.
Clause 56.06-2 Walking
and cycling network
objectivecs
Standard C15

Response:
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To contribute to community health and well being by encouraging walking
and cycling as part of the daily lives of residents, employees and visitors.
To provide safe and direct movement through and between neighbourhoods by
pedestrians and cyclists.
To reduce car use, greenhouse gas emissions and air pollution
The walking and cycling network should be designed to:
- Implement any relevant regional and local walking and cycling strategy, plan
or policy for the area set out in this scheme.
- Link to any existing pedestrian and cycling networks.
- Provide safe walkable distances to activity centres, community facilities,
public transport stops and public open spaces.
- Provide an interconnected and continuous network of safe, efficient and
convenient footpaths, shared paths, cycle paths and cycle lanes based
primarily on the network of arterial roads,
neighbourhood streets and regional public open spaces.
Provide direct cycling routes for regional journeys to major activity centres,
community facilities, public transport and other regional activities and for
regional recreational cycling.
Ensure safe street and road crossings including the provision of traffic
controls where required.
Provide an appropriate level of priority for pedestrians and cyclists.
Have natural surveillance along streets and from abutting dwellings and be
designed for personal safety and security particularly at night.
Be accessible to people with disabilities.
The proposal is seeking approval for a five lot residential subdivision.
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No new roads are proposed and access to each lot will be via crossovers directly
from Main Road along the southern boundary. There are no footpaths along Main
Road in this area however the road reserve is considered to be of an appropriate
standard to accommodate shared use with pedestrians, cyclists and vehicles. Main
Road will provide suitable shared access to surrounding amenities and services.
Main Road will provide suitable access to the nearby facilities offered by Lindenow
township including recreation reserve, hotel/motel, restaurant/cafe and general
store.
The proposal meets the objectives and standards of this clause.
Clause 56.06-4
Neighbourhood street
network objective
Standard C17

To provide for direct, safe and easy movement through and between
Neighbourhoods for pedestrians, cyclists, public transport and other motor
vehicles using the neighbourhood street network.
The neighbourhood street network must:
Take account of the existing mobility network of arterial roads,
neighbourhood streets, cycle paths, shared paths, footpaths and public
transport routes.
Provide clear physical distinctions between arterial roads and
neighbourhood street types.
Comply with the Head, Transport for Victoria’s arterial road access
management policies.
Provide an appropriate speed environment and movement priority for the
safe and easy movement of pedestrians and cyclists and for accessing public
transport.
Provide safe and efficient access to activity centres for commercial and
freight vehicles.
Provide safe and efficient access to all lots for service and emergency
vehicles.
Provide safe movement for all vehicles.
Incorporate any necessary traffic control measures and traffic management
infrastructure.
The neighbourhood street network should be designed to:
Implement any relevant transport strategy, plan or policy for the area set
out in this scheme.
Include arterial roads at intervals of approximately 1.6 kilometres that have
adequate reservation widths to accommodate long term movement
demand.
Include connector streets approximately halfway between arterial roads and
provide adequate reservation widths to accommodate long term movement
demand.
Ensure connector streets align between neighbourhoods for direct and
efficient movement of pedestrians, cyclists, public transport and other
motor vehicles.
Provide an interconnected and continuous network of streets within and
between neighbourhoods for use by pedestrians, cyclists, public transport
and other vehicles. Provide an appropriate level of local traffic dispersal.
Indicate the appropriate street type.
Provide a speed environment that is appropriate to the street type.
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Response:

Provide a street environment that appropriately manages movement
demand (volume, type and mix of pedestrians, cyclists, public transport and
other motor vehicles).
Encourage appropriate and safe pedestrian, cyclist and driver behaviour.
Provide safe sharing of access lanes and access places by pedestrians,
cyclists and vehicles.
Minimise the provision of cul-de-sac.
Provide for service and emergency vehicles to safely turn at the end of a
dead-end street.
Facilitate solar orientation of lots.
Facilitate the provision of the walking and cycling network, integrated water
management systems, utilities and planting of trees.
Contribute to the area’s character and identity.
Take account of any identified significant features.

The proposal is not seeking to create any new streets or road networks.
The existing road network is adequate to support the proposed subdivision and will
provide for suitable access to each of the proposed lots.
There are no significant features identified that require protection. The subdivision
has been designed to be consistent with and to complement the existing residential
development surrounding the site. The subdivision will facilitate solar access for
each of the lots being of north south orientation.
The subdivision does not include any court’s or cul-de-sacs. Emergency service
vehicles will have suitable access to each of the lots directly from Main Road.
The proposal meets the objectives and standards of this clause.

Clause 56.06-5 Walking
and cycling network
detail objectives
Standard C18
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To design and construct footpaths, shared path and cycle path networks that are
safe, comfortable, well constructed and accessible for people with disabilities. To
design footpaths to accommodate wheelchairs, prams, scooters and other
footpath bound vehicles.
Footpaths, shared paths, cycle paths and cycle lanes should be designed to:
Be part of a comprehensive design of the road or street reservation.
Be continuous and connect.
Provide for public transport stops, street crossings for pedestrians and
cyclists and kerb crossovers for access to lots.
Accommodate projected user volumes and mix.
Meet the requirements of Table C1.
Provide pavement edge, kerb, channel and crossover details that support
safe travel for pedestrians, footpath bound vehicles and cyclists, perform
required drainage functions and are structurally sound.
Provide appropriate signage.
Be constructed to allow access to lots without damage to the footpath or
shared path surfaces.
Be constructed with a durable, non-skid surface.
Be of a quality and durability to ensure:
Safe passage for pedestrians, cyclists, footpath bound vehicles and vehicles.
Discharge of urban run-off.
36

-

Preservation of all-weather access.
Maintenance of a reasonable, comfortable riding quality.
A minimum 20 year life span.
Be accessible to people with disabilities and include tactile ground surface
indicators, audible signals and kerb ramps required for the movement of
people with disabilities.
The proposed subdivision is not seeking to construct any footpaths.

Response:

Access to proposed lots will be via the proposed access driveways directly to Main
Road along the southern boundary of the site. Access is existing for lot 1 and will
remain unchanged.
There are no footpaths within the road reserve surrounding the subject site. The
proposed subdivision will not impact the ability for pedestrians and cyclists to use
the nature strips and continue to share the road network.
The proposal meets the objectives and standards of this clause.
Clause 56.06-7
Neighbourhood street
network detail objective
Standard C20
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To design and construct street carriageways and verges so that the street
geometry and traffic speeds provide an accessible and safe neighbourhood street
system for all users.
The design of streets and roads should:
- Meet the requirements of Table C1. Where the widths of access lanes,
access places, and access streets do not comply with the requirements of
Table C1, the requirements of the relevant fire authority and roads authority
must be met.
- Provide street blocks that are generally between 120 metres and 240 metres
in length and generally between 60 metres to 120 metres in width to
facilitate pedestrian movement and control traffic speed.
- Have verges of sufficient width to accommodate footpaths, shared paths,
cycle paths, integrated water management, street tree planting, lighting and
utility needs.
- Have street geometry appropriate to the street type and function, the
physical land characteristics and achieve a safe environment for all users.
- Provide a low-speed environment while allowing all road users to proceed
without unreasonable inconvenience or delay.
- Provide a safe environment for all street users applying speed control
measures where appropriate.
- Ensure intersection layouts clearly indicate the travel path and priority of
movement for pedestrians, cyclists and vehicles.
- Provide a minimum 5 metre by 5 metre corner splay at junctions with
arterial roads and a minimum 3 metre by 3 metre corner splay at other
junctions unless site conditions justify a variation to achieve safe sight lines
across corners.
Ensure streets are of sufficient strength to:
- Enable the carriage of vehicles.
- Avoid damage by construction vehicles and equipment.
Ensure street pavements are of sufficient quality and durability for the:
- Safe passage of pedestrians, cyclists and vehicles.
- Discharge of urban run-off.
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-

Preservation of all-weather access and maintenance of a reasonable,
comfortable riding quality.

-

Ensure carriageways of planned arterial roads are designed to the
requirements of the relevant road authority.

-

Ensure carriageways of neighbourhood streets are designed for a minimum
20 year life span.
Provide pavement edges, kerbs, channel and crossover details designed to:
- Perform the required integrated water management functions.
- Delineate the edge of the carriageway for all street users.
- Provide efficient and comfortable access to abutting lots at appropriate
locations.
-

Contribute to streetscape design.
Provide for the safe and efficient collection of waste and recycling materials
from lots.
Be accessible to people with disabilities.

-

Meet the requirements of Table C1. Where the widths of access lanes,
access places, and access streets do not comply with the requirements of
Table C1, the requirements of the relevant fire authority and roads authority
must be met.
- Where the widths of connector streets do not comply with the requirements
of Table C1, the requirements of the relevant public transport authority
must be met.
A street detail plan should be prepared that shows, as appropriate:
- The street hierarchy and typical cross-sections for all street types.
- Location of carriageway pavement, parking, bus stops, kerbs, crossovers,
footpaths, tactile surface indicators, cycle paths and speed control and
traffic management devices.
- Water sensitive urban design features.
- Location and species of proposed street trees and other vegetation.
- Location of existing vegetation to be retained and proposed treatment to
ensure its health.
- Any relevant details for the design and location of street furniture, lighting,
seats, bus stops, telephone boxes and mailboxes.
Response:

The proposed subdivision is not seeking to create any new streets.
Access to lot 1 is existing and will remain unchanged from Main Road.
Access to lots 2-5 will be provided by concrete crossovers to each allotment as
shown on the proposed subdivision plans contained in Appendix B.
There is no existing vegetation on the subject site.
The proposal meets the objectives and standards of this clause.
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Clause 56.06-8 Lot access
objective:
Standard C21

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

Response:

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

Proposed lot 1 has existing access to Main Road which is considered appropriate and
will remain unchanged.
Proposed lots 2-5 will have access via individual crossovers to each allotment
directly from Main Road along the southern boundary.
The proposed crossovers from Main Road will be in accordance with the standards
provided in the Infrastructure Design Manual – SD240 to the satisfaction of the
responsible authority. Each of the proposed lots are greater than 300m2.
The proposal meets the objectives and standards of this clause.

Clause 56.07-1 Drinking
water supply objectives
Standard C22

Response:

To reduce the use of drinking water. To provide an adequate, cost-effective supply
of drinking water.
The supply of drinking water must be:
- Designed and constructed in accordance with the requirements and to the
satisfaction of the relevant water authority.
- Provided to the boundary of all lots in the subdivision to the satisfaction of
the relevant water authority.
All lots will be connected to a reticulated water supply that will be provided to the
boundary of allotments.
The proposal meets the objectives and standards of this clause.

Clause 56.07-2 Reused
and recycled water
objective
Standard C22

To provide for the substitution of drinking water for non-drinking purposes with
reused and recycled water.

Response:

It is expected future development would consider recycled water at time of
construction. Each of the lots are considered large enough to include provision for a
water tank and associated facilities.

Ref: 21142

Reused and recycled water supply systems must be:
- Designed, constructed and managed in accordance with the requirements
and to the satisfaction of the relevant water authority, Environment
Protection Authority and Department of Health and Human Services.
- Provided to the boundary of all lots in the subdivision where required by the
relevant water authority.
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The proposal meets the objectives and standards of this clause.
Clause 56.07-3 Waste
water management
objective
Standard C24

Response:

To provide a waste water system that is adequate for the maintenance of public
health and the management of effluent in an environmentally friendly manner.
Waste water systems must be:
- Designed, constructed and managed in accordance with the requirements
and to the satisfaction of the relevant water authority and the Environment
Protection Authority.
- Consistent with a domestic waste water management plan adopted by the
relevant council.
- Reticulated waste water systems must be provided to the boundary of all
lots in the subdivision where required by the relevant water authority.
All allotments will be connected to the existing sewer network adjoining the subject
site. The additional five lots are not expected to exceed the capacity of the existing
network.
The proposal meets the objectives and standards of this clause.

Clause 56.07-4
Stormwater
management objectives

To minimise damage to properties and inconvenience to residents from
stormwater.
To ensure that the street operates adequately during major storm events and
provides for public safety.
To minimise increases in stormwater and protect the environmental values and
physical characteristics of receiving waters from degradation by stormwater.
To encourage stormwater management that maximises the retention and reuse of
stormwater.
To encourage stormwater management that contributes to cooling, local habitat
improvements and provision of attractive and enjoyable spaces.

Standard C25

The stormwater management system must be:
- Designed and managed in accordance with the requirements and to the
satisfaction of the relevant drainage authority.
- Designed and managed in accordance with the requirements and to the
satisfaction of the water authority where reuse of stormwater is proposed.
- Designed to meet the current best practice performance objectives for
stormwater quality as contained in the Urban Stormwater
- Best Practice Environmental Management Guidelines (Victorian
Stormwater Committee, 1999).
- Designed to ensure that flows downstream of the subdivision site are
restricted to pre-development levels unless increased flows are approved by
the relevant drainage authority and there are no detrimental downstream
impacts.
- Designed to contribute to cooling, improving local habitat and providing
attractive and enjoyable spaces.
- The stormwater management system should be integrated with the overall
development plan including the street and public open space networks and
landscape design.
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-

For all storm events up to and including the 20% Average Exceedence
Probability (AEP)standard:
- Stormwater flows should be contained within the drainage system to the
requirements of the relevant authority.
- Ponding on roads should not occur for longer than 1 hour after the cessation
of rainfall.
- For storm events greater than 20% AEP and up to and including 1% AEP
standard:
- Provision must be made for the safe and effective passage of stormwater
flows.
- All new lots should be free from inundation or to a lesser standard of flood
protection where agreed by the relevant floodplain management authority.
- Ensure that streets, footpaths and cycle paths that are subject to flooding
meet the safety criteria daVave< 0.35 m2/s (where, da= average depth in
metres and Vave= average velocity in metres per second).
- The design of the local drainage network should:
- Ensure stormwater is retarded to a standard required by the responsible
drainage authority.
- Ensure every lot is provided with drainage to a standard acceptable to the
relevant drainage authority.
- Wherever possible, stormwater should be directed to the front of the lot
and discharged into the street drainage system or legal point of discharge.
- Ensure that inlet and outlet structures take into account the effects of
obstructions and debris build up.
- Any surcharge drainage pit should discharge into an overland flow in a safe
and predetermined manner.
- Include water sensitive urban design features to manage stormwater in
streets and public open space.
- Where such features are provided, an application must describe
maintenance responsibilities, requirements and costs.
- Any flood mitigation works must be designed and constructed in accordance
with the requirements of the relevant floodplain management authority.
It is expected stormwater will be addressed when construction takes place on the
vacant lots.

Response:

All stormwater drainage will be designed and constructed in accordance with the
requirements of the responsible authority and will be directed to the legal point of
discharge.
The proposal meets the objectives and standards of this clause.
Clause 56.08-1 Site
Management objectives

Standard C26
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To protect drainage infrastructure and receiving waters from sedimentation and
contamination.
To protect the site and surrounding area from environmental degradation or
nuisance prior to and during construction of subdivision works.
To encourage the re-use of materials from the site and recycled materials in the
construction of subdivisions where practicable.
A subdivision application must describe how the site will be managed prior to and
during the construction period and may set out requirements for managing:
- Erosion and sediment. Dust. Run-off. Litter, concrete and other construction
wastes.
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- Chemical contamination.
- Vegetation and natural features planned for retention.
Recycled material should be used for the construction of streets, shared paths and
other infrastructure where practicable.
Response:

There is no evidence of any existing erosion on the subject site or surrounding land.
All preventative measures will be implemented during the construction phase of the
proposed subdivision to prevent erosion.
It is expected future development would implement the same standards ensuring no
erosion occurs and surrounding allotments can be protected.
The proposal meets the objectives and standards of this clause.

Clause 56.09-1 Shared
Trenching objectives:
Standard C27

Response:

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

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

The proposed allotments will have access to all services and will be within the road
reserve or on surrounding allotments which enables each of the proposed
allotments direct access.
Shared trenching to each individual future dwelling is not considered likely or
practical in this location, however will be investigated where possible.
The provision of services is not expected to impact any landscaping within the street
reserve.
Each of the relevant service authorities will be contacted prior to certification of the
plan to ensure all service requirements are met.
The proposal meets the objectives and standards of this clause.

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

-

-
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The electricity supply system must be designed in accordance with the
requirements of the relevant electricity supply agency and be provided to
the boundary of all lots in the subdivision to the satisfaction of the relevant
electricity authority.
Arrangements that support the generation or use or neighbourhood level
are encouraged.
The telecommunication system must be designed in accordance with the
requirements of the relevant telecommunications servicing agency and
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-

Response:

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

All services available will be provided to each lot to facilitate future residential
development. Preliminary investigations and discussions with the individual service
providers have established requirements for provision services.
Each of the service providers will be contacted prior to the certification of the plan
of subdivision to determine requirements.
The proposal meets the objectives and standards of this clause

Clause 56.09-3 Fire
hydrants objective
Standard C29

Response:

To provide fire hydrants and fire plugs in positions that enable fire fighters to
access water safely, effectively and efficiently.
Fire hydrants should be provided:
- A maximum distance of 120 metres from the rear of each lot.
- No more than 200 metres apart.
Hydrants and fire plugs must be compatible with the relevant fire service
equipment. Where the provision of fire hydrants and fire plugs does not comply
with the requirements of standard C29, fire hydrants must be provided to the
satisfaction of the relevant fire authority.
The proposed subdivision will be undertaken in consultation with the Country Fire
Authority to ensure all relevant standards are met. Additional fire hydrants will be
installed as necessary.
The proposal meets the objectives and standards of this clause.

Clause 56.09-4 Public
lighting objective

To provide public lighting to ensure the safety of pedestrians, cyclists and vehicles.
To provide pedestrians with a sense of personal safety at night.
To contribute to reducing greenhouse gas emissions and to saving energy

Standard C30

Public lighting should be provided to streets, footpaths, public telephones, public
transport stops and to major pedestrian and cycle paths including public open
spaces that are likely to be well used at night to assist in providing safe passage for
pedestrians, cyclists and vehicles.
Public lighting should be designed in accordance with the relevant Australian
Standards.
Public lighting should be consistent with any strategy, policy or plan for the use of
renewable energy and energy efficient fittings.

Response:

There is existing street lighting along Main Road, however there is no existing street
lighting within this area of Main Road. Additional street lighting in this location is not
considered necessary. The area will be adequate lit by provision of lighting from the
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future residential development on the site. There is no public lighting policy or
strategy specific to this locality.
This is not deemed relevant to this proposal.

6.
6.1

PLANNING ASSESSMENT
DECISION GUIDELINES OF THE TOWNSHIP ZONE

Before deciding on an application to use or subdivide land, construct a building or construct or carry out works,
in addition to the decision guidelines of Clause 65, the responsible authority must consider, as appropriate:
General Issues
The Municipal Planning Strategy and the Planning Policy Framework.
The Planning Policy Framework and the Municipal Planning Strategy are addressed throughout this report, in
particular 5.1 and 5.2. The proposal is considered to be consistent with the objectives and strategies identified
within these provisions and in particular provides for an appropriate residential subdivision which has taken
into consideration the surrounding land uses and development as well as the services and infrastructure
available. The land is not covered by any overlays.
The proposal provides for appropriate infill residential development that supports the residential role of
Lindenow.
The proposal is consistent with the purpose and objectives outlined for the Township Zone and is considered
to provide for residential development that is not inconsistent with the existing neighbourhood character of
the area.
The subject site is appropriately serviced, and no native vegetation removal is required to facilitate the
proposed development.
The proposal will not result in any negative offsite impacts or detrimentally affect the amenity of the area.
For the reasons outlined above, the proposal is considered to be consistent with the objectives of the
Municipal Planning Strategy and the Planning Policy Framework.
The objectives set out in a schedule to this zone.
There are no specific objectives outlined in the schedule to the township zone in the East Gippsland Planning
Scheme.
The protection and enhancement of the character of the town and surrounding area including the retention
of vegetation.
The subject site is considered capable of accommodating the proposed 5 lot subdivision and no vegetation
removal is required. The proposal seeks a continuation of the existing residential development fronting Main
Road. There are no elements of the subdivision that are considered likely to detrimentally affect the character
of the town and surrounding area.
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The availability and provision of utility services, including sewerage, water, drainage, electricity, gas and
telecommunications.
The subject site has access to a range of services and facilities including water, sewerage, drainage, electricity
and telecommunications. Each of the proposed allotments will be connected to all available services.
In the absence of reticulated sewerage, the capability of the lot to treat and retain all wastewater in
accordance with the State Environment Protection Policy (Waters of Victoria) under the Environment
Protection Act 1970.
The subject site has access to reticulated sewerage, and as such this is not considered relevant to this
application.
The design, height, setback and appearance of the proposed buildings and works including provision for
solar access.
This application is seeking approval for the subdivision of land only. No development is requested at this time.
The need for a verandah along the front or side of commercial buildings to provide shelter for pedestrians.
As provided above, this application is seeking approval for subdivision of the land only and no development is
proposed at this time, and as such this is not considered relevant.
Provision of car and bicycle parking and loading bay facilities and landscaping.
As this is only seeking a 5 lot subdivision, this is not considered relevant to this application, however each of
the proposed lots are considered to be of a suitable size to accommodate car and bicycle parking on site in
conjunction with any future residential development.
The effect that existing uses on adjoining or nearby land may have on the proposed use.
The surrounding land uses comprise standard residential development and also some agricultural activities.
The proposed 5 lot subdivision will not have a detrimental impact on the surrounding uses.
The land immediately to the north and east is used for intensive agricultural uses being vegetable cropping. It
is not expected that the existing use of the surrounding land will be impacted by the potential future
residential development, and any future residential development can be designed to ensure protection from
surrounding uses.
The scale and intensity of the use and development.
This application is for the subdivision of land into 5 lots that is likely to be for additional residential
development in the future. The proposed subdivision is expected to result in use and development of a scale
and intensity that is appropriate in this location and is not inconsistent with existing residential development
surrounding the site.
The safety, efficiency and amenity effects of traffic to be generated by the proposal.
This application is for a 5 lot subdivision that will enable the development of residential development in the
future. The creation of 5 allotments in this location is not expected to generate excessive traffic beyond the
capacity of the road network adjoining the site. Main Road is a suitably wide road reserve that can
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accommodate traffic, both vehicular and pedestrian. This proposed 5 lot subdivision is not expected to impact
the safety, efficiency or amenity as a result of potential traffic generated.

The impact of overshadowing on existing rooftop solar energy facilities on dwellings adjoining lots in a
General Residential Zone, Mixed Use Zone, Neighbourhood Residential Zone, Residential Growth Zone or
Township Zone.
As this application is seeking approval for a 5 lot subdivision and no buildings are proposed at this time, this is
not considered relevant.
Any other decision guidelines specified in a schedule to this zone.
There are no other decision guidelines specified in a schedule to the zone that require consideration as part
of this application.
The Municipal Planning Strategy and the Planning Policy Framework.
The Planning Policy Framework and the Municipal Planning Strategy are addressed throughout this report,
particularly in Sections 5.1 and 5.2. The proposal is consistent with the objectives and strategies identified
within Municipal Planning Strategy and the Planning Policy Framework and provides for an appropriate 5 lot
subdivision which has taken into consideration the surrounding land uses and development. The proposal will
not result in any offsite impacts. The proposed subdivision is within the town boundary area of Lindenow and
supports the role of Lindenow to provide for affordable housing to support the agricultural activities of the
area.
The pattern of subdivision and its effect on the spacing of buildings.
The proposed pattern of subdivision has been designed to respond to the current site conditions and to ensure
adequate provision for future development. The proposed boundaries of the lots will allow for future
residential development that can be adequately distanced from other dwellings surrounding the site.
The pattern of subdivision creates a practical and orderly lot layout that is site responsive and consistent with
other surrounding residential allotments.
For subdivision of land for residential development, the objectives and standards of Clause 56.
The relevant provisions of Clause 56, as identified as applicable under the provisions of the Township Zone for
a five lot subdivision are addressed in Section 5.5 of this submission. It is concluded that the proposed
subdivision meets the relevant standards and objectives of Clause 56.
Any other decision guidelines specified in a schedule to this zone.
There are no additional decision guidelines specified in the schedule to this zone.
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6.2 DECISION GUIDELINES OF CLAUSE 52.29 – LAND ADJACENT TO A PRINCIPAL
ROAD NETWORK:
Clause 52.29 provides before deciding on an application, in addition to the decision guidelines in Clause 65,
the responsible authority must consider:
The Municipal Planning Strategy and the Planning Policy Framework.
The Municipal Planning Strategy and the Planning Policy Framework have been addressed throughout this
submission, particularly at Section 5.1, 5.2 and 6.1. Further to the provisions already addressed additional
emphasis on the Main Road location and the potential impact to the flow of traffic is essential.
These provisions aim to ensure any development along major roads and transport networks is undertaken
with consideration for traffic movements and safety. Development must not detrimentally affect the ability of
the roads to be safe and functional.
The proposal will not have a detrimental impact on the safety or efficiency of traffic flow on the road network.
The proposed subdivision is considered to be an appropriate development in this location and will be suitably
setback from the road network not to be visually obtrusive. The proposal will only have a minimal impact on
amount of traffic entering and exiting the road network in this location and given the existing surrounding
residential development is considered negligible.
The location of the proposed access driveways will be suitable and in a safe location. Additional traffic
management measures such as slow lanes and turning lanes is not deemed necessary for this style of
development in this location.
The Municipal Planning Strategy and the Planning Policy Framework provisions acknowledge the important
role of our road networks and the significance to our region.
The views of the relevant road authority.
There is a requirement under the East Gippsland Planning Scheme for the application to be referred to
Regional Road Victoria. It is expected that the level of information provided in this application will enable
Regional Roads Victoria to make a positive assessment to this proposed development.
The effect of the proposal on the operation of the road and on public safety.
The proposed development on this site is not expected to have a detrimental impact on the existing road
network and public safety. The addition of four access driveways which will support the proposed subdivision
is not considered likely to generate any traffic hazards in this location. There is no vegetation on the road
reserve that will require removal to facilitate the construction of the proposed access.
Any policy made by relevant road authority pursuant to Schedule 2, Clause 3 of the Road Management Act
2004 regarding access between a controlled access road and adjacent land.
There are no known policies under the Road Management Act 2004 relevant to this site and therefore this is
not considered applicable.
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6.3

DECISION GUIDELINES OF CLAUSE 65.01

Before deciding on an application or approval of a plan, the responsible authority must consider, as
appropriate:
The matters set out in Section 60 of the Act.
These are the matters which must be considered by the responsible authority.
The Municipal Planning Strategy and the Planning Policy Framework.
The Municipal Planning Strategy and the Planning Policy Framework have been addressed throughout this
submission. The proposed subdivision has been designed to adequately respond to the natural landscape
qualities of the area, address any potential environmental risks and create residential allotments to support
the existing residential area and complement the agricultural role of Lindenow and surrounds. The proposed
subdivision and potential future residential development will not detrimentally affect the amenity of the area
and will not be visually obtrusive.
The proposal is consistent with the overall objectives of the Municipal Planning Strategy and the Planning
Policy Framework.
The purpose of the zone, overlay or other provision.
The land is zoned Township Zone which seeks to provide for residential development and a range of
commercial, industrial and other uses in small towns that respects the neighbourhood character of the area.
This application has adequately addressed and responded to the existing residential development and
character of the area, whilst ensuring protection of the surrounding Farming Zone.
The subject site has access to a suitable level of services and infrastructure of which the proposed lots will be
connected. The site is within a Township zoned area and is not affected by any overlays under the provisions
of the East Gippsland Planning Scheme. The requirements of the zone have been addressed throughout this
submission and it is concluded that the proposed subdivision is appropriate in this location and is consistent
with the objectives of the zone.
Any matter required to be considered in the zone, overlay or other provision.
This submission addresses all elements relevant to the proposal as identified in the East Gippsland Planning
Scheme including the zone, particular provisions and Aboriginal Cultural Heritage provisions. These provisions
are all addressed above, and the proposed subdivision is considered to adequately respond and address the
requirements as relevant.
The orderly planning of the area.
This application seeks approval for a 5 lot subdivision within an existing residential area that is zoned
Township. The proposed subdivision will create 5 allotments that can provide for future residential
development that will not be out of character for the area and is not expected to detrimentally affect the
amenity of the area. This subdivision is consistent with other similar style subdivisions throughout the East
Gippsland Shire. Granting approval of this application will support consistent and orderly planning of the area.
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The effect on the amenity of the area.
The proposal will not result in a detrimental effect to the amenity of the area. The proposed subdivision is not
expected to result in development that would be visually obtrusive, and the existing streetscape will not be
detrimentally affected.
The proximity of the land to any public land.
As provided, the subject site is adjoined by a road reserve. The proposal includes the creation of 4 new
additional access points to the road reserve. This is not considered likely to result in an overall negative impact
and will not restrict the use of the reserve by the general public.
Factors likely to cause or contribute to land degradation, salinity or reduce water quality.
The subject site is relatively flat in nature. The proposed development does not require removal of any
vegetation and will not result in any land degradation, salinity or reduction in water quality.
Stormwater runoff from any future development will be directed to the legal point of discharge to the
satisfaction of the responsible authority.
Whether the proposed development is designed to maintain or improve the quality of stormwater within
and exiting the site.
All stormwater runoff from the site will be directed to the legal point of discharge to the satisfaction of the
responsible authority.
The extent and character of native vegetation and the likelihood of its destruction.
No vegetation removal is required, and the proposed subdivision will not detrimentally impact any vegetation
either on the subject site or surrounding land
Whether native vegetation is to be or can be protected, planted or allowed to regenerate.
Additional planting and regeneration is not considered appropriate in this location given the size and location
of the site.
The degree of flood, erosion or fire hazard associated with the location of the land and the use, development
or management of the land so as to minimise any such hazard.
The site is not within an area identified as being susceptible to any potential hazards. All preventative
measures will be implemented, and all works will be undertaken in accordance with standard engineering
practices to the satisfaction of the responsible authority.
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6.4

DECISION GUIDELINES OF CLAUSE 65.02

Before deciding on an application to subdivide land, the responsible authority must also consider, as
appropriate:
The suitability of the land for subdivision.
The subject site is located within an existing residential area of Lindenow in close proximity to a range of
services and facilities. Infill residential development that can meet the rescode provisions is encouraged to
support population growth. The proposed allotments will have a suitable area for future residential
development and the ability for an appropriate level of privacy. Future residential development in this location
is not expected to detrimentally affect the amenity of the area.
The existing use and possible future development of the land and nearby land.
The proposed subdivision creates 4 additional residential allotments within an existing residential area. It is
expected that any future development on these allotments would be consistent with the objectives of the
zone and compatible with the existing development surrounding the site.
The availability of subdivided land in the locality, and the need for the creation of further lots.
The proposed subdivision seeks to create infill residential development that is limited within close proximity
to the centre of Lindenow. These style allotments are desired and can result in suitable residential
development that respects the character of the area, and is unlikely to have any detrimental impact on the
surrounding agricultural uses.
The effect of development on the use or development of other land which has a common means of drainage.
There is existing drainage infrastructure within Main Road. The future development of the allotments being
created will be required to ensure all drainage is managed in accordance with the requirements of the East
Gippsland Shire Council. The future development of the allotments being created, is not expected to exceed
the capacity of the drainage infrastructure in this location.
The subdivision pattern having regard to the physical characteristics of the land including existing
vegetation.
The proposed subdivision has been designed to respond to the physical characteristics of the land. No
vegetation removal is required to facilitate the proposed subdivision and possible future development. The
subdivision has been designed to ensure suitable access and practical infrastructure and service provision.
The density of the proposed development.
The density of the subdivision is consistent with the objective of the zone and is appropriate for the location
given the utility services available, whilst responding to the current site conditions.
The area and dimensions of each lot in the subdivision.
The area and dimensions of each lot is provided in the proposed plan of subdivision and the description in
Section 3 of this submission. The area and dimensions are appropriate for this location and will allow for future
residential development that can respect the existing character of the area.
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The layout of roads having regard to their function and relationship to existing roads.
The subject site adjoins Main Road along the southern boundary for a total distance of 84.78 metres. The
proposal will result in all allotments3 having access to Main Road. The proposed lot 1 will have existing access
via the existing concrete crossover directly to Main Road. The subdivision does not propose any new roads.
The existing road network is considered to be of an appropriate standard that can accommodate the proposed
future residential development.
The movement of pedestrians and vehicles throughout the subdivision and the ease of access to all lots.
Each of the proposed allotments will have suitable driveway access to Main Road which will also provide for
pedestrian access.
The provision and location of reserves for public open space and other community facilities.
This subdivision is for 5 lots only and therefore there are no new public reserves, open spaces or community
facilities proposed. Lindenow and further to Bairnsdale offers a range of reserves, public open space and
community facilities only a short distance from the subject site.
The staging of the subdivision.
This application is for a 5 lot subdivision and it is not proposed to stage the subdivision.
The design and siting of buildings having regard to the safety and the risk of spread of fire.
Each of the proposed allotments are large enough to ensure that separation between development is
appropriate to reduce the risk of spread of fire. Any future dwellings on the proposed lots will be required to
comply with the standard setbacks provided within the building regulations.
The provision of off-street parking.
The proposed allotments are each large enough to allow for parking on the site. No additional provision for
off-street parking is considered necessary in response to the proposed subdivision.
The provision and location of common property.
The proposed subdivision does not require any common property and as such this is not considered relevant
to this application.
The functions of any body corporate.
The subdivision does not have any common property, therefore there will be no body corporate and as such
this is not considered relevant to this application.
The availability and provision of utility services, including water, sewerage, drainage, electricity and gas.
The subject site has access to a range of utility services including water, sewerage, electricity, drainage and
gas. Each of the proposed lots will be connected to each of the services available. The proposed subdivision is
not expected to exceed the capacity of these services.
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If the land is not sewered and no provision has been made for the land to be sewered, the capacity of the
land to treat and retain all sewage and sullage within the boundaries of each lot.
As the site can connect to reticulated sewerage this is not considered relevant to this application.
Whether, in relation to subdivision plans, native vegetation can be protected through subdivision and siting
of open space areas.
This application is seeking approval for 5 lots and no open space areas are proposed and therefore this is not
applicable in this instance.
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7.

CONCLUSION

This submission is in support of a planning permit application for a 5 lot subdivision at 46 Main Road, Lindenow.
The relevant provisions of the East Gippsland Planning Scheme have been addressed and the proposed
subdivision is appropriate in this location. The subdivision will support infill residential development in a
location with a suitable level of services.
It is requested that a planning permit be granted for this development.

Development Solutions Victoria
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