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APPLICATION FOR PLANNING PERMIT
28 KINGSCOTE DRIVE, METUNG
3 LOT SUBDIVISION
1.

EXECUTIVE SUMMARY

This planning submission is in support of a planning permit application for a 3 lot subdivision at 28 Kingscote
Drive, Metung which will create 2 additional vacant allotments.
The subject land is zoned Low Density Residential Zone and is affected by the Erosion Management Overlay,
Incorporated Plan Overlay and the Vegetation Protection Overlay under the provisions of the East Gippsland
Planning Scheme. The requirements of the zone and overlays are addressed throughout this submission.
The site has access to a suitable range of services and facilities and is located only a short distance from the
main business district of Metung.
Metung offers a limited range of community and commercial services, and infill residential development is
encouraged to accommodate population growth and to maximise the use of existing infrastructure.
The proposed subdivision is site responsive and creates 2 suitable vacant allotment that can be developed
with a dwelling in the future. This subdivision is similar to many others undertaken in residential areas of
Metung.
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 21 – Municipal Strategic Statement

-

Clause 32.03 – Low Density Residential Zone

-

Clause 44.01 – Erosion Management Overlay

-

Clause 56 – Residential Subdivision

-

Clause 65 – 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 Metung.
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2.

INTRODUCTION:

We act on behalf of Michael Hack, the applicant for the proposed 3 lot subdivision at 28 Kingscote Drive,
Metung being the subject of this planning application.
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 proposal having consideration for
the subject site and surrounding land.

3.

SITE AND SURROUNDS

The subject site is located at 28 Kingscote Drive, Metung formally identified as Lot 15 on Plan of Subdivision
434081C contained in Certificate of Title Vol 10569 Fol 319. There is a covenant registered on the title. A copy
of the title, plan of subdivision and covenant are contained in Appendix A.
Covenant X705728X provides:
“The transferees with the intent that the benefit of this covenant shall until the 31st December 2020 be
attached to and run at law and in equity with the whole of the land comprised in Plan of Subdivision
Number PS434079N (other than the land hereby transferred) and that the burden thereof shall be
annexed to an run at law and in equity with the land hereby transferred and each and every part
thereof and that the same shall be noted and appear on every Certificate of Title for the said lot and
every part of thereof as an encumbrance affecting the same DOTH HEREBY COVENANT with the
Transferor and other the registered proprietors for the time being of the land comprised in the said
Plan of subdivision (other than the land hereby transferred) that the Transferees will not: (a) Permit the land hereby transferred or any part thereof for commercial breeding, or the
boarding of or training kennels for cats or dogs or for the parking garaging or servicing of
any motor vehicle in excess of five tonnes gross vehicle mass (GVM) except for the purpose
of loading or unloading of goods unless the vehicle is a boat
(b) Constructed or externally alter or allow to be constructed or externally altered on the land
hereby transferred any building or structure (including fences) other than in accordance
with plans and specifications previously submitted to and approved in writing by the
Transferor or its nominee.
(c) Permit or authorise any part of the land hereby transferred to be used for the purposes of
the drying of clothes, storage or garbage, or housing of gas, fuel or water tanks, or similar
uses unless such areas are reasonably screened from public view or compatible with the
coloring and appearance and appearance of the dwelling.”
The proposal has taken into consideration the obligations of the covenant outlined above and it is determined
that the subdivision does not breach the intent of the covenant. A copy of the covenant is provided in
Appendix A.
The site is located within an existing residential area approximately 1.2 kilometres to the north west of the
centre of the township of Metung as shown in the locality plans below in Figure 1 and Figure 2.
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Subject Site

Metung

Figure 1 – Locality Plan – 28 Kingscote Drive, Metung (source: mapshare.vic.gov.au)
Metung is a small village located on the Gippsland Lakes, centrally between Bairnsdale and Lakes Entrance.
Metung is a significant fishing village with a focus on tourism and water sports. Metung has a suitable level of
community and commercial services and facilities to support the existing residential component. Additional
community and commercial services are located in either Bairnsdale or Lakes Entrance being approximately
20 minute drive.

Figure 2 – Locality Plan 28 Kingscote Drive, Metung (source: mapshare.vic.gov.au)
The site is approximately 7811m2 in area, irregular in shape and is undulating in nature. The site currently
contains an existing dwelling and outbuilding. The existing outbuilding is to be removed to facilitate the
proposed subdivision. The site contains scattered vegetation throughout and is relatively vegetated in the
northern portion of the site. The northern, eastern and western boundaries of the site are delineated by
standard rural post and wire fencing. The southern boundary is partially delineated by standard rural post and
wire fencing.
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Access to the site is via the existing gravel driveway along the southern boundary directly to Kingscote Drive.
Kingscote Drive is a fully constructed bitumen road connecting to Leighton Bay Drive. Drainage infrastructure
is within the street network.
Immediately surrounding the subject site comprises low density residential development. Adjoining the
northern boundary of the site comprises of residential development and is relatively vegetated. Land adjoining
the eastern boundary contains a road reserve being Moorhouse Street and further comprising a dwelling and
associated facilities. Adjoining the western boundary is vacant land. Opposite the subject site and adjoining
the southern boundary comprise of a road reserve and residential development.
The site and surrounding area have 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.

Subject Site

Photograph 1 – Aerial photograph of the subject site and surrounding land – 28 Kingscote Drive, Metung (source: dpi.vic.gov.au)
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Photograph 2 – Aerial Photograph of the subject site and surrounding land – 28 Kingscote Drive, Metung (source: dpi.vic.gov.au)

Photograph 3 –Subject site and existing access driveway at 28 Kingscote Drive, facing northwest.
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Photograph 4 – Existing dwelling on subject site facing north.

Photograph 5 – Vegetation along the western boundary.
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Photograph 6 – Proposed lot 2 facing south.

Photograph 7 – Proposed lot 3 facing southeast.
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Photograph 8 – Subject site facing west and existing vegetation along the northern boundary.

Photograph 9 – Subject site facing south west and existing outbuilding to be removed.
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Photograph 10 – Eastern portion of the site facing east and existing vegetation along the northern boundary.

Photograph 11 – Subject site along the southern boundary facing north.

Ref: 21120

11

Photograph 12 – Subject site facing north and existing vegetation along the southern boundary.

Photograph 13 – Existing dwelling opposite the subject site at 25 Kingscote Drive, Metung.
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Photograph 14 – Access to existing dwelling located north of the subject site at 30 Kingscote Drive.

Photograph 15 – Vacant allotment opposite the subject site to the south.
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Photograph 16 – Leighton Bay Drive opposite subject site to the south.

Photograph 17 – Kingscote Drive, facing east.
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Photograph 18 – Kingscote Drive, facing west.
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4.

PROPOSAL:

This application seeks approval for the subdivision of the land into 3 lots. A proposed plan of subdivision is
provided in Appendix B.
The proposal seeks approval for a 3 lot residential subdivision that will support the existing dwelling and create
two additional allotments suitable for future development.
The proposed lots have been designed to respond to the existing site conditions with respect for the
surrounding land uses and development as well as the natural environmental qualities of the area.

Lot 1
The proposed Lot 1 will be an irregular shaped allotment comprising of the western portion of the site and will
be approximately 3811m2 in area. This allotment comprises the existing dwelling, garden areas and has
scattered vegetation throughout. The proposed lot 1 will have a street frontage of approximately 40 metres
along the southern boundary.
Access to lot 1 is existing via a gravel driveway directly from Kingscote Drive as shown on the plans in Appendix
B.
Lot 2
The proposed Lot 2 will be an almost rectangle shaped allotment comprising of the centre portion of the site
and will be approximately 2000m2 in area. This allotment contains a relatively vegetated patch of trees in the
northern portion. The proposed Lot 2 will have a street frontage of approximately 15.69 metres along the
southern boundary to Kingscote Drive.
Access to Lot 2 will be via a newly constructed driveway directly to Kingscote Drive along the southern
boundary.
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Lot 3
The proposed Lot 3 will be an almost rectangle shaped allotment comprising of the eastern portion of the site
and will be approximately 2000m2 in area. This allotment contains scattered vegetation along the eastern
boundary. The proposed Lot 3 will have a street frontage of approximately 27.31 metres along the southern
boundary to Kingscote Drive.
Access to Lot 3 will be via a newly constructed driveway directly to Kingscote Drive along the southern
boundary.
It is requested that formal drainage plans be a requirement on any planning permit to be granted.
Each of the proposed allotments will be connected to all available services including (but not limited to)
sewerage, water, electricity, drainage and telecommunications.
The proposed allotments are considered suitable for the existing residential development and the
development of dwellings on the additional allotments.
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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 recognize the need for, and as far as practicable contribute towards:
-

Health and safety.
Diversity of choice.
Adaptation in response to changing technology.
Economic viability.
A high standard of urban design and amenity.
Energy efficiency.
Prevention of pollution to land, water and air.
Protection of environmentally sensitive areas and natural resources.
Accessibility.
Land use and transport integration.

Planning is to prevent environmental 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 and communication, water and sewerage and social facilities.”

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.

-

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.
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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 11.07-1 – Regional planning contains the following objective:
“To develop regions and settlements which have a strong identity, are prosperous and are
environmentally sustainable.”
Relevant strategies identified to achieve this objective include:
- Identify and assess the spatial and land use planning implications of a regions strategic
directions in Regional Strategic Plans.
- Ensure regions and their settlements are planned in accordance with any relevant regional
growth plan.
- Apply the following principles to settlement planning in Victoria’s regions, including the periurban areas:
A network of integrated and prosperous regional settlements
Support a network of integrated and prosperous regional settlements by:
- Strengthening networks of settlements by maintaining and improving transport links, spatial
patterns of service delivery, and promoting commercial relationships and community activities.
- Directing growth to locations where utility, transport, commercial and social infrastructure are
available or can be provided in the most efficient and sustainable manner.
- Ensuring there is a sufficient supply of appropriately located residential, commercial, and
industrial land across a region to meet the needs identified at a regional level.
- Developing strategies for regional cities that reflect growth opportunities and priorities,
including the identification of urban renewal and infill opportunities to optimize infrastructure
investment and surplus government land.
Environmental health and productivity
Maintain and provide for the enhancement of environmental health and productivity of rural and periurban landscapes by:
- Managing the impacts of settlement growth and development to deliver positive land-use and
natural resource management outcomes.
- Avoiding development impacts on land that contains high biodiversity values, landscape
amenity, water conservation values, food production and energy production capacity,
extractable resources and minerals, cultural heritage and recreation values, assets and
recognized uses.
Regional Victoria’s competitive advantages
Maintain and enhance regional Victoria’s competitive advantages by:
- Improving the availability of a diverse range of affordable accommodation, including social
housing, in regional cities and locations with good access to transport, commercial facilities and
community services.
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- Supporting innovative ways to maintain equitable service delivery to settlements that have
limited or no capacity for further growth, or that experience population decline.
Clause 12 – Environmental and Landscape values provides:
“Planning should help to protect the health of ecological systems and the biodiversity they support
(including ecosystems, habitats, species and genetic diversity) and conserve areas with identified
environmental and landscape values.
Planning must implement environmental principles for ecologically sustainable development that have
been established by international and national agreements. Foremost amongst the national
agreements is the Intergovernmental Agreement on the Environment, which sets out key principles for
environmental policy in Australia. Other agreements include National Strategy for Ecologically
Sustainable Development, National Greenhouse Strategy, the National Water Quality Management
Strategy, the National Strategy for the Conservation of Australia’s Biological Diversity, the National
Forest Policy Statement and National Environment Protection Measures.
Planning should protect sites and features of nature conservation, biodiversity, geological or landscape
value.

Clause 13 – Environmental Risks and Amenity contain the following:
-

Planning should strengthen the resilience and safety of communities by adopting a best practice
environmental management and risk management approach.

-

Planning should aim to avoid or minimise natural and human-made environmental hazards,
environmental degradation and amenity conflicts.

-

Planning should identify and manage the potential for the environment and environmental
changes to impact on the economic, environmental or social wellbeing of society.

-

Planning should ensure development and risk mitigation does not detrimentally interfere with
important natural processes.

-

Planning should prepare for and respond to the impacts of climate change.

Clause 13.04-2S – Erosion and landslip contains the following objective:
“To protect areas prone to erosion, landslip or other land degradation processes.”
The following strategies are applicable:
-

Identify areas subject to erosion or instability in planning schemes and when considering the use
and development of land.

-

Prevent inappropriate development in unstable areas or areas prone to erosion.

-

Promote vegetation retention, planting and rehabilitation in areas prone to erosion and land
instability.
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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:
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.
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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 16 – Housing provides:
“Planning should provide for housing diversity, and ensure the efficient provision of supporting
infrastructure.
New housing should have access to services and be planned for long term sustainability, including
walkability to activity centres, public transport, schools and open space.
Planning for housing should include providing land for affordable housing.”

Clause 16.01-1S - Integrated housing provides:
The objective of this clause is to promote a housing market that meets community needs with the following
strategies:
-

Increase the supply of housing in existing urban areas by facilitating increased housing yield in
appropriate locations, including under-utilised urban land.

-

Ensure that the planning system supports the appropriate quantity, quality and type of housing,
including the provision of aged care facilities.

-

Ensure housing developments are integrated with infrastructure and services, whether they are located
in existing suburbs, growth areas or regional towns.

-

Encourage housing that is both water efficient and energy efficient.

Clause 16.01-3S - Housing diversity provides:
The objective is to provide for a range of housing types to meet diverse needs with the following strategies:
-

Ensure housing stock matches changing demand by widening housing choice.

-

Facilitate diverse housing that offers choice and meets changing household needs through:

-

-



A mix of housing types.



Adaptable internal dwelling design.



Universal design.

Encourage the development of well-designed medium-density housing that:


Respects the neighbourhood character.



Improves housing choice.



Makes better use of existing infrastructure.



Improves energy efficiency of housing.

Support opportunities for a range of income groups to choose housing in well-serviced locations.
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-

Ensure planning for growth areas provides for a mix of housing types through a variety of lot sizes,
including higher housing densities in and around activity centres.

Clause 16.01-4S - Housing affordability
The objective of this clause is to deliver more affordable housing closer to jobs, transport and services. This is
achieved by the following strategies:
-

-

5.2

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.

MUNICIPAL PLANNING STRATEGY

The Municipal Strategic Statement recognises Metung as a fishing village with a tourism focus.
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:
Livability
Strong and vibrant communities create healthy, productive and fulfilling places to live.
Sustainability
Pro-active leadership and strategic partnerships protect and enhance our quality environment.
Productivity
Investment and visitation develop a sustainable and prosperous economy.
Governance
Strong leadership and prudent management of democratic and legislative requirements deliver good
governance outcomes.”
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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 21.05 – Environmental Risk provides:
“The Council plays an important role in managing the environmental risks associated with flood plains,
erosion, bushfire (a particular risk in our heavily forested region) and salinity. As well, the Council must
act to mitigate risks to reduce the vulnerability of people, businesses and property. In this section, our
risk management strategies are wide-ranging; encouraging strong planning and assessment to
minimize development in high risk areas; managing development to minimize environmental
degradation; ensuring compliance with relevant planning conditions and overlays; and introducing a
range of preventative measures.”
Clause 21.05-2 Erosion contains the following objective and strategies:
Objective 1 – To ensure that land use and development is directed to locations and carried out in ways
that minimize its vulnerability to the threat of erosion.
Strategy 1.1 – Use geotechnical risk assessment as a key aid in evaluating proposals for changes of
land use and development in erosion risk areas.
Strategy 1.2 – Ensure that permit conditions to prevent soil erosion – including for construction of roads
in subdivisions – are appropriately monitored and enforced.
Strategy 1.3 – Minimise the impact of development in areas subject to high erosion hazard.
Strategy 1.4 – Ensure the design of channels in a subdivision considers channel stability and the
potential for erosion.

Clause 21.07 – Built Environment and Heritage provides:
“East Gippsland is renowned for its natural beauty. We will link this to the built environment through
encouraging high standards of design across the Shire, ensuring that developments are in keeping with
the character of the natural landscape and supports the social and economic wellbeing of our many
towns. Where developments may impact on local Indigenous culture, we will always consult with the
relevant Aboriginal communities.”
Clause 21.07-3 – Sustainable Development contains the following objective and strategies:
Objective 1 – To ensure that future development contributes to the achievement of livable, productive
and sustainable communities in East Gippsland.
Strategy 1.1 – Ensure new development and land use applications consider potential positive and
negative social impacts on the community.
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Strategy 1.2 – Require proposal for new development, land use, infrastructure and changes in policy
to consider social impact through the preparation of social impact comments and/or assessments as
identified in the East Gippsland Shire Council Social Impact Assessment.
Clause 21.12 being the Municipal Strategic Statement provides the following vision for Metung:
“Metung will be a key destination for visitors to the Gippsland Lakes system and a significant boating
hub. It will continue to have a strong residential community. Preservation of environmental and
landscape values will be a key priority.
It will have an attractive village centre that promotes community interaction, with extensive pathways
linking the village centre to other attractions. The village will be contained and meet the day to day
needs of residents and visitors, but there will remain a reliance on external sources for higher order
goods and services.
The buildings in Metung will remain modest in scale – generally two to three levels. Materials and
colours will complement the natural environment.”
Council will support the existing roles and functions Metung fulfils and encourage development of new and
enhanced roles particularly ensuring provision for additional residential development to accommodate
population growth in a coordinated and environmentally sustainable manner.

PROJECT PLANNING RESPONSE
The proposal seeks approval for the subdivision of an existing residential allotment into three parcels to enable
further residential development. The subject site is located with the low density residential area of Metung.
Metung comprises a variety of residential dwellings at a range of densities. The proposed density of the
subdivision is not out of character for the area and will not be unsuitable for the locality, particularly given it
immediately adjoins the general residential zoned area.
The subject site is located within a relatively short distance to a range of facilities and services offered by
Metung.
The proposed lot sizes are considered appropriate for both the existing residential development and possible
future residential development. The subdivision has responded to the existing development and as much as
practicable has responded to the existing neighbourhood character to ensure the amenity of the existing
residential development surrounding the subject site is not detrimentally affected.
The proposed lot sizes are considered appropriate to support the existing and 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. The size of the
proposed vacant allotments will enable an appropriate level of privacy. The proposed subdivision will not
detrimentally affect the character of the area which is various sized allotments with dwellings at various
setbacks and rural residential style fencing.

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 a suitable distance to the subject site.
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The subject site is not liable to flood, or bushfire hazard however is susceptible to erosion. The potential
erosion hazards have been addressed within this submission and it is expected that the risk can be reduced to
an acceptable level. There are no physical or environmental constraints that make the site unsuitable for the
proposed subdivision and likely future residential development.
Council will support the existing roles and functions Metung 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 Low Density Residential Zone and is affected by the following overlays:
-

Erosion Management Overlay (EMO)
Incorporated Plan Overlay – Schedule 1 (IPO1)
Vegetation Protection Overlay – Schedule 3 (VPO3)

The provisions of the Zone and Overlays are addressed below.

Low Density Residential Zone:
The purpose of the Low Density Residential Zone is:
-

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

An extract of the Zone Map is provided below in Figure 3:

Figure 3 – Low Density Residential Zone Map (source – mapshare.vic.gov.au)
Clause 32.03-3 provides a permit is required to subdivide land. Each lot must be a least the area specified for
the land in a schedule to the zone. Any area specified must be at least:
-

0.4 hectare for each lot where reticulated sewerage is not connected. If no area is specified each lot
must be at least 0.4 hectare.

-

0.2 hectare for each lot with connected reticulated sewerage. If no area is specified each lot must be
at least 0.2 hectare.

This subdivision seeks to create each allotment greater than the 2000m2 minimum.
The decision guidelines of Clause 32.03-6 are addressed in Section 6.1.
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Erosion Management Overlay:
The purpose of the Erosion Management Overlay is:
-

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

-

To protect areas prone to erosion, landslip or other land degradation processes, by minimising land
disturbance and inappropriate development.

An extract of the Erosion Management Overlay map is provided below in Figure 4.

Figure 4: Erosion Management Overlay Map (source – mapshare.vic.gov.au)
Clause 44.01-5 provides a permit is required to subdivide land. Clause 44.01-6 provides an application must
be accompanied by any information specified in a schedule to this overlay and information showing:
-

The existing site conditions, including land gradient and the extent of any existing erosion, landslip or
other land degradation.
The extent of any proposed earthworks.
The means proposed to stabilise disturbed areas.
Any other application requirements specified in a schedule to this overlay.

The Schedule to the Erosion Management Overlay provides the following Erosion management objectives to
be achieved.
-

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

-

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

-

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

-

To encourage the rehabilitation of land affected by geotechnical hazard.

A Geotechnical Risk Assessment waiver is provided in Appendix C. The decision guidelines of Erosion
Management Overlay are addressed in Section 6.2 of this submission.
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Incorporated Plan Overlay:
The purpose of the Incorporated Plan Overlay is:
-

To implement the Municipal Planning Strategy and the Planning Policy Framework.
To identify areas which require:
The form and conditions of future use and development to be shown on an incorporated plan before a
permit can be granted to use or develop the land.
A planning scheme amendment before the incorporated plan can be changed.
To exempt an application from notice and review if it is generally in accordance with an incorporated
plan.

An extract of the Incorporated Plan Overlay map is provided below in Figure 5.

Figure 5: Incoporated Plan Overlay Map (source – mapshare.vic.gov.au)
Clause 43.03-1 provides a permit must not be granted to use or subdivide land, construct a building or
construct or carry out works until an incorporated plan has been incorporated into this scheme.
The Storth Ryes Incorporated Plan has been incorporated in to the East Gippsland Planning Scheme. The
proposed subdivision is considered to be generally in accordance with the objectives of the Incorporated Plan.
An extract of the Incorporated Plan is provided below in Figure 6.
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Figure 6: Storth Ryes Incoporated Plan (source – East Gippsland Planning Scheme)
There are several examples of similar style subdivisions having been approved creating low density residential
allotments at a higher density than the original plan suggested. There are many examples where the lot areas
and dimensions have varied to accommodate current needs. Two relatively recent subdivisions include 100
Kings Cove Boulevarde and Kempton Close off Hardy’s Road as can be seen in the map below at Figure 7.

Figure 7: Storth Ryes subdivisions extract (source – mapshare.vic.gov.au)
As the proposal is considered to be generally in accordance with the incorporated plan as required by Clause
43.03-3 these provisions are not addressed further.
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Vegetation Protection Overlay:
The purpose of the Vegetation Protection Overlay is:
-

To implement the Municipal Planning Strategy and the Planning Policy Framework.
To protect areas of significant vegetation.
To ensure that development minimises loss of vegetation.
To preserve existing trees and other vegetation.
To recognise vegetation protection areas as locations of special significance, natural beauty, interest
and importance.
To maintain and enhance habitat and habitat corridors for indigenous fauna.
To encourage the regeneration of native vegetation.

An extract of the Vegetation Protection Overlay Map is provided below in Figure 8:

Figure 8: Vegetation Protection Overlay Map (source – mapshare.vic.gov.au)
Clause 42.02-2 provides a permit is required to remove, destroy or lop any vegetation specified in a schedule
to this overlay.
Schedule 3 to the Vegetation Protection Overlay relates to the Nungurner-Metung Vegetation Protection Area.
The Statement of Nature and significance of vegetation to be protected states:
“The Nungurner-Metung area is located on the shores of the Gippsland Lakes and comprises large
areas of remnant native vegetation and tree-lined roadsides. Much of the area constitutes a Site of
Biological Significance, whilst significant areas of native vegetation are also located within the built up
areas.
Vegetation contributes significantly towards aesthetic values of the area and provides for a unique
character in a lakeshore setting, resulting in a highly attractive area to both local residents and visitors.
Remnant native vegetation throughout the area, including important examples of coastal vegetation,
Gippsland Coastal Grey Box and Box – Ironbark communities, is of high conservation value and provides
important fauna habitat.
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Remnant native vegetation plays an important role in stabilizing the often highly erodible dissected
gullies characteristic of the area.
Conservation and enhancement of this area is generally important to, and supported by, the local
community.”
This application does not require the removal of any vegetation. There are no exemptions to be obtained as a
result of the proposed subdivision and any future vegetation removal would require separate planning
approval and therefore these provisions are not addressed further.

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 the subdivision of residential land in this instance does not
require a Cultural Heritage Management Plan.

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.

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.
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-

-

-

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.

-

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.
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The impact on receiving waters is likely to be minimal particularly given the size of the proposed
allotments. Any future residential development has an adequate area to incorporate water sensitive urban
design principles and it is likely to include water tanks.

5.5

CLAUSE 56 ASSESSMENT

Clause 56.07 – Integrated water management
Clause 56.07-1 – Drinking water supply objectives:
To reduce the use of drinking water.
To provide an adequate, cost-effective supply of drinking water.
Standard C22
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.

Response:
The subject site is currently connected to the reticulated water supply network. The proposed vacant
allotments will also be connected to the reticulated water supply network which provides for an appropriate
drinking water supply. The proposed subdivision meets the requirements of the drinking water supply
standard.
Clause 56.07-2 – Reused and Recycled water objective:
To provide for the substitution of drinking water for non-drinking purposes with reused and recycled
water.
Standard C23
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 lot boundary of all lots in the subdivision where required by the relevant water
authority.

Response:
This application does not propose to have a reticulated recycled water supply system. East Gippsland
Water, being the relevant water authority do not have any requirements for a recycled water supply
system and as such this is not deemed applicable to this application.
Clause 56.07-3 – Waste water management objective
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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.

Standard C24
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 any relevant approved domestic waste water management plan.
- Reticulated waste water systems must be provided to the boundary of all lots in the subdivision where
required by the relevant water authority.
Response:
The subject site has access to the reticulated sewerage network. The proposed vacant allotments will have
a connection point to the boundary for future residential development. The connection will be in
accordance with the requirements of East Gippsland Water.
Clause 56.07-4 – Stormwater management objective
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 maintained 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 (Victoria 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 storm events up to and including the 20% AEP and up to and including 1% AEP standard:
- Stormwater flows should be contained within the drainage system to the requirements of the relevant
authority.
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- 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.
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. The future design of dwellings is considered likely to incorporate a water tank for reuse of
water onsite and will also include landscaping. The existing drainage infrastructure within the street
network is of a standard to accommodate future residential development of the proposed lots.
Each lot in this proposed subdivision is expected to be able to be drained to the satisfaction of the
responsible authority.
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6.
6.1

PLANNING ASSESSMENT
DECISION GUIDELINES OF THE LOW DENISTY RESIDENTIAL ZONE:

Clause 32.08-13 of the East Gippsland Planning Scheme provides, before deciding on an application, in addition
to the decision guidelines in Clause 65, the responsible authority must consider, as appropriate:
General
The Municipal Planning Strategy and the Planning Policy Framework.
The Municipal Planning Strategy and the Planning Policy Framework are addressed throughout this report, in
particular in Sections 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 identified as being liable to flooding or bushfire however is susceptible
to erosion. The potential erosion hazard has been considered and addressed within this submission. All
earthworks will be undertaken in accordance with standard engineering practices and appropriately stabilised.
The proposal provides for appropriate infill residential development that supports the residential role of
Metung.
The proposal is consistent with the purpose and objectives outlined for the Low Density Residential Zone and
is considered to provide for residential development that is not inconsistent with the existing neighbourhood
character of the area.
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.
Subdivision
The protection and enhancement of the natural environment and character of the area including the
retention of vegetation and faunal habitat and the need to plant vegetation along waterways, gullies,
ridgelines and property boundaries.
The proposed subdivision has been designed to respond to the existing site conditions. The site does not
contain any waterways, gullies or ridgelines. No vegetation removal is required. The existing owners have
planted extensive native vegetation on the site which contributes significantly to the vegetated character of
the area. The vegetation is all for landscape purposes.
The availability and provision of utility services, including sewerage, water, drainage, electricity, gas and
telecommunications.
The subject site has access to a range of utility services including water, sewerage, drainage, electricity and
telecommunications. The existing dwelling and associated facilities are connected to each of these services.
The proposed additional allotments will have access to each of these services. It is not expected that the
proposed allotments in this location will exceed the capacity of these services.
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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 benefits of restricting the size of lots to the minimum required to treat and retain all
wastewater in accordance with the State Environment Protection Policy (Waters of Victoria).
The benefits of restricting the size of lots to generally no more than 2 hectares to enable lots to be
efficiently maintained without the need for agricultural techniques and equipment.

The subject site has access to reticulated sewerage and as such this is not relevant to this application.
The relevant standards of Clauses 56.07-1 to 56.07-4.
Clause 56.07-1 – 56.07-4 are addressed in Section 5.5 of this submission. There are several measures that can
be implemented to improve integrated water management. It is expected that any future residential
development on the vacant allotment being created would incorporate a water tank for water saving
measures and incorporate standard water sensitive urban design principles.

6.2

DECISION GUIDELINES OF THE EROSION MANAGEMENT OVERLAY:

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:
The Planning Policy Framework and Municipal Planning Strategy.
The Municipal Planning Strategy and the Planning Policy Framework recognise the need to facilitate
sustainable development that respects our natural environment and adequately responds to potential threats
and hazards.
The subject site and proposed subdivision is within an area identified as being suitable for this style of
development providing the environmental constraints of the land are addressed. The subject site has suitable
access to a range of infrastructure, facilities and services that make the site suitable for the proposed
subdivision. The proposed subdivision will not require any earthworks or excavations and is therefore unlikely
to generate any potential erosion hazard by ensuring the proposed vacant allotments have adequate area to
design dwellings that can address the potential erosion hazard and adequately respond.
No vegetation removal is required to facilitate the proposed subdivision.
The proposed development is not expected to detrimentally affect the amenity of the area and the potential
erosion risk can be reduced to an acceptable level.
Regional Catchment Strategy (Catchment and Land Protection Act 1994).
The East Gippsland Regional Catchment Strategy 2013-2019 is applicable to this area and is a planning
framework that sets strategic direction and broad priorities in relation to maintaining and using our regions
assets. This plan is currently being updated and the new strategy is at the public consultation stage. The subject
site is within the Gippsland Lakes and Hinterland area. This area is recognised as the most modified part of the
East Gippsland region, and is the centre of development and tourism. The subject site and proposed
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development are within an area identified as suitable for low density residential development that will not
negatively impact on any of our waterways or regions natural assets.
The proposed development has been designed to respond to the current site conditions with respect to any
potential environmental implications. There is no vegetation on the site that requires removal. Any extensive
earthworks for future development would require separate planning approval.
Environmental Guidelines for Major Construction Sites, Environment Protection Authority, February 1996.
This publication seeks to implement environmental protection at project planning stage, for major
developments such as highways, freeways and major roads. This development is not considered to be of a
scale that would trigger the need for an Environmental Effects Statement or an Environmental Management
Plan to be prepared. Preventative measures for erosion, stormwater and sediment control will be adopted
and implemented throughout the development.
Construction Techniques for Sediment Pollution Control, Environment Protection Authority, May 1991.
This Environment Protection Authority publication identifies, that with careful planning, erosion and sediment
control can result in onsite advantages in addition to protecting the environment. As previously provided, all
earthworks, erosion and sediment control will be undertaken in accordance with the Environment Protection
Authority guidelines and best practice measures.
Control of Erosion on Construction Sites, Soil Conservation Authority.
This document identifies that there are many benefits of planning and carrying out erosion control works. The
subdivision does not require any major construction works. Driveways and crossovers will be constructed in
accordance with standard engineering practices. Any future plans for the proposed buildings will include
details of proposed erosion and sediment control practices to be implemented during the construction phase.
As a minimum, these practices will be in accordance with standard Environment Protection Authorities
requirements.
Your Dam, an Asset or Liability, Department of Conservation and Natural Resources.
This publication was replaced by the “Your Dam, Your Responsibility – Department of Sustainability and
Environment, March 2007”, and is generally applicable to farm dams. Additionally, the document acts only as
a guide and instructs that consultation with a suitably qualified engineer is advised. All engineering and
drainage components of this project will be undertaken by a suitably qualified engineer. The proposed
subdivision will create areas appropriate for future development that is a suitable distance from any nearby
watercourses and is unlikely to cause any negative impact.
Any proposed measures to manage concentrated runoff and site drainage.
Formal drainage plans would expect to be a condition on any planning permit to be granted. The site naturally
drains to the existing street network, however any future development on the site would be required to ensure
all drainage is appropriately managed to the legal point of discharge to the satisfaction of the responsible
authority. Given the size of the proposed lots, future drainage of any development is not expected to generate
any issues.
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Any proposed measures to minimise the extent of soil disturbance.
The subdivision will not require any earthworks or excavations. This application is seeking approval for the
subdivision of the land and no soil disturbance is likely as a result. It is expected that some earthworks may be
required in the future to facilitate development, and this will be addressed via a separate planning permit as
required.
Whether the removal of vegetation will increase the possibility of erosion, the susceptibility to landslip or
other land degradation processes, and whether such removal is consistent with sustainable land
management.
No vegetation removal is required to facilitate the proposed subdivision. Additionally, it is noted that future
development can occur on the proposed lots without the need to remove any vegetation. Any vegetation
removal would require separate planning approval under the provisions of the Vegetation Protection Overlay.
The need to stabilise disturbed areas by engineering works or revegetation.
The proposed subdivision is unlikely to require any earthworks that will require stabilisation by engineering
works or revegetation. As provided, any extensive earthworks to facilitate future residential development will
be required to seek additional planning approval.
Whether the land is capable of providing a building envelope which is not subject to high or severe erosion
concern.
There is currently no evidence of erosion on the subject site. There are multiple options for future residential
development that may be less susceptible to erosion or more appropriate. This will be investigated if or when
a dwelling or any future development is sought.
Whether buildings or works are likely to cause erosion or landslip.
There is currently no evidence of any erosion on the subject site or surrounding land. Given the subdivision
will generate the need for only minimal earthworks to be undertaken, it is not expected that this will cause
erosion or landslip. Any future development on the proposed lots will be required to meet the requirements
of the Erosion Management Overlay and where extensive earthworks are required, planning approval will be
necessary at which time appropriate erosion control conditions will be imposed.
Whether access and servicing of the site or building envelope is likely to result in erosion or landslip.
The existing and proposed access driveways to each individual lot will be either upgraded or constructed in
accordance with Council requirements and standard engineering practices to ensure there is no erosion or
landslip as a result. The proposed access driveways will provide all weather access and be constructed to the
specification of the relevant Authority.
Land Capability Report (if prepared) as developed by the Department of Environment, Land, Water and
Planning.
A Land Capability Report has not been prepared by DELWP for the subject site or surrounding land.
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The need to remove, destroy or lop vegetation to create defendable space to reduce the risk of bushfire to
life and property.
No vegetation removal is required to facilitate the proposed subdivision nor is considered likely to create
defendable space for future residential development.
Any technical information or reports required to be provided by a schedule to this overlay.
The proposed 3 lot subdivision does not require any earthworks or excavations.
Before deciding on a planning permit application, in addition to the decision guidelines of Clause 44.01-7
the Responsible Authority must consider as appropriate:
The risk to life, property and community infrastructure from geotechnical hazard.
The potential erosion risk in this area is considered to be low, however further investigation will be undertaken
at the time of seeking approval for any future development or works in accordance with the requirements of
the Erosion Management Overlay. Any proposed works will be undertaken in accordance with standard
erosion requirements and engineering practices. A Geotechnical Risk Assessment waiver by a suitably qualified
engineer is provided in Appendix C.
The recommendations of any geotechnical risk assessment and application documentation.
The subject site and surrounding land is considered to have suitable stability for future development. A
Geotechnical Risk Assessment waiver by a suitably qualified engineer is provided in Appendix C.
The recommendation of any independent review of the geotechnical risk assessment and application
documentation.
It is expected that an independent review of any geotechnical investigation would be undertaken by the
appropriate officer of the East Gippsland Shire Council as part of the processing and consideration of the
planning permit application.
The need for any ongoing geotechnical risk management measures.
Given the low erosion risk associated with the site, no further ongoing investigation or assessment is
considered necessary at this time. The potential risk of each individual lot will need to be reconsidered at the
time of construction of any future dwelling based on the design and location of development.
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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 two additional residential
allotments to support the existing residential area. 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 Low Density Residential. The purpose of the Low Density Residential Zone is to provide for
low density residential development on lots which, in the absence of reticulated sewerage, can treat and retain
all wastewater. The proposal is supporting the residential purpose of the zone and will continue to support
the existing uses undertaken on the land at an appropriate density for the area. The provisions of the Low
Density Residential Zone, Incorporated Plan Overlay, Vegetation Protection Overlay and the Erosion
Management Overlay have been addressed throughout this submission. The potential risk to life, property
and community infrastructure has been assessed and considered to be reduced to an acceptable level.
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, overlays 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 three lot subdivision within an existing residential area that is zoned Low
Density Residential. The proposed subdivision will create two additional vacant 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.
The subject site is adjoined by a road reserve along the southern boundary being Kingscote Drive. The proposal
includes the creation of two new additional access points to the road reserve which are not considered likely
to result in an overall negative impact nor will 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 undulating in nature. No vegetation removal within the boundaries of the site or earthworks
are required. The design of the subdivision has created a clear area for future residential development that is
relatively flat and is unlikely to cause or contribute to land degradation, salinity or reduce water quality.
Stormwater runoff will be directed to water tanks in the first instance, then 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 to facilitate the proposed subdivision. All other vegetation on the site is
expected to be protected and to be retained. There are adequate areas on each of the proposed lots that can
be developed in the future without the need for removal of vegetation.
Whether native vegetation is to be or can be protected, planted or allowed to regenerate.
Additional planting and regeneration are not considered appropriate in this location given the existing
vegetation on the subject 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 affected by potential flood or bushfire hazard. The potential erosion hazard has
been considered and addressed within this submission. 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.
These are the matters which must be considered by the responsible authority.
The existing use and possible future development of the land and nearby land.
The proposed subdivision creates three residential allotments within an existing residential area of Metung. It
is expected that any future development on the vacant allotments would be consistent with the objectives of
the zone and compatible with the existing development surrounding the site comprising low density
residential.
The availability of subdivided land in the locality, and the need for the creation of further lots.
There are minimal vacant allotments of this kind in the immediate vicinity, however the infill style allotments
are desired and can result in suitable residential development that respects the character of the area.
The effect of development on the use or development of other land which has a common means of drainage.
The future development of the vacant allotments being created will be required to ensure all drainage is
managed and is undertaken in accordance with the requirements of the East Gippsland Shire Council. The
future development of the vacant allotment 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 including
the vegetation. The lot can be developed in the future without the need for removal of any vegetation. No
vegetation removal is required to facilitate the proposed subdivision.
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.
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 Kingscote Drive along the southern boundary for a total distance of 93 metres. The
proposal will result in each allotment having direct access to Kingscote Drive. The subdivision does not propose
any new roads.
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 Kingscote Drive which will also provide
for pedestrian access. There are no footpaths or formal pedestrian walkways in this location. The road reserve
is considered to be of an appropriate standard for shared use between pedestrians, bicycles and vehicles.
The provision and location of reserves for public open space and other community facilities.
This subdivision is for three lots only and therefore there are no new public reserves, open spaces or
community facilities proposed. Metung 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 three lot subdivision only and therefore there will be no staging.
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. The existing dwelling is located on lot 1 ensuring there is
adequate area to enable separation of any future development on the proposed vacant allotments. Any future
dwelling on the vacant allotments 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.
As the subdivision does not have any common property 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 is currently connected to a range of utility services including water, sewerage, drainage and
electricity. The newly created allotments will be required to connect to each of the services. The additional
lots are not expected to exceed the capacity of these services in this location.
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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.
Given this is only a three lot subdivision no open space areas are proposed and therefore this is not applicable
in this instance.

7.

CONCLUSION

This submission is in support of a planning permit application for a 3 Lot Subdivision at 28 Kingscote Drive,
Metung.
The relevant provisions of the East Gippsland Planning Scheme have been addressed and the proposed
development is appropriate in this location.
It is requested that a planning permit be granted for this development.

Development Solutions Victoria
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