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The land affected by the | 93 Lucknow Street EAST BAIRNSDALE VIC 3875
application is located at: | Lot: 1 TP: 136075

The application is for a Multi Lot Subdivision of Land and Removal of Native
permit to: Vegetation

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

Planning Scheme Clause | Matter for which a permit is required

32.08-3 (GRZ1) Subdivision of land

The applicant for the Development Solutions Victoria Pty Ltd
permit is:

The application 5.2025.393.1

reference number is:

You may look at the application and any documents that support the application free of charge at:
https://www.eastgippsland.vic.gov.au/building-and-development/advertised-planning-permit-

applications

You may also call 5153 9500 to arrange a time to look at the application and any documents that
support the application at the office of the responsible authority, East Gippsland Shire. This can
be done during office hours and is free of charge.

Any person who may be affected by the granting of the permit may object or make other
submissions to the responsible authority.

An objection must ¢ be made to the Responsible Authority in writing,
. include the reasons for the objection, and
. state how the objector would be affected.

The responsible authority must make a copy of every objection available at its office for any
person to inspect during office hours free of charge until the end of the period during which an
application may be made for review of a decision on the application.

The Responsible Authority will not Subject to the applicant giving notice
decide on the application before:

If you object, the Responsible Authority will tell you its decision.
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From: Snapforms Notifications <no-reply@snapforms.com.au>

Sent: Friday, 28 November 2025 12:46 PM

To: Planning Unit Administration

Subject: Planning Permit application

Attachments: APPENDIX G Environmental Report.pdf; APPENDIX | Offset Quote.pdf; Social Impact

Assessment.pdf; 25106 Planning Submission.pdf; APPENDIX C Clause 56
Assessment.pdf; APPENDIX A Plan of Subdivision.PDF; APPENDIX A Copy of
Title.PDF; Planning_Permit_Application_2025-11-28T12-46-11_29184011_0.pdf;
attachment_errors.txt; APPENDIX | Native Vegetation Removal Report.pdf;
APPENDIX B Proposed Plan of Subdivision.pdf; APPENDIX B Site Context &
Proposed Plan of Subdivision.pdf; APPENDIX D Engineering Plan.pdf; APPENDIX H
Tree Summary Report.pdf; 25106 Letter to Council.pdf; APPENDIX F Clause 13.02-1S
Assessment.pdf; APPENDIX E Traffic Impact Statement.pdf

Planning Permit Application

A "Planning Permit Application" has been submitted via the East Gippsland Shire Council website,
the details of this submission are shown below:

Business trading name: Development Solutions Victoria Pty Ltd
Email address: admin@devsolvic.com.au

Postal address : 48 Bailey Street, Bairnsdale

Preferred phone number: 0351524858

Owner's name:

Owner's business trading name (if applicable): C/- Development Solutions Victoria Pty Ltd
Owner's postal address: 48 Bailey Street, Bairnsdale

Street number: 93

Street name: Lucknow

Town: East Bairnsdale

Post code: 3875

Lot number: 1

Plan number: 136075V

Other Legal Description: Vol 09732 Fol 723

Is there any encumbrance on the Title such as a restrictive covenant, section 173 agreement or
other obligation such as an easement or building envelope?: No

1
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Description of proposal : Multi Lot Subdivision
Estimated cost of development: 0

Has there been a pre-application meeting: No
Your reference number: 25106

ExtraFile: 9

Invoice Payer: Development Solutions Victoria Pty Ltd
Address for Invoice: 48 Bailey Street, Bairnsdale
Invoice Email: admin@devsolvic.com.au
Primary Phone Invoice: 0351524858
Declaration: Yes

Authority Check: Yes

Notice Contact Check: Yes

Notice check 2: Yes

Privacy Statement Acknowledge: Yes

6. Supporting information /reports: APPENDIX G Environmental Report.pdf

7. Supporting information/reports: APPENDIX | Offset Quote.pdf, APPENDIX | Native Vegetation
Removal Report.pdf

8. Supporting information/reports: Social Impact Assessment.pdf

Planning report: 25106 Planning Submission.pdf

2. Supporting information/reports: APPENDIX C Clause 56 Assessment.pdf

Full copy of Title: APPENDIX A Plan of Subdivision.PDF, APPENDIX A Copy of Title.PDF

Plans: APPENDIX B Proposed Plan of Subdivision.pdf, APPENDIX B Site Context & Proposed Plan of
Subdivision.pdf

4. Supporting information/reports: APPENDIX D Engineering Plan.pdf

9. Supporting information/reports: APPENDIX H Tree Summary Report.pdf
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1. Supporting information/reports: 25106 Letter to

3. Supporting information/reports: APPENDIX E Traffic Impact Statement.pdf
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Land Act 1958

VOLUME 09732 FOLIO 723 Security no : 1241298626410
Produced 13/11/2025 09:34 AM

LAND DESCRIPTION

Lot 1 on Title Plan 136075V.
PARENT TITLE Volume 06088 Folio 501
Created by instrument L572656X 22/03/1985

REGISTERED PROPRIETOR

Estate Fee Simple
Sole Proprietor

ENCUMBRANCES, CAVEATS AND NOTICES

Any encumbrances created by Section 98 Transfer of Land Act 1958 or Section
24 Subdivision Act 1988 and any other encumbrances shown or entered on the
plan set out under DIAGRAM LOCATION below.

DIAGRAM LOCATION

SEE TP136075V FOR FURTHER DETAILS AND BOUNDARIES

ACTIVITY IN THE LAST 125 DAYS

Additional information: (not part of the Register Search Statement)

Street Address: 93 LUCKNOW STREET EAST BAIRNSDALE VIC 3875

DOCUMENT END
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The document following this cover sheet is an imaged document supplied by LANDATA®,
Secure Electronic Registries Victoria.

Document Type | Plan

Document Identification | TP136075V

Number of Pages | 1

(excluding this cover sheet)

Document Assembled | 13/11/2025 09:34

Copyright and disclaimer notice:

© State of Victoria. This publication is copyright. No part may be reproduced by any process except
in accordance with the provisions of the Copyright Act 1968 (Cth) and for the purposes of Section 32
of the Sale of Land Act 1962 or pursuant to a written agreement. The information is only valid at the
time and in the form obtained from the LANDATA® System. None of the State of Victoria,
LANDATA®, Secure Electronic Registries Victoria Pty Ltd (ABN 86 627 986 396) as trustee for the
Secure Electronic Registries Victoria Trust (ABN 83 206 746 897) accept responsibility for any
subsequent release, publication or reproduction of the information.

The document is invalid if this cover sheet is removed or altered.
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TITLE PLAN

Location of Land

Parish: WY-YUNG
Township: LUCKNOW
Section:

Crown Allotment:

Crown Portion:

Last Plan Reference: LP2535

Derived From: VOL 9732 FOL 723
Depth Limitation: NIL ANY REFERENCE TO MAP IN THE TEXT MEANS THE DIAGRAM SHOWN ON
THIS TITLE PLAN
Description of Land / Easement Information THIS PLAN HAS BEEN PREPARED

all that piece of land in the Township of Lucknow Parish of FOR THE LAND REGISTRY, LAND
VICTORIA, FOR TITLE DIAGRAM

PURPOSES AS PART OF THE LAND
land is shown enclosed by continuocus lines on the map hereon TOGETHER WITH a TITLES AUTOMATION PROJECT

Wy Yung County of Dargo being Lot 190 on Plan of Subdivision N0.2535 which

right of carriage way over Lucknow Hadfield and Short Streets coloured brown COMPILED: 07/09/1999

: s e * VERIFIED: AA
on the said Plan of Subdivision = - = = - - - - = = = - - -~ R -

\D5S i

LANE

'3
..ﬂ'
—
OO0
TABLE OF PARCEL IDENTIFIERS

WARNING: Where multiple parcels are referred to or shown on this Title Plan this does

not imply separately disposable parcels under Section 8A of the Sale of Land Act 1962

PARCEL 1 = LOT 190 ON LP2535

LENGTHS ARE IN Metres = 0.3048 x Feet
Sheet 1 of 1 sheets
METRES Metres = 0.201168 x Links

Prirted=12/12/2025
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Focus Environmental Pty Ltd

599 Sydney Road,

Coburg, VIC 3058
pteodoro@focusenvironmental.com.au
www.focusenvironmental.com.au

Reference No: F0004346
5 November, 2025
Michael Mason

8 Comas Grbve ’
Ashburton, Vic 3147

Re: Proposed Residential Development Land Use Suitability Risk Assessment —
93 Lucknow Street, East Bairnsdale, VIC 3875

Introduction and Site Setting

o ) (the client) engaged Focus Environmental (Vic) Pty Ltd
(Focus Environmental) to undertake a review of the proposed development and its setting.
The review includes a Hazard Assessment for Residential Properties in close proximity to
commercial properties within threshold distances for land use and development compatibility
and effective controls to prevent or mitigate significant impacts in relation to the suitability of
the proposed residential development at 93 Lucknow Street, East Bairnsdale VIC 3875 (the
site).

The site is currently residential land, and the proposed development is for a 34 residential
subdivision, please see attached proposed subdivision plan in Appendix A along with the
general site location plan. Site entry is from 93 Lucknow Street and will have no other points
of access aside from the central road.

Focus Environmental representative attended site and surrounds on Monday the 29 October
2025 to conduct a site inspection, assess surrounding land uses and generally inspect the
condition of the land. See attached Appendix A, Figure 1 and 2 for general site location and
layout plans.

Planning Position

The site is located in a GRZ1 — General Residential Zone Schedule 1. See attached planning
report in Appendix B.

This report has been prepared to accompany the clients planning permit application similar to
the one submitted for the adjacent property, 73 and 83 Lucknow Street, which has a similar
site history and approved residential development.

e Proposal: Multi Lot Subdivision Property
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e Address: 93 Lucknow Street, East Bairnsdale, 3875
o Property Title Lot: Lot 1 TP136075

A written submission detailing what is proposed and responding to the relevant provisions of
the East Gippsland Planning Scheme, including Hazard Assessment for Residential
Properties in close proximity to commercial properties within threshold distances for land use
and development compatibility and effective controls to prevent or mitigate significant impacts.
The above request specifically relates to the section from the planning scheme: 13.07-1S
03/03/2023 VC215 Land Use Compatibility.

Documents Review and Reference
The following documents were reviewed and referred to:

o Fast Gippsland Housing & Settlement Strategy East Gippsland Shire Council
November 2023

e Proposed Subdivision Plan — One Plan Land Development Group, 23/10/2025

e Noise Limit and Assessment Protocol for the Control of Noise from Industrial, Industrial
and Trade Premises and Entertainment Venues, Publication 1826, VIC EPA, May
2021

o Recommended separation distances for industrial residual air emissions, Publication
1518, VIC EPA March 2013

o Nearmap.com.au images

e Construction, Guide to Preventing harm to people and the environment, Publication
1820.1, VIC EPA, June 2021.

e Civil construction, building and demolition guide, Publication 1834.1, VIC EPA,
September 2023.

e bom.gov.au — meteorological data files, wind direction 1943 — 2025.

e FEast Gippsland Council, Planning Scheme — Noise (13.05), Air Quality (13.06) and
Amenity, Human Health And Safety — Land Use Compatibility (13.07)

Site Conditions

The subject site at 93 Lucknow Street, East Bairnsdale is currently occupied with one dwelling,
grassed and fenced with a single access gate on Lucknow Street. There is no evidence of any
unauthorised access, dumping or waste at the site. It appears to be used for occasional
grazing purposes by cattle from adjacent properties. No evidence of burn pits, fuel storage or
any cut and fill activities were observed.
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Surrounding Land Uses

The site is bound by the 26 m wide rail trail to the north, which extends from Bairnsdale town
centre to Orbost and separates the site from the adjacent commercial uses. Land south of the
site is predominately residential, the land to the immediate east is a vacant block with
residential next to that, to the west is similar sized semi-rural blocks and beyond that is higher
density residential developments. To the north is commercial / industrial land accessed from
McMillan Street, we note there are also some residential properties and further residential to
the north and north-west. We note that this site is situated in an area identified for significant
residential infill within the Growth Strategy.

See attached general surrounding land use plan, Appendix A, Figure 3.

Specific surrounding commercial land uses include the following summarised in Table 1 with
comments relating to the site occupier and observed activities. Measurements are from
nearest boundary to nearest boundary; please note that not all activities noted on surrounding
sites occur along the closest southern boundary.

Table 1: Surrounding land use direction and distance

Land Use — Site Occupier Direction and Distance Comments
from Subject Site

Dyson Bus Services 100 m east Site mostly hardstand, bus
depot, small scale.

Cranes Civil 25 m north Very little site activity
observed over site images.

East Gippsland Traffic 135 m north Truck and equipment

Control storage

180 m to stockpiling area
Some stockpiling of soil /
material in the northeast
corner, small scale.

Eastern Concrete Recycling | 104 m north west We note this is not
operational and appears to
have been vacant /
abandoned for some period
of time, all stockpiles are
overgrown with vegetation.

Tambo Waste 203 m north west (site Recycling transfer station.
corner to site corner) Note there is only comingled
recycles on site. There is no
general or organic waste
stored on site.

Caravan repairs 478 m west Small-scale workshop.
ETS Infrastructure 488 m north west Some vehicle and
Management equipment storage, minimal

soil stockpiles in bays.
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We note that existing residential properties as evident in the site plan predate the facilities
operating as listed above.

Existing residential property direction and distance from Tambo waste is presented in Table 2
below and in Figure 3 in Appendix A. We note that many of the existing residential properties
are closer to the existing Industrial area than the subject site.

Table 2: Existing Residential Distance From Industrial Facilities

Land Use — Residential Direction and Distance Comments
from Tambo Waste
46 — 52 McMillan Street North west Medium density
4 Residential Dwellings Om — shared boundary
43 — 63 Lucknow Street South Semi-rural properties
3 Residential Dwellings 30m
55 — 57 Cameron Crescent | South west Medium density
And adjacent Residential 33m
Dwellings

Bureau of Meteorology

Prevailing wind data from 1942 — 2025 (Bairnsdale Airport) for the 9am and 3pm data sets
has been included in Appendix A, Figures 3 and 4 and attached within Appendix B. The two
files are presented in rose diagrams of percentage direction vs wind speed, the file is drawn
from data at the Bairnsdale airport, being the closest and longest recording weather station.

In summary we note that morning wind data (9am) over the time period records less than 5%
of wind direction being towards the subject site from the north, north west. We note the
afternoon wind data (3pm) over the time period records 12% from the north nd 24% from the
north west towards the subject site.

Based on this over the period from 1942 to present, the majority of recorded prevailing wind
direction is not from the industrial area to the north, north west towards the subject site.

The surrounding use site plan also has the prevailing wind direction rose diagrams presented
on them for ease of visualisation of wind directions in relation to the subject site and nearby
industrial sites.

Communications with Victoria EPA

had previously made contact with the Victorian EPA in
regards to the adjacent property development at 73 and 83 Lucknow Street, and it is
considered that the same conditions exist for 93 Lucknow Street. The EPA referred them to
two documents in relation to a site hazard assessment, EPA Publication 1820.1 Construction
for common hazards to consider for construction that is occurring near sensitive receptors as
well as EPA Publication 1834 Construction demolition guide that has information on
construction and Environment Management Plans (EMP) to address any hazards identified.
Whilst some of the hazards listed in these documents are not directly relevant, they warrant a
brief discussion.
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Air contaminants / Dust / Odour

For discussion purposes, we have combined air contaminants, dust and odour as there is
significant overlap with these potential hazards. Each are airborne, subject to wind direction,
wind speed and site activities. We consider the Tambo Waste and Cranes Civil and Surfacing
sites to be the main sources of these potential hazards.

We note that Tambo Waste and Cranes Civil and Surfacing in order to comply with existing
surrounding residential dwellings, council and EPA requirements must not be allowing air
contaminants, including dust and odour, to leave their site boundaries.

Tambo waste has been issued a planning permit 5.2023.312.1 which allows the land to be
used as a Transfer Station for the Container Deposit Scheme. This was referred to relevant
authorities including the EPA on the 18/08/23.

Whilst we do not have the documentation such as the EPA’s advice, a site-specific
Environmental Management Plan including Dust Management and Odour Management Plans
is reasonable to assume these would have been provided as part of the application.
Environmental controls would need to be in place to address nearby existing residential
dwellings, (see Table 2 and Figure 3, Appendix A) and to ensure the site is safe for staff and
members of the public to access.

Figures 3 and 4 as per Bureau of Meteorology section detail the prevailing wind directions,
predominately away from the subject site to the north / north west, both extracts are presented
in Appendix B.

Air contaminants / Dust / Odour do not likely present a risk to the subject site based on the
current planning scheme requirements for Industrial properties to operate in proximity to
existing residential dwellings.

Chemical Spills

There are no major hazard facilities nearby by and no sites engaged in chemical manufacture
or permitted quantities of bulk fuel storage. We note East Gippsland Traffic Control appear to
have some minor quantities of fuel / oil storage based on aerial images. These do not present
a risk to the subject site based on insufficient fuel volumes even in the event of a catastrophic
failure. Minor spills of cleaning / degreasing products that would likely be used by many of the
adjacent sites would pose no off-site risk to the subject site.

Erosion and Sediment / Stormwater Contamination / Wastewater

The three potential hazards have also been grouped due to similar overlapping characteristics.
Erosion and sediment control are directly linked to stormwater management and wastewater
would require similar infrastructure and site procedures.

As per the attached planning report, we note that the site is not subject to any inundation
overlays and there is no nearby water course. We note that the stormwater from McMillan
Street properties drain to the north and McMillan Street and not to the rear or an easement on
the rail trail side / subject site side, see attached stormwater plan extract in Appendix A, Figure
5.
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Site stormwater and sediment controls must be in place for each facility in accordance with
their planning permits. See attached Figures 5 and 6 in Appendix A, detailing a topographic
map and drainage. We note that the area is particular flat and as such erosion, sediment and
stormwater runoff towards the subject site is unlikely to occur, reference Figure 5. We also
note that stormwater from the sites to the north drain to McMillan Street and not to the south,
reference Figure 6.

Noise

In accordance with the Noise Management provisions outlined in the East Gippsland Planning
Scheme and considering the proximity of existing residential dwellings it is important to note
that commercial activities along McMillan Street are already required to comply with
established limits to prevent adverse impacts on the health and wellbeing of occupants of
sensitive land uses.

Specifically, noise levels emanating from these properties must not exceed the limits set out
in the State Environment Protection Policy (Control of Noise from Commerce, Industry and
Trade) No. N-1, which are as follows:

o Daytime (7 am — 6 pm): Maximum 55 dB(A)
e Evening (6 pm — 10 pm): Maximum 50 dB(A)
e Night-time (10 pm — 7 am): Maximum 45 dB(A)

It is also noted that the site immediately east of Cranes Civil and Surfacing remains
unoccupied, non-operational, and has become overgrown with vegetation.

For context, a noise level of 55 dB(A) will attenuate to approximately 26.8 dB(A) over a
distance of 26 metres in an open-air environment. This level is significantly below the
permissible residential noise thresholds, which range from 45 dB(A) during the day to 35 dB(A)
at night, further demonstrating compliance and the absence of anticipated noise impacts at
surrounding sensitive receptors.

The site is slightly downhill from industry and vegetated so it is reasonable to expect the actual
noise to reduce further.

Waste / Wastewater

General waste including wastewaters must be stored, handled and disposed of according to
current council and EPA requirements. There currently exists a low likelihood of wastes or
wastewaters affecting the site from the commercial properties across the 26m rail trail to the
north. Any prescribed wastes must also be handled and disposed of according to their EPA
waste classification as per EPA Publication 1828.2. See attached Figure 5 in Appendix A in
relation to site drainage.
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Mitigation Measures

Our client is prepared to implement the same measures outlined in the planning permit for 73
and 83 Lucknow Street regarding double-glazed windows:

1. Installation of double-glazed windows on Lots 14-27, which are located within 100
metres of the southern boundary of the industrial lots.

While we maintain that these measures are not necessary, our client is agreeable to adopting
them.

A second mitigation issue includes:

2. A 7.2-metre building exclusion zone extending south from the northern boundary of
the rear lots / rail trail, increasing the total buffer to the industrial zone to over 33
metres.

Hazard Assessment Conclusion

As required by Development Solutions Victoria Pty Ltd Additional Information Letter and the
East Gippsland planning scheme, a hazard risk assessment for proposed residential
properties in close proximity to commercial properties within threshold distances for land use
has been undertaken.

Distances and direction to surrounding land uses has been assessed against factors including
prevailing wind data, surface water flow, land use risks including air contaminants / dust and
noise in the regional setting of commercial sites in close proximity to existing residential
dwellings and subdivisions.

Based on the assessment the potential risks posed to the residential development for 93
Lucknow Street, East Bairnsdale VIC 3875 (the site) is considered to be low and that the multi
lot subdivision is considered appropriate.

| trust this meets with your expectations and we look forward to continually providing a timely
and professional service. If you have any questions, please do not hesitate to contact us.

Yours faithfully,

Patricia Teodoro
Environmental Consultant
Focus Environmental (Vic) Pty Ltd
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Appendix A

Site Plans

Figure 1 — Site Location Plan

Figure 2 — Site Area Plan

Figure 3 — Surrounding Business Plan (Wind 9am)
Figure 4 — Surrounding Business Plan (Wind 3pm)
Figure 5 — Topographic Plan

Figure 6 — Stormwater Plan

Figure 7 — Proposed Subdivision Plan

Appendix B

Documents

Planning Property Report

Bureau of Meteorology Prevailing Wind Data (9am and 3pm)
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Native Vegetation Removal Report

used for any purpose which may breach any copyright.

NVRR ID: 319 20251114 I3)

This report provides information to support an application to remove, destroy or lop native vegetation in
accordance with the Guidelines for the removal, destruction or lopping of native vegetation (the Guidelines).
This report is not an assessment by DEECA of the proposed native vegetation removal. Offset
requirements have been calculated using modelled condition scores.

Report details

Date created: 14/11/2025

Local Government Area: EAST GIPPSLAND SHIRE
Registered Aboriginal Party: Gunaikurnai
Coordinates: 147.65885, -37.82686

Address: 93 LUCKNOW STREET EAST BAIRNSDALE 3875

Summary of native vegetation to be removed

Assessment pathway Intermediate Assessment Pathway

Location 1

The native vegetation extent map indicates that this area is not typically
characterised as supporting native vegetation. It does not meet the criteria
to be classified as Location Category 2 or 3. The removal of less than 0.5
hectares of native vegetation in this area will not require a Species Offset.

Location category

Extent of past removal (ha) 0
Total extent including past and
proposed removal (ha) 0.07 Extent of proposed removal - Patches (ha) 0.000
lnedizs enekigEEd BYLs (el B0y Extent of proposed removal - Scattered 0.070

Trees (ha) '

No. Large Trees proposed to be 1 No. Large Patch Trees 0
e No. Large Scattered Trees 1
No. Small Scattered Trees 0

VORIA Energy
N i Printed 12/1272925
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Offset requirements if approval issgrantedurpose which may breach any copyright.

Any approval granted will include a condition to secure an offset, before the removal of native vegetation,
that meets the following requirements:

General Offset amount 1 0.014 General Habitat Units
Minimum strategic biodiversity value
2 0.229
score
Large Trees 1

East Gippsland CMA
Vicinity or
EAST GIPPSLAND SHIRE LGA

NB: values within tables in this document may not add to the totals shown above due to rounding

The availability of third-party offset credits can be checked using the Native Vegetation Credit Register
(NVCR) Search Tool - https://nvcr.delwp.vic.gov.au

1. The General Offset amount required is the sum of all General Habitat Units in Appendix 1.

2. Minimum strategic biodiversity value score is 80 per cent of the weighted average score across habitat zones whperai ﬂtedOFlszls1 %%%5
ired.
reanre Page 28 of 143
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Application requirements used for any purpose which may breach any copyright.

Applications to remove, destroy or lop native vegetation must include all the below
information. If an appropriate response has not been provided the application is not complete.

Application Requirement 1 - Native vegetation removal information

If the native vegetation removal is mapped correctly, the information presented in this Native Vegetation
Removal Report addresses Application Requirement 1.

Application Requirement 2 - Topographical and land information

This statement describes the topographical and land features in the vicinity of the proposed works, including
the location and extent of any ridges, hilltops, wetlands and waterways, slopes of more than 20% gradient,
low-lying areas, saline discharge areas or areas of erosion.

The subject site is relatively level in nature. There is no evidence of any existing erosion on the site or on
the surrounding land. The tree proposed to be removed is located in the southeastern corner of the site.
Only the minimum amount of vegetation required to be removed will be, in this case one tree. A Tree
Summary Report has been undertaken by Roots 2 Leaves which identifies the species, health status and
size of the tree in question.

Application Requirement 3 - Photographs of the native vegetation to be removed

Application Requirement 3 is not addressed in this Native Vegetation Removal Report. All applications must
include recent, timestamped photos of each Patch, Large Patch Tree and Scattered Tree which has been
mapped in this report.

Application Requirement 4 - Past removal

If past removal has been considered correctly, the information presented in this Native Vegetation Removal
Report addresses Application Requirement 4.

Application Requirement 5 - Avoid and minimise statement

This statement describes what has been done to avoid and minimise impacts on native vegetation and
associated biodiversity values.

The proposed subdivision has been designed to be consistent with the adjoining subdivision. The impact
on the existing tree is inevitable. The value of the native vegetation being removed is not considered to be
highly significant. The health status of the tree is identified as very poor.

Application Requirement 6 - Property Vegetation Plan

This requirement only applies if an approved Property Vegetation Plan (PVP) applies to the property
Does a PVP apply to the proposal?

No

Application Requirement 7 - Defendable space statement

Where the removal of native vegetation is to create defendable space, this statement:

Printed 12/1272925
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* Describes the bushfire threat; and used for any purpose which may breach any copyright.
e Describes how other bushfire risk mitigation measures were considered to reduce the amount of native

vegetation proposed for removal (this can also be part of the avoid and minimise statement).

This statement is not required if, If the proposed defendable space is within the Bushfire Management
Overlay (BMO), and in accordance with the 'Exemption to create defendable space for a dwelling under
Clause 44.06 of local planning schemes' in Clause 52.12-5.

Not applicable.

Application Requirement 8 - Native Vegetation Precinct Plan

This requirement is only applicable if you are removing native vegetation from within an area covered by
Native Vegetation Precinct Plan (NVPP), and the proposed removal is not identified as 'to be removed' within
the NVPP.

Does an NVPP apply to the proposal?

No

Application Requirement 9 - Offset statement

This statement demonstrates that an offset is available and describes how the required offset will be
secured. The Applicant's Guide provides information relating to this requirement.

There are several third party offsets available for purchase (evidence provided) and an Offset Report is
provided.

Printed 12/12729%5
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Next steps used for any purpose which may breach any copyright.

Applications to remove, destroy or lop native vegetation must address all the application
requirements specified in the Guidelines. If you wish to remove the mapped native vegetation
you are required to apply for approval from the responsible authority (e.g. local Council). This
Native vegetation removal report must be submitted with your application and meets most of
the application requirements. The following requirements need to be addressed, as
applicable.

Application Requirement 3 - Photographs of the native vegetation to be removed

Recent, dated photographs of the native vegetation to be removed must be provided with the application.
All photographs must be clear, show whether the vegetation is a Patch of native vegetation, Patch Tree or
Scattered Tree, and identify any Large Trees. If the area of native vegetation to be removed is large, provide
photos that are indicative of the native vegetation.

Ensure photographs are attached to the application. If appropriate photographs have not been provided the
application is not complete.

Application Requirement 6 - Property Vegetation Plan

If a PVP is applicable, it must be provided with the application.

Printed 12/1272925
Page 31 of 143



ole
as
nd

: be
Appendix 1: Description of native vegetation to be removed used for any purpose which may breach any copyright.

General Habitat Units for each zone (Patch, Scattered Tree or Patch Tree) are calculated by the following equation in accordance with the Guidelines

General Habitat Units = extent without overlap x condition score x general landscape factor x 1.5, where the general landscape factor = 0.5 +
(strategic biodiversity value score/2)

The General Offset amount required is the sum of all General Habitat Units per zone.

Native vegetation to be removed

Information provided _by or on behalf Information calculated by NVR Map
of the applicant
Extent
EVC code Bioregional Large Condition Polygon wi):heonut General
Zone Type DBH (cm) g 9 score extent SBV score Habitat
(modelled) conservation status Tree(s) overlap .
(modelled) (ha) Units
(ha)
A Scattered Tree 100 GipP0055 Endangered 1 0.200 0.070 0.070 0.286 0.014

Printed 12/1292025
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Appendix 2: Images of mapped naﬁwrvegnmmich may breach any copyright.

1. Property in context

[] Proposed Removal A
[] Property Boundaries

Printed 12/1272925
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2. Aerial photograph showing mapped native xegedatioh may breach any copyright.

[] Proposed Removal A
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Page 34 of 143



ole
as
nd
. be

3. Location Risk Map used for any purpose which may breach any copyright.

[] Proposed Removal [J Location 1 A
B Location 2 N
B Location 3
30m

Printed 12/1272925
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4. Strategic Biodiversity Value ScareMapany purpose which may breach any copyright.

[] Proposed Removal

Mo.81-1.00
[Jo.61-0.80
[J0.41-0.60
[Jo.21-0.40
M 0.00-0.20

30m
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5. Condition Score Map

[] Proposed Removal
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used for any purpose wHich may breach any copyright.

Mo.51-1.00
M o.61-0.80
B o.41-0.60
[Jo.21-0.40
[J0.00-0.20

30m
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6. Endangered EVCs used for any purpose which may breach any copyright.

[] Proposed Removal A

["] Endangered 1750 Ecological Vegetation Classes N

30m

© The State of Victoria Department of Energy, Environment and Climate Action 2025

This work is licensed under a Creative Commons Attribution 4.0 International licence. You are free to re-use the work
BY under that licence, on the condition that you credit the State of Victoria as author. The licence does not apply to any

images, photographs or branding, including the Victorian Coat of Arms, the Victorian Government logo and the Department of
Energy, Environment and Climate Change (DEECA) logo. To view a copy of this licence, visit
http://creativecommons.org/licen 4

Disclaimer
This publication may be of assistance to you but the State of Victoria and its employees do not guarantee that the publication is

without flaw of any kind or is wholly appropriate for your particular purposes and therefore disclaims all liability for any error, loss or
other consequence which may arise from you relying on any information in this publication.
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INVENTORY
Tree Summary Report

Roots 2 Leaves Tree Services

November 13, 2025 |
Total Tree Count: 1

Filters Applied

Client Site Filter:
(Client Site=93 Lucknow Road)

Summary Report — Limitations:
« Data collection was requested for one tree.

o Access to the tree was restricted by a cage, so the DBH (Diameter at Breast Height) measurement is
approximately 95% accurate.

2/2025
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Blue gum Tree ID #1

93 Lucknow Street

Tree Details
Botanical Name:
Common Name:
Genus:

Health:
Structure:
Status:

DBH [cm]:

Tree Height (Estimated)
[m]:

Canopy Spread [m]:

Tree Protection Zone
(TPZ) [m]:

Structural Root Zone
(SRZ) [m]:

Useful Life Expectancy:
Risk Rating:

Priority of Works:
Recommended Works:
Last Modified:

Observation Comments:

Notes:

Eucalyptus globulus

Blue gum

Very Poor
Very Poor
Alive

100
10
5

12

3.44

1-5 years

13/11/2025

Multiple fungi were

observed on the tree, and
a large branch (leader)
has been removed. The
tree is in poor condition
and removal is advised,
as it no longer holds any
aesthetic value and its

overall health is
significantly
compromised.

Additionally, the tree
presents a safety risk due

to its deteriorated
structure.
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City: East Bairnsdale
Longitude: 147.658837
Latitude: -37.826738

Photos

image (5).jpg
13/11/2025
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18 November 2025 Our Ref: VLQ-11981
. _ Your Ref: 93 Lucknow Street,
Olivia Zagami East Bairnsdale

Development Solutions Victoria

Dear Olivia,

Re: Quotation for the supply of native vegetation credits

Vegetation Link is an accredited offset broker with the Department of Energy, Environment and
Climate Action (DEECA). Based on the information provided, | understand you require the following:

1

0.014 0.229 East Gippsland CMA or East Gippsland LGA

To meet your offset requirements, you can purchase native vegetation credits from a third party as
per the trade' option quoted below. Credit trading turnaround time is approximately 2-5 weeks from
acceptance of a valid quote. This quotation is valid for 14 days, subject to credit availability.

3-Party CTA Pathway - offset site located on Jaitmatang Country in the East Gippsland LGA

(approx. 105 kms from the project site)

Cost of native vegetation offsets (invoiced by DEECA) $2,260.00
Cost of broker fee (invoiced by Vegetation Link) $1,320.00

Subtotal cost ex. GST $3,580.00
Total cost inc. GST $3,938.00

To proceed with a trade, please complete and return the purchaser details form provided via email.
Upon receipt of the form, we will begin the trade process. Further details of the process are in the
FAQ below.

Kind regards,

Shannen Hunter
Broker — State Biodiversity Offsets

PO Box 10
Castlemaine VIC 3450
1300 VEG LINK (1300 834 546)
offsets@vegetationlink.com.au
www.vegetationlink.com.au

Printed 12/12/2025
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FAQs

What is a third party offset?

A third-party offset means securing offsets from a site owned by a landowner who manages and protects native
vegetation on their land or from a credit owner with excess credits to sell. Landowners who establish these offset
sites are required to:

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

e Implement a detailed 10-year Management Plan endorsed by the DEECA Native Vegetation Offset
Register to manage and improve the biodiversity values of the site.
How is the price of native vegetation offset credits (GHUs, GBEUs etc.) determined?

Credit owners set their own price for native vegetation credits. They determine the price based on numerous
factors. These include but are not limited to; site establishment costs, the cost to manage the site in perpetuity (e.g.,
maintain fencing, control pest species), foregone use cost and administrative costs. Depending on how the site is
registered, the credit fee may be paid to either DEECA or directly to the credit owner.

Further information about the work some of our landowners are doing can be found on the Vegetation Link website.

What is the process after | accept the quote?

After you accept the quote and return the purchaser table, the following steps will be undertaken:

1. We will ensure the credits are still available and if necessary, submit a credit advice form for a pending
trade to DEECA, to sanction the specified credits,

2. We will set up a credit trade agreement (CTA) and issue this for review and signing by the relevant parties
involved. If credits are being purchased and allocated to a project simultaneously, we will include this
within the documentation issued to you,

3. Once signed by all parties, we will submit the executed documentation to the relevant entity for invoicing.
Invoices will be issued for the fees listed in the quotation. We will send you two invoices, one for the broker
fee (payable within 14 days from the date of issue), invoiced by Vegetation Link and one for the credit fee
(payable within 28 days from the date of issue), to be paid to DEECA or the Credit Owner. We recommend
providing remittances for all your payments,

4. Once payments are received, the Native Vegetation Offset Register (NVOR) will issue the allocated credit
extract/s, or purchased credit statement/s to Vegetation Link, which will then be sent to the appropriate
recipients. A copy of the executed CTA will also be issued, as evidence that you have purchased the
offset.

Generally, the process from quote acceptance to having evidence of purchased (and allocated) credits takes
between 2-5 weeks from receipt of a completed Purchaser Details form. This is dependent on a range of factors
including the type of landholder agreement or credit trade agreement, organisational workflows, and turnaround
times for signing and payment of invoices. We work as quickly as possible to get your credits to you within this
period.

We note that you cannot remove vegetation until you have been given permission by the Responsible Authority
(usually the council that has issued a permit).

PO Box 10
Castlemaine VIC 3450
1300 VEG LINK (1300 834 546)
offsets@vegetationlink.com.au
www.vegetationlink.com.au
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What happens if| don't have a permit yet?

When people are buying credits before a permit is issued, the following three options are most common:

e You can purchase offsets before the planning permit is available, and then subsequently request that the
offsets be allocated to the permit once it becomes available. This will incur an additional $250 fee for
Vegetation Link to facilitate this process. When considering this option, it is important to realise that your
estimated offset requirements may be different than the actual permit requirements, which may result in
additional costs.

e You can wait for the planning permit to be approved first and then request a quote to meet the
requirements of the permit. Should credits be available, you can then start the offset purchase process.
We then use the planning permit number for allocating the credits. Allocating credits to the permit is
evidence that the offsets have been purchased and that the condition on the permit has been met.

e You can request a quote to confirm availability and to get an idea of the cost of your requirements before
you apply for a permit. Once a planning permit has been issued, you can then request an updated quote.
Itis at this point that you can then go through the offset purchase process.

We cannot guarantee credit availability until a) contracts are executed, or b) credits have been held via a pending
trade lodged with DEECA Native Vegetation Offset Register.

We cannot guarantee prices until a) a quote has been accepted within 14 days, and b) a Credit Trading Agreement
is signed within 30 days, and c) the invoice for the credit fee is paid within 28 days of the date the invoice is issued.
If 1 sign the CTA, does that mean | MUST pay for the credits?

Yes, you have entered into an agreement to pay for the offset credits therein and are required to pay for those
credits. The credits must be paid for within 28 days of the date of the invoice. The broker fee (invoiced by
Vegetation Link) must be paid within 14 days from the date of issue.

Can Vegetation Link hold the credits for me, as | want to pay later?

Vegetaion Link are unable to hold credits for later payment. Please also see ‘What happens if | don’t have a permit
yet?’ above.

For further information, see our website, the DEECA website or call us any time on 1300 834 546.

" Fees are inclusive of the NVOR transfer and allocation fees when an allocation is done at the time of purchase.

PO Box 10
Castlemaine VIC 3450
1300 VEG LINK (1300 834 546)
offsets@vegetationlink.com.au
www.vegetationlink.com.au
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Social Impact Comment — 93 Lucknow Street, East Bairnsdale used for any purpose which may breach any copyright.

Discussion Point Response* Sources of Information Comment

‘Areas to address

Will the proposal be The proposal is seeking the Current Australian Bureau of Statistics According to the 2021 Census data
likely to give rise to a development of a multi lot demographic Website (abs.gov.au), the population of East
significant increase in | residential subdivision with a information East Gippsland Shire Council Bairnsdale was recorded at 1,352 with
the population total of 34 lots. Estimate of website (Community Profile Data) | a median age of 45 years. Of the

demographics of the
local area?

East Bairnsdale is a growing
residential area and is within a
suitable distance to services and
facilities offered by Bairnsdale.
The proposed subdivision will
result in a density of housing that
is consistent with the surrounding
development and appropriate for
the area. The proposed
subdivision will not result in a
significant increase in the
population demographics of the
local area.

population increase

population, 47.2% were male and
52.8% were female, comprising a total
of 342 families.

The overall population of Bairnsdale
(excluding East Bairnsdale, Wy Yung,
and Eastwood) is approximately 7,509.
The proposal seeks approval for a total
of 34 residential lots. When viewed in
the context of greater Bairnsdale and
its surrounding suburbs, including Wy
Yung, East Bairnsdale, Eastwood and
Lucknow the scale of the proposal is
insignificant and is not expected to
noticeably affect the population
demographics of the area.

Will the proposal
benefit or
disadvantage

any particular
population cohort or
group in the
community?

There is no evidence to indicate
that the proposal will
disadvantage any specific
population group within the
community. With available land
in the area, the proposed
subdivision is expected to
positively contribute to the
community by providing an
additional 34 allotments.

Current
demographic
information
Support service
data

Australian Bureau of Statistics
Website

East Gippsland Shire Council
website (Community Profile Data)

East Bairnsdale has suitable access to
the full range of services and facilities
offered by Bairnsdale. The proposed
subdivision will not have any
disadvantages, rather it will benefit the
community by providing additional
residential allotments within a suitable
location.
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Will the proposal be
likely to give rise to
increase employment
opportunities in the
local area?

Given the proposal involves
creating 34 allotments, it will
generate additional employment
opportunities during both the
subdivision works and the later
development of the allotments.

Current
Employment profile
Estimate of areas
and quantum of
potential
employment

- Australian Buredd33Q¢Risf7EY PY
Website

- Dept of Employment Education
and Workplace
Relations http://www.deewr.gov.
au/lmip

- East Gippsland Shire Council
website (Community Profile Data)

- Local business owners

(B RsLIECIBaaY SHFeR T Haige GPPY

employment opportunities however,
creating additional jobs is a positive
outcome that supports local economic
growth. The subdivision and future
development of the 34 allotments will
generate short-term construction
employment and deliver long-term
housing to meet community needs.

fight.

Will the proposal have
a significant impact on
the existing stock in
the local area,
particularly affordable
housing?

The proposal will create 34
vacant residential lots that can be
developed with a dwelling in the
future. It is not expected to
negatively affect housing
affordability or the existing
supply of residential dwellings in
East Bairnsdale.

Current and
projected local
housing profile.

- Local information from real estate
agencies

- East Gippsland Shire Council
website

- Building approval data

According to the 2021 Census, East
Bairnsdale contains 635 private
dwellings. The proposed subdivision is
not expected to affect housing
affordability in the area instead, the
additional lots will help meet
community needs given the limited
supply of vacant residential land.
Current evidence shows a strong and
continuing demand for developable
residential allotments. A review of
nearby subdivisions, along with data
from the East Gippsland Housing and
Settlement Strategy, supports the
conclusion that the proposal is
appropriate and will not adversely
impact existing housing stock. Strong
sales in the adjoining subdivision
further demonstrate demand for this
style of residential allotment.

Will the proposal have
an impact on current
social, recreational or
community

The proposal is not expected to
detrimentally impact current
social, recreational or community
infrastructure within the area.

Current social,
community

and recreational
infrastructure.

- Local information from schools,
recreation
committees, community

The existing level of services and
infrastructure is adequate to support
the proposed subdivision and future
residential development.
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infrastructure in the
local area?

A range of community and
recreational facilities are within a
walkable distance of the
proposed subdivision and is
considered sufficient to support
the anticipated increase in
residential population.

Estimated increases
in the demand for
social, community
and recreational
infrastructure.

organisations, hégfﬁ]daﬁgrs@R/YCPurﬁgéﬁme%tﬂ@é’rgﬁm@@y copyfight.
agencies. pedestrian link to other services
offered by Bairnsdale. The site is within
proximity to Howitt Park offering a
range of recreational facilities.
Additionally public transport is within
proximity to the site offering transport
to alternative recreation services
available in Bairnsdale and surrounds.

Will the proposal
create increased or
decreased risk for
occupants or
pedestrians within the
development or its
surrounding area?

The proposed subdivision has
addressed any potential risks
within the planning permit
application. No significant social
risks are anticipated as a result of
the proposed multi lot residential
subdivision.

The existing road network is
capable of supporting the
additional allotments and the
subdivision is not expected to
create any adverse impacts for
current residents of East
Bairnsdale.

Transport and public
safety.

Local school and public transport | The existing facilities and services in
providers East Bairnsdale are adequate to
Department of Transport. support residential growth of this
East Gippsland Shire Council. scale. The proposed multi-lot

Local residents. subdivision is not expected to create
safety concerns and will be delivered
to a high standard, ensuring no
adverse effects on surrounding
residential areas. Overall, the
subdivision is unlikely to have a
negative impact on East Bairnsdale. Its
design supports future residential
development that encourages social
interaction, inclusion and passive
surveillance.
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1 INTRODUCTION used for any purpose which may breach any copyright.

onemilegrid has beenrequested by ..._....... .- ..., —.—-~ .0 undertake a Transport Impact
Assessment of the proposed residential subdivision at 93 Lucknow Street, East Bairnsdale.

As part of this assessment the subject site has been inspected with due consideration of the

development proposal, fraffic data has been sourced, and relevant background information has
been reviewed.

2 EXISTING CONDITIONS

2.1 Site Location

The subject site is addressed as 93 Lucknow Street, East Bairnsdale, and is located on the north side
of Lucknow Street as shown in Figure 1.

Figure 1 Site Location

FA FELTETT
25 Reserve
Rt
b VS W,
= /a..,n”\ ¥ g,
= e i
i E
f§ Flinns Rgay— Lt g
i Lo B TR
B i
en g
. - CEP e,
: 5 [ Patties
laj = S Foods
O gt
T —
g Ping
5
Metitar, Streap 2
Subject Site
Luick
R T VL S e S B a3
| il K St
Maci i | g i
clend Strepst | & Vi
/| fjcr &
" Stroar &
Heiriphed
o \
goest ! " % 2
- Ce04 o =
2 w 5 §
T ; 2
:h‘@y & =
5:‘; g T
8
b
3
o
x
Bradiands oy

Source: OpenStreetMap

The site is currently largely unoccupied, with a single dwelling in the south-east corner. Vehicle
access to the dwelling is provided via a crossover to Lucknow Street at the east of the frontage,
with vehicle access to the remainder of the site provided via a crossover to Lucknow Street located
generally centrally along the frontage.
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wedge land, with standard density residential land fo the south-west, and includes the East
Gippsland Rail Trail and industrial land uses to the north.

An aerial view of the subject site is provided in Figure 2.

Figure 2 Site Context (1 February 2025)
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It is shown in Figure 3 that the site is located within a General Residential Zone (GRZ1).

Planning Scheme Zones
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e
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2.3.1 Lucknow Street
Lucknow Street is a local road generally aligned east-west, running between Macrae Street, to the
west of the site, and Phillips Lane to the east.

Lucknow Street is designated as an “Urban Link” road within Council's Road Register, defined as
follows:

Roads of this classification primarily provide a linkage between significant residential,
industrial and commercial nodes and or the arterial road network. These roads have an
identifiable origin and destination (eg suburbs, industrial areas or places of significance).

Lucknow Street provides a single fraffic lane in each direction adjacent to the site. Kerbside
parking lanes are provided on both sides of the road.

A signed 60 km/h speed limit applies to Lucknow Street.

The cross-section of Lucknow Street at the frontage of the site is shown in Figure 4.

Figure 4 Lucknow Street, looking west (left) and east (right)

Copyright Google (Image date: May 2025)

93 Lucknow Street, East Bairnsdale  Transport Impact Assessment
250694TIAO01A-F.docx 13 November 2025 Page 8

Printed 12/12/2025
Page 54 of 143



ADVERTISED
This copied document is made available for the sole

purpose of enabling its@si rﬁtiﬁneaﬁl eview as

part of a planning proc uﬁﬁer hé ar(1-j|:1ing and

Environment Act 1987. The document must not be
2.3.2 Humphrey Street used for any purpose which may breach any copyright.

Humphrey Street is a generally L-shaped local road generally, running between Lucknow Street
opposite the site in the north-east, and Hoddinott Street in the south-west.

Humphrey Street is designated as an “Urban Access” road within Council's Road Register, defined
as follows:

A road, street, court or laneway that primarily provides direct access for abutting residential,
industrial and commercial properties to their associated nodes with minimal to no through
traffic.

Humphrey Street provides a single traffic lane in each direction adjacent to the site. Kerbside is
permitted on both sides of the road.

The default 50 km/h speed limit applies to Humphrey Street in the vicinity of the site.

The cross-section of Humphrey Street at the frontage of the site is shown in Figure 5.

Figure 5 Humphrey Street, looking south from Lucknow Street

Copyright Google (Image date: May 2023)
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2.4 Traffic Volumes used for any purpose which may breach any copyright.

In order to establish existing traffic conditions, traffic volume, speed and classification survey data
held by onemilegrid has been reviewed. The traffic surveys were undertaken by Trans Traffic Survey
on behalf of onemilegrid on Lucknow Street, west of the site.

The surveys were undertaken for a one-week period from Thursday 18t March 2021 to Thursday 25t
March 2021 inclusive. The location of the tube count survey is shown in Figure 6 and the results of
the survey are summarised in Table 1.

Figure 6  Traffic Survey Locations — Tube Counts

Copyright Nearmap
Table 1 Traffic Volume and Speed Surveys
R
Eastbound 761 54.4 60.9
xvfe‘ig‘gzy Westbound 719 55.5 62.2
Both Directions 1,480 55.0 61.6
Eastbound 700 53.9 60.3
7 Day Average Westbound 663 55.4 62.1
Both Directions 1,363 54.7 61.2
Weekday AM Eastbound 53 - -
Peak Hour Westbound 56 - -
(8-2am) Both Directions 109 - -
Weekday PM Eastbound 71 - -
Peak Hour Westbound 58 - -
3-4pm) Both Directions 129 - -

As shown above, Lucknow Street carries an average of 1,480 vehicles per day on a weekday, with
an 85™ percentile speed slightly above the posted speed limit.

With an “Urban Link” classification, the surveyed traffic volumes fall well within its environmental
capacity.
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2.5 Sustainable Transport used for any purpose which may breach any copyright.

The full public transport provision in the vicinity of the site is shown in Figure 7 and detailed in Table
2, with the walking distance from the site shown in brackets.

Figure 7 Public Transport Provision
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Table 2 Public Transport Provision

m Route Description Nearest Stop/Station

Train Melbourne to Bairnsdale (V/Line) Bairnsdale
Bus 2 Bairnsdale — East Bairnsdale  Hoddinott Street/Lucknow Street (400 m)

Public fransport in the area is limited, with a bus service (Route 2) running adjacent to the site,
linking fo the Bairnsdale town centre and railway station. The service operates at generally 1-2 hour
headways, with no services in the evening.

Bairsdale Railway Station is located approximately 2.8 km from the site and provides V/Line frain
services, linking with metropolitan services at Pakenham.

The East Gippsland Rail Trail runs the former railway reservation to the sites north, providing an off-
road cycling linkage into Bairnsdale.

Pedestrian paths are provided on the southern side of Lucknow Street.
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EAST BAIRNSDALE / LuckNow PRECIRET STROETUREPTRKP each any copyright

3
The subject site is located to the south of the East Bairnsdale/Lucknow Precinct Structure Plan (PSP)

area. The PSP was prepared by Echelon Planning and East Gippsland Shire Council.
The PSP is a long-term plan for how the land is to be developed and the implementation schedule

for services to support the development.
Broadly, the PSP identifies retention and expansion of commercial and employment uses within the
south eastern quadrant, and standard and low-density residential development to the north.

A view of the site location in context with the PSP area is provided below in Figure 8.

Figure 8 East Bairnsdale/Lucknow PSP
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Of particular relevance to the subject site, the PSP identifies retention of land for the Princes
Highway deviation, and creation of a number of new controlled intersections to the north.
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4 ADJACENT SITE APPROVALS used for any purpose which may breach any copyright.

Planning Permits have been approved for the adjacent site addressed 83 Lucknow Street (Permit
No. 5.2025.132.1), and the site addressed 73 Lucknow Street (Permit No. 5.2024.27.2).

The site addressed 83 Lucknow Street is permitted to be development for the purposes of a
residential subdivision comprising 33 lots and an internal road. The internal road extends to the east
boundary in the north-east of the site, at the inferface with the subject site. The infernal road was
approved with a total road reserve of 16 m, including a 7.3 m carriageway, 4.35 m verges, and a
1.5 m footpath on the east side of the road, connecting to the existing footpath on the south side
of Lucknow Street via 73 Lucknow Street. The extended driveways at the north of the site were
approved with a road reserve of 7 m, including a 6 m carriageway.

The site addressed 73 Lucknow Street is permitted to be development for the purposes of a
residential subdivision comprising 33 lots and an internal road. The internal road ends in a court
bowl, with access to the northern lots provided via the court bowl, or extended driveways
connecting to the court bowl. The internal road was approved with a total road reserve of 16 m,
including a 7.3 m carriageway, 4.35 m verges, and a 1.5 m footpath on both sides of the road,
connecting to the existing footpath on the south side of Lucknow Street. The extended driveways
at the north of the site were approved with a road reserve of 7.3 m, including a 6 m carriageway,
and the court bowl was approved with a 10 m radius.

A masterplan for the approved and proposed sites is provided in Figure 9.

Figure 9 73-93 Lucknow Street Masterplan
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5 DEVELOPMENT PROPOSAL used for any purpose which may breach any copyright.

It is proposed to subdivide the site for the purposes of residential development comprising 34 lofs, as
shown in Figure 1.

The lots are proposed to be accessed via internal roads which are 16m in width, comprised of a
7.3m carriageway and a 4.35m verge on either side of the roadway. A 1.5m wide footpath is
proposed on one side of the road, which connects to the footpath on the south side of Lucknow
Street via 73 Lucknow Street (this is consistent with the approved adjacent development). The
internal roads are proposed to connect between Lucknow Street, the approved road within 83
Lucknow Street, and the north-east boundary of the site, allowing for connection to the adjacent
103 Lucknow Street lot in the future. The proposed roadway width allows for two-way access, or
one-way access with vehicles parked on both sides of the street.

Figure 10 Site Layout
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3 RESIDENTIAL SUBDIVISION DESIER RSSEYMERTS Which may breach any copyright.

6.1 General

The design of the proposed residential subdivision has been assessed, in relation to the East
Gippsland Planning Scheme (Residential Subdivision), and the Infrastructure Design Manual.

6.2 East Gippsland Planning Scheme - Clause 56

Clause 56.06 identifies Access and Mobility Management requirements for residential subdivisions
such as that proposed at the site. The following Clauses are applicable.

6.2.1 Clause 56.06-2, Walking and Cycling Network Objectives

Standard C15

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 nefworks.

> 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 footfpaths, 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
fransport 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 proposed development includes a footpath on one side of the internal roads.

The internal roads are expected to have minimal fraffic volumes and low speeds, and is considered
suitable for cyclists.

All roads and paths are provided with natural surveillance.

It is therefore considered that the subdivision satisfies the objectives of Clause 56.06-2.
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Standard C16
The public fransport network should be designed to:

> Implement any relevant public transport strategy, plan or policy for the area set out in this scheme.

» Connect new public transport routes to existing and proposed routes to the satisfaction of the relevant
public transport authority.

> Provide for public transport links between activity centres and other locations that attract people using the
Principal Public Transport Network in Metropolitan Melbourne and the regional public transport network
outside Metropolitan Melbourne.

» Locate regional bus routes principally on arterial roads and locate local bus services principally on
connector streets to provide:

+ Safe and direct movement between activity centres without complicated turning manoeuvres.
+ Direct travel between neighbourhoods and neighbourhood activity centres.
+ A short and safe walk to a public transport stop from most dwellings.

It is not infended for the subject site to accommodate public fransport services, however, Lucknow
Street currently accommodates the Route 2 bus service, ensuring that the entire development is
situated within close proximity to public fransport.

It is therefore considered that the subdivision satisfies the objectives of Clause 56.06-3.

6.2.3 Clause 56.06-4, Neighbourhood Street Network Objective

Standard C17
The neighbourhood street network must:

> Take account of the existing mobility network of arterial roads, neighbourhood streets, cycle paths, cycle
paths, footpaths and public transport routes.

» Provide clear physical distinctions between arterial roads and neighbourhood street types.

Comply with the Roads Corporation’s arterial road access management policies.

Y VY

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 centfres for commercial and freight vehicles.
Provide safe and efficient access to all lots for service and emergency vehicles.
Provide safe movement for all vehicles.

Y V YV VY

Incorporate any necessary traffic control measures and tfraffic 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 fto 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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pedestrians, cyclists, public fransport 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 culs-de-sac.

» Provide for service and emergency vehicles to safely turn at the end of a dead-end sfreet.

> Facilitate solar orientation of lofs.

» 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 proposed road network includes connectivity to Lucknow Street with a clear road hierarchy
therefore, the proposed road network has been designed in consideration of the objectives of
Clause 56.06-4.

6.2.4 Clause 56.06-5, Walking and Cycling Detail Network Objectives

Standard C18
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 confinuous and connect.

> Provide for public transport stops, street crossings for pedestrians and cyclists and kerb crossovers for
access fo lofs.

» Accommodate projected user volumes and mix.

Y

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 lofs without damage to the footpath or shared path surfaces.
Be constructed with a durable, non-skid surface.

YV V VYV VY

Be of a quality and durability to ensure:
+ Safe passage for pedestrians, cyclists, footpath bound vehicles and vehicles.
+ Discharge of urban run-off.

+ Preservation of all-weather access.

+ Maintenance of a reasonable, comfortable riding quality.

+ A minimum 20 year life span.

> Be accessible fo people with disabilities and include tactile ground surface indicators, audible signals and
kerb ramps required for the movement of people with disabilities.

The proposal includes a footpath along one side of the internal road.

It is noted that a number of objectives are related to detailed design specifications which are not
yet covered by the current drawing set.

It is therefore considered that the subdivision satisfies the objectives of Clause 56.06-5.
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Standard C19

Bus priority measures must be provided along arterial roads forming part of the existing or proposed Principal
Public Transport Network in Metropolitan Melbourne and the regional public transport network outside
Metropolitan Melbourne to the requirements of the relevant roads authority.

Road alignment and geometry along bus routes should provide for the efficient, unimpeded movement of
buses and the safety and comfort of passengers.

The design of public transport stops should not impede the movement of pedestrians.
Bus and tram stops should have:

» Surveillance from streets and adjacent lots.
> Safe street crossing conditions for pedestrians and cyclists.

> Safe pedestrian crossings on arterial roads and at schools including the provision of traffic controls as
required by the roads authority.

» Continuous hard pavement from the footpath to the kerb.

> Sufficient lighting and paved, sheltered waiting areas for forecast user volume at neighbourhood centres,
schools and other locations with expected high patronage.

> Appropriate signage.

The road network has not been designed to cater for a public fransport route, therefore the
requirements of Clause 56.06-6 do not apply.

6.2.6 Clause 56.06-7, Neighbourhood Street Network Detail Objective

Standard C20
The design of streets and roads should:

> Meef the requirements of Table C1. Where the widths of access lanes, access places, and access sfreets
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 mefres 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 free 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 fravel 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
Qcross 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.
+ Preservation of all-weather access and maintenance of a reasonable, comfortable riding quality.
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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 fo streefscape design.
Provide for the safe and efficient collection of waste and recycling materials from lofs.

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 fraffic management devices.
> Water sensifive urban design features.
» Location and species of proposed street frees and other vegetation.
> Location of existing vegetation to be retained and proposed freatment to ensure its health.
> Any relevant details for the design and location of street furniture, lighting, seats, bus stops, telephone
boxes and mailboxes.
Table 3 Design of Roads and Neighbourhood Streets — Table C1
Access Access Access Connector Connector
Access Lane Street — Level | Street — Level | Street — Level | Street - Level
Place ] 2 I 2
Traffic 300 vpd 300-1000 vpd  1000-2000 2000-3000 3000 vpd 3000-7000
Volume vpd vpd vpd
Target Speed 10 km/h 15 km/h 30 km/h 40 km/h 50 km/h 60 km/h or
(40 km/h at 50 km/h
schools, (40 km/h at
20 km/h at schools)
crossing
points)
Carriageway 5.5m 55m 55m 7-7.5m 3.5 m per 3.5 m per
Width lane (4.0 m lane (4.0 m
at at
intersections) intersections)
Parking None 1 verge 1 verge Both sides Dedicated Dedicated
Within Street space per2  space per 2 lane 2.3 m lane 2.3 m
lots, or one- lots where where
side on required required
carriageway
Verge Width  Notrequired 7.5m(3.5m 40/40m 4.5/4.5m 45/45m 6.0/60m
/2.5 m min)
Footpath Shared Zone 1.5 m (Not 2x1.5m 2x1.5m 2x1.5m 2x1.5m
Provision required if < (2.0 m at (2.0 m at (2.0 m at (2.0 m at
5 dwellings) schools, schools, schools, schools,
shop, activity shop, activity shop, activity shop, activity
centre) centre) centre) centre)
Cycle Path None None Shared Zone SharedZone 0.7-1.7m 0.7-1.7mor
Provision shared path
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intersection. The proposed road cross-section is generally in accordance with an Access Street
Level 2in Table C1 of the Planning Scheme, providing a 7.3 m carriageway within a 16 m road
reserve, though with a footpath on one side of the internal streets.

The site is expected to provide sufficient on-street parking for visitors between crossovers along the
access streets. Kerbside car parking will be restricted at the T-intersection so as not to obstruct site
access or turning for design vehicles.

Swept paths have been prepared, and are provided within Appendix A demonstrating a waste
fruck and a CFA vehicle circulating the internal road and site access with appropriate clearances.

6.2.7 Clause 56.06-8, Lot Access Objective

Standard C21

Vehicle access to lots abutting arterial roads should be provided from service roads, side or rear access lanes,
access places or access streetfs 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 lofs 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 road authority.
No lots are provided with direct access to an arterial road.

Additionally, no lots are less than 300 m2in area and all lots have a frontage of greater than 7.5 m,
and therefore access via the frontage road is considered to be appropriate.

It is therefore considered that the subdivision satisfies the objectives of Clause 56.06-8.
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The Infrastructure Design Manual (IDM) is a document prepared by numerous Victorian rural and
regional Councils, providing a set of consistent requirements and standards for the design and
development of infrastructure.

The manual provides cross-sectional requirements for rural and urban roads, with the relevant
requirements to the subject site reproduced in Table 4.

Table 4

Road Type

Access Lane
Access Place

Access Street

Collector Street
Level 1

Collector Street
Level 2

Court Bowl
(Residential)

Commercial
Street

Industrial Street

Court Bowl
(Industrial)

Max. Traffic

Volumes
(veh/day)

0-300

0-300

0-2,500

2,500 - 6,000

6,000 -
12,000

N/A

N/A

N/A

N/A

Carriageway

Width

55m

6.0m

7.3m

11.6 m

2x70m +
6 m median

10.0 m radius

220m

12.5m

15.0 m radius

IDM Road Cross-Sectional Requirements - Urban Roads

Min. Parking Pedesm’afw./
Reserve Cycle Provision
A Na vespa) (o oonet
240m  60m  Yes(x2) Sharedpathx2
om som vestal GOTI
323m  50m  Yes(x2) Footpathx2

The proposed road cross-sections are designed in accordance with the requirements for an Access
Street, albeit with a footpath on one side of the road, and are therefore considered to be

acceptable.
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7.1 Traffic Generation

It is generally accepted that single dwellings on a lot in outer suburban areas may generate traffic
at up to 10 vehicle trips per day, whilst in areas with good public transport, and for higher density
dwellings, lower fraffic generation rates are often recorded.

Recent studies undertaken for rural townships have identified lower vehicle generation rates than
historically presented within the Infrastructure Design Manual, which suggests a rate of 10 trips per
lot per day. This is expected with residents combining destinations within a single trip (shopping on
the way home from work etc.) due to the distance required to travel for frips and also the
increasing number of services now offered online. onemilegrid have undertaken studies for
residential estates within Drouin which identified daily fraffic generation rates of 8 vehicle trips per
day per lot.

Considering the size of the lofs proposed, and the proximity of the site o the Bairnsdale town
centre, it is anticipated that the proposed dwellings may generate up to 9 vehicle trips per lot per
day, including 10% during the peak periods.

Application of the above traffic rates to the proposed development results in the projected daily
fraffic volumes shown in Table 5.

Table 5 Anticipated Traffic Generation

Component Number of Lots Daily Traffic Generation Peak Hour Traffic
Generahon

Proposed Lots

7.2 Traffic Distribution

Considering the location of the site, it is expected that vehicles will generally be travelling via
Lucknow Street to/from the Bairnsdale town centre.

For the purposes of this assessment, the following directional splits will be adopted:

> AM peak hour: 20 % inbound, 80 % outbound; and
> PM peak hour: 60 % inbound, 40 % outbound.

Furthermore, it is anficipated that 90% of the generated traffic will be coming to and from the
Bairmsdale town centre located to the west of the subject site.

The traffic expected to be generated by the proposed lots, and overall site is summarised in Table 6
and Figure 11.

Table 6 Peak Hour Traffic Generation
-mm- Oufbound
AM Peak

P d Lot
roposed Lot PM Peak 19 12 31
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7.3 Traffic Impact

7.3.1 General

Reviewing the volumes above, it is noted that a maximum of 23 vehicle movements per hour are
expected for any given movement, equivalent to a little over 1 vehicle movement every 3 minutes
on average. The traffic volumes generated by the proposed development are very low, and are
expected to be easily absorbed into the surrounding road network.

7.3.2 Lucknow Street

With regard to Lucknow Streeft, the traffic generated by the site is expected to bring the weekday
fraffic volumes to just under 1,800 vehicles per day, which is still well within the capacity of an urban
link road (collector road).

7.3.3 Lucknow Street / Internal Road Intersection

An Austroads turn lane warrant assessment has been undertaken for the intersection configuration
between Lucknow Street and the internal road. The assessment indicated that a higher order
intersection freatment is not necessary based on the existing through volumes and the anticipated
fraffic generation.

Following the upgrade of Lucknow Street along the site frontage, the kerbside lanes on Lucknow
Street will enable the proposed intersection to be constructed with basic left and right turn
freatments, consistent with other local intersections in the area.
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It is proposed to develop the subject site for the purposes of a residential development comprising
34 lofs.

Considering the analysis presented above, it is concluded that:

> The proposed subdivision design and internal road design is generally in accordance with
Clause 56 of the Planning Scheme and the Infrastructure Design Manual;
The site is expected to provide sufficient on-street parking for visitors between crossovers;

The proposed development is expected to have a negligible impact on the surrounding road
network when compared to the existing operation; and

> There are no traffic engineering reasons which would preclude a permit from being issued for
this proposal.
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Prepared by: Mark Potter — Risk and Emergency Planning Lead

Fire Risk Consultants Pty Ltd

Approved by: Graeme Taylor — Managing Director

Fire Risk Consultants Pty Ltd
Date: 12/11/2025

Version: V1.0

Fire Risk Consultants
PO Box 12, Glengarry VIC 3854
0487 790 287

www.fireriskconsultants.com.au

Disclaimer and Information Statement

This report is issued by Fire Risk Consultants Pty Ltd and the information in this report is current as at the date of publication.
Any Bushfire Emergency Plan or Bushfire Response Plan is current only at the date of issue as it is up to you to maintain the
Australian Standard AS3959:2018 (or equivalent) and AS3745:2018 (or equivalent) for the property and/or building. Failure
to maintain the property and/or building to these standards may compromise an insurance policy if currently covering any of
your assets or those of any third party that may be consequentially affected due such failure. If not insured, and if you are
seeking insurance, this report may not influence the decision of any insurer not to offer cover. To the extent permitted by law,
Fire Risk Consultants Pty Ltd will not be held liable for any claims, demands, costs or expenses for any personal injury, property
damage or death arising out of failure by you to maintain the property and/or building to AS3959:2018 (or equivalent) and
AS3745:2018 (or equivalent).

The information and/or the recommendations contained in this report have been compiled and based on the information,
records, data and any other sources of information supplied by you. Whilst we have exercised all due care and skill in compiling
the report, you should confirm the accuracy and reliability of the information and material we have relied upon in producing
the report. The information contained in the report is confidential and you should only read, disclose, re-transmit, copy,
distribute or act in reliance on the information as you are authorised to do so. This report may also contain information,
systems or data which is the property of Fire Risk Consultants Pty Ltd and Fire Risk Consultants Pty Ltd has in no way waived
or altered in any way its ownership right, or provided consent for use by the report recipient, unless expressly provided in the
report.

Any fire safety work, including but not limited to planned burning, back burning and/or fire suppression, on any property or
building is specifically excluded from this report.

Where the term “Bushfire prevention and mitigation related activities” (or words to that effect) are used, this is to be defined
as the clearance of vegetation in accordance with the Victorian State Government guidelines, including clearing and
maintenance of existing fire breaks and/or fire access for fire fighters under electricity pylons and properties that have been
constructed to Australian Standard AS3959 and/or the National Construction Code.
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This report has been developed to assess the proposed development against the requirements of
Clause 13.02-1S of the East Gippsland Planning Scheme. The objective of clause 13.02-1S is ‘to
strengthen the resilience of settlements and communities to bushfire through risk-based planning
that prioritises the protection of human life’. As this property is in a Bushfire Prone Area it meets the
‘Policy Application’ test to be assessed against the Clause 13.02-1S Policy.

The report has been developed following an extensive assessment of the landscape and local
bushfire risk along with access, egress and topography.

The development proposes to create 34 new properties with a central road from Lucknow Road. The
proposed subdivision is identical to the recently approved developments to the west of the site. The
development is occurring on a 2.02 hectare property that is located in the General Residential Zone.

The development is to the east of Bairnsdale and is located to the south of the East Bairnsdale
industrial area. The East Gippsland Rail Trail is immediately to the north of the development. To the
west of the property is a recently approved subdivision, which is identical to the proposed
development. To the east are small acreage properties primarily used for grazing.

This report has been developed following a site inspection, analysis of various plans and publications
that assess bushfire risk within this area and assessment against Clause 13.02-1S of the East
Gippsland Planning Scheme. Figure 1 provides an overview of the surrounding area and the various
land uses.

Table 1 - Application details

Municipality East Gippsland

Address 93 Lucknow Road, East Bairnsdale (Lot 191 on LP2535)
Overlays Not applicable

Zoning General Residential Zone (GRZ)

Table 2 - Site description

Existing use of The development is occurring on an existing property that is 2.02 hectares in
buildings and size. The property has a dwelling located adjacent to Lucknow Road and is
works on or utilised for farming activities.

near the land ) . .
To the north of the property is the East Bairnsdale Industrial Estate and the

East Gippsland Rail Trail. To the south of Lucknow Road is an existing
residential development. To the west is a recently approved subdivision. The
proposed subdivision will be essentially identical to the subdivision to the west.

The surrounding landscape is consistent with small acreage properties. There is
limited vegetation that meets the classifications outlined within AS3959. The
AS3959 classifiable vegetation is limited to Class G — Grassland.

Development 2.02 hectares.
size
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access

arrangements

Location of There are street fire hydrants in the surrounding area. These are shown in
nearest fire Appendix 2.

hydrant
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Figure 1 — Subject site and surrounding landscape.

Clause 13.02-1S Assessment — 93 Lucknow Road, East Bairnsdale V1.0

Printed 12/12/2025
Page 79 of 143




ADVERTISED
This copied document is made available for the sole
purpose of enabling its consideration and review as
part of a planning process under the Planning and
Environment Act 1987. The document must not be
used for any purpose which may breach any copyright.

The southeast of Australia is one of the most fire prone areas in the world.

The rate a bushfire can spread is a direct result of the weather, fuel hazard (including dryness,
guantity and arrangement) and the topography in which the fire is burning. Bushfire fuel is the only
one of these three factors that it is possible to modify.

Extreme fire conditions can occur in south-eastern Australia when dry winters and springs are
followed by summers where bushfire fuels become very dry.

When these conditions combine, fires can be expected to move quickly under the influence of
strong, gusty north westerly winds. These fires can then move rapidly in a different direction when
the subsequent south—westerly wind change arrives. Fires that start under these conditions can
reach a very high intensity, even in areas of relatively low fuel loads and can be difficult to control
until the weather conditions abate.

The height of a bushfire’s intensity is directly linked to its destructiveness and the more difficult it is
to control. As the intensity increases so does the difficulty of containment and effective suppression.
Very high intensity fires with flame heights greater than 10 metres are generally uncontrollable.

Bushfire intensity is a function of the heat content of the fuel, the quantity of fuel and the rate of
spread of the bushfire. The heat content of vegetation fuels is roughly constant. It has been found
that the quantity and distribution of fine fuels are the main factor influencing bushfire behaviour.
Larger fuels burning during a bushfire do not contribute significantly to the spread of a bushfire.

Fine fuels available to a bushfire are fuels such as grass, leaves, dead pine needles and twigs that
ignite readily and are consumed rapidly when dry. They are often defined as those dead fuels less
than 6mm in thickness. Fine fuel load (measured in tonnes per hectare) has therefore been used as a
convenient measure of the underlying bushfire hazard in areas dominated by woody vegetation. The
fine fuel load at any given time is a balance between the rate of fuel build up, and factors that
remove fuel such as litter decomposition and fire. In the absence of fire, fuel loads in forests and
woodlands with a shrubby or heathy understorey build up to a quasi-equilibrium state where the
rate of fuel production equals the rate of decomposition. The maximum levels vary for different
vegetation types and for the same vegetation types in different locations.

It has been found that fuel structure is possibly more important than the total fine fuel load in
determining bushfire behaviour. Fuels in forests, woodlands and shrublands can be categorised into
four layers with differing effects on fire behaviour (Hines, et al., 2010). These layers are:

e Surface fine fuels: leaves, bark, small twigs and other fine fuel lying on the ground. These
fuels provide the horizontal continuity that allows a bushfire to spread

e Near surface fine fuels: grasses, low shrubs, bracken etc. up to about .5 m above the
ground surface. Fuels in this layer will burn when the surface fuel layer burns and will
increase bushfire intensity

e Elevated fuels: larger shrubs and small saplings with most of the fuel closer to the top of
this layer and a clear gap between them and the surface fuels. These interact with the
two-layer fuel layers to further increase bushfire intensity. They also contribute to the
vertical continuity of fire that allows fire to ‘climb’ into the tree canopy

e Bark fuels: flammable bark on trees, saplings and large bushes from ground level to the
canopy. Loose fibrous bark on string-bark eucalypts, and candle bark on some gums can
generate large amounts of burning embers which can start spot fires ahead of the main
fire front.
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A Bushfire Hazard Assessment is a key component of assessing risk as outlined within Clause 13.02-
1S of the East Gippsland Planning Scheme. The requirements outline the need to consider and assess
the bushfire hazard on the basis of:

e Landscape conditions (10 kilometres)

e Local conditions (1 kilometre)

e Neighbourhood conditions (400 metres)
e The site for the development

In addition to this assessment, analysis of past bushfire history and the development of likely
bushfire scenarios supports the response to the ‘settlement planning’ requirements of Clause 13.02-
1S.

The historical information provided by DEECA? indicates that bushfires have occurred in the
surrounding landscape but have not impacted on this property. The closest bushfires occurred in
1965, 1978, and 1989.

The bushfire in 1965 travelled under a westerly wind influence and burnt through the landscape to
the north of Bairnsdale. The bushfire in 1978 started to the south of Princes Highway to the west of
Bairnsdale and under a north westerly wind influence and travelled towards Paynesville. The 1989
bushfire occurred 1.2km to the east and only impacted 0.6ha of grassland.

Other bushfires have occurred to the north of Bairnsdale and this location mainly within the Public
Land reserves.

Due to recent changes in the landscape, including emerging developments, this would likely
influence a bushfires ability to continue to travel through the landscape. The presence of rural living
properties, which results in a highly fragmented landscape, would likely reduce bushfire intensity.

Figure 2 outlines the location of historical bushfires as they relate to the development site.

! https://mapshare.vic.gov.au/MapShareVic/index.html?viewer=MapShareVic.PublicSite&locale=en-AU
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Figure 2 - Bushfire history with the development outlined in blue.
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The development site and the surrounding landscape is a mix of managed areas and grassland. There
are no forested areas on the property or in the surrounding landscape. The grassland areas on and
around the site are mainly associated with farming activities and are regularly grazed by stock. Due
to their proximity to the residential properties, if they are unmanaged and the vegetation becomes a
fire risk, it is highly likely that East Gippsland Shire Council will issue a notice mandating the removal
of the fuel.

With the mix of residential dwellings, industrial buildings, sheds and the small size of the properties,
there is a high level of vegetation fragmentation, which will reduce bushfire behaviour as it
approaches the development site. The recently approved subdivision to the west will further reduce
the bushfire risk to the site. After the western lots are developed, there is unlikely to be any
classifiable vegetation on the neighbouring lots to the west.

To the immediate north is the East Gippsland Rail Trail, and whilst there is tree canopy present, the
separation by a sealed bike path and the high levels of vegetation modification ensure that any fire
activity will be reduced.

To the east of the development are paddocks that are used for stock grazing. It is unlikely for
bushfires to approach from the east when the fire danger is elevated.

Figure 4 shows the location of the Bushfire Prone Area (BPA) which is another indicator of bushfire
risk. The BPA is allocated to most of Victoria. There are small areas within the Bairnsdale locality
where the BPA is not allocated, and these areas are within the residential developments.

The existing property is accessible from Lucknow Road. The development is in an area that is
connected to an existing road network. Lucknow Road provides the ability to leave the area to either
the east or west.

It is likely that during a bushfire event and there is a need to leave the area quickly that travel to the
west will be the safest option. This will enable the site occupants to very quickly enter a residential
area that can be considered a safer location.

Once the development is completed, the new properties will be accessed by a newly created access
road. In the unlikely event that a bushfire directly threatens this development, the road connects to
Lucknow Road and will enable the site occupants to safely exit the area safely.
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Figure 3 - Bushfire Management Overlay in relation to the proposed development site
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Figure 4 - Bushfire Prone Area coverage of the development site and surrounding area.
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An analysis of available bushfire risk information has identified the following sources:
e East Gippsland Municipal Fire Management Plan (MFMP) 2017 - 20202

The East Gippsland MFMP doesn’t identify the East Bairnsdale locality as being at risk of bushfire.
The main threat to Bairnsdale and the surrounding area is identified as a bushfire approaching from
the north. As there are residential and industrial developments to the north of this location, the risk
of a bushfire directly impacting this area is very low.

The MFMP outlines the following mitigation treatments that agencies are likely to utilise to manage
the bushfire risk within these types of areas:

e Community education

Fuel reduction burning

Roadside vegetation management
e Private property preparedness
e Community information boards.

In relation to this development, it is likely for the surrounding landscape to be regularly maintained
by the property owners, particularly once development starts on the subdivision to the west. The
community members would receive regular updates and information from CFA in relation to
preparing their properties for the bushfire period.

Due to the nature of the landscape surrounding the proposed development, the presence of
residential and industrial developments will likely reduce the potential for bushfires to approach this
development. A bushfire could approach from the east; however, this will likely be under lower fire
danger conditions and will be easily suppressed by firefighters.

Table 1 outlines the hazard assessment relating to the proposed development.

2 https://assets-global.website-
files.com/5f10ce18aa01d050c26b7c5e/5fb496d3a275fb6095b5670f east gippsland mfmp 2017-2020 v30 - final.pdf
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Table 3 - Overview of bushfire hazard and likely scenarios used for any purpose which may breach any copyright.

Bushfire hazard type Description Scenario/s Considerations

Landscape
conditions (10
kilometres)

Local conditions (1
kilometre)

The landscape is dominated by existing
developments and farming properties
to the east. The closest forested area
that would likely support bushfire
behaviour is 10 kilometres to the
north.

Refer to Figure 5 for further detail.

Within one kilometre of the site, the
vegetation includes residential and
industrial areas and grassland primarily
associated with stock grazing and small
acreage properties to the east.

The East Gippsland Rail trail to the
north is considered managed and
whilst likely to support bushfire
behaviour, this is not considered to be
a high risk.

From the northwest, a bushfire will not directly impact on this
property due to the industrial, commercial and residential
developments. There is the potential for embers to land on and
around the property under elevated fire danger conditions, but
this is unlikely.

Based on the status of the Bushfire Prone Area (BPA) in the
surrounding landscape, it is highly likely that this property will
be removed from the BPA in the future. This in recognition of
the low risk that is present in the surrounding area.

A bushfire approaching from the southwest will also be unlikely
to impact directly on the site. The East Bairnsdale residential
area will prevent a bushfire from impacting the site. The
landscape to the southwest is dominated by river flats
associated with the Mitchell River and the Macleod Morass
Wildlife Reserve. These areas are unlikely to support elevated
bushfire behaviour conditions unless during drought periods.

Within one kilometre of the site, the vegetation likely to
support bushfire activity is to the east. Under elevated fire
danger conditions (north westerly and south westerly wind
influences) the bushfire is likely to be burning away from the
development site. A bushfire approaching from the east is
likely to be under reduced fire danger conditions.

Once the recently subdivide area to the west is developed,
grassfire impact from the west will be highly unlikely.

There are numerous access and egress options
to a safer place if required. This includes the
East Bairnsdale residential areas to the west of
the development site. Once developed, the site
itself will also provide a level of protection from
bushfires in the surrounding landscape.

The properties are in an area that is surrounded
by a fragmented landscape. There are reduced
bushfire threats to the local area.

Under extreme conditions, embers may impact
this area. If this is area is impacted, large areas
of East Bairnsdale and Bairnsdale would also be
impacted.

Due to the size of the new properties, it is
unlikely for revegetation to occur that would
cause a bushfire risk.

As above
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Bushfire hazard type Description

To the west is a recently approved
subdivision. Once development is
completed, bushfire activity from this
direction will be limited.

Refer to Figure 6 for further detail.

The vegetation surrounding the
property following the development
occurring will be mainly managed
areas and some grassland areas.

Neighbourhood
conditions (400
metres)

The grassland is associated with
agricultural activities.

To the west is a recently approved
subdivision. Once development is
completed, bushfire activity from this
direction will be limited.

Further detail is provided within Figure
7.

The site for the
development

The site is currently grassland. Once
the site is developed, the risk of
bushfire activity on the property will
be significantly reduced.
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Scenario/s

The main threat to the development at the neighbourhood
level is a fire starting to the east of the property. The
fragmented landscape will ensure bushfire intensity is reduced
along with the likely reduced fire danger conditions.

There are no forested areas within the neighbourhood areas
which would be conducive to generating large quantities of
embers.

Once the development is completed, the ability for bushfires to
travel through the property will be limited. The likely bushfire
attack on the dwellings will be from embers originating from
the surrounding area.

ight.

Considerations

As above.

To the west of the development is a recently
approved subdivision. The new size of the lots
will ensure bushfire is unlikely to travel from
this direction.

If the vegetation on adjoining properties is not
maintained during the fire danger period, the
Council Municipal Fire Prevention Officer or
CFA Chief Officer have powers to require
vegetation to be managed.

The dwellings within the BPA will be required
to comply with the Bushfire Attack Level rating
(BAL Rating). This will occur when a Building
Permit is issued. This will ensure there is an
acceptable level of protection for the
development.

The new dwellings will need to be assessed as
per AS3959 and comply with the BAL rating
imposed by the Building Surveyor.
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Figure 5 - 10 kilometre landscape risk analysis
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Figure 6 - 1 kilometre landscape risk analysis
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Figure 7 - 400 metre landscape risk analysis
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The landscape risk has been assessed as Type 1. Thiy§Q9efgm%@yrQHrmgaMGG iT@e %Qﬁ@h any copyright.

access and egress opportunities from this development and the availability of safer areas within
proximity to the development.

In summary, the landscape analysis has identified the most likely bushfire attack method as being
ember attack from bushfires burning some distance from the development.

6. Assessment against bushfire planning guidelines

The Victorian government has produced guidelines® that outlines the settlement planning
requirements at the bushfire interface. These guidelines have been utilised in the assessment of
bushfire risk for this proposed development.

The Guide outlines the need to understand the landscape bushfire risk prior to assessing the
development. The assessment of the landscape risk has occurred and is discussed previously within
this report.

The guideline outlines several components of a subdivision that should be considered to reduce
bushfire risk. How this development is proposing to address these requirements is outlined within
Table 4.

Table 4 - Response to the bushfire planning guidelines

Requirement Design response

The bushfire hazard in directing The bushfire hazard has been assessed and is considered

settlement growth very low in the immediate surrounding area. There are
limited threats to this development and the surrounding
landscape. Future development is likely to further reduce
the landscape hazard.

This site has been zoned for residential development and
the proposed development is considered appropriate given
the low bushfire hazard of the site.

The distribution of land uses inthe | The development is consistent with the surrounding

settlement residential developments and once the Lucknow Road area
is fully developed, the bushfire risk will be largely
eliminated. The neighbouring lot subdivision has been
approved with similar number of lots at 73 and 83 Lucknow
Road.

Lot sizes in settlement layout The Lot sizes are of sufficient size to ensure appropriate
separation between dwellings.

Vegetated areas within a There are no plans to revegetate within the development.

settlement The size of the properties will not result in the ability to
revegetate individual properties that would cause a
bushfire risk.

Any roadside tree planting will comply with East Gippsland
Shire Council Guidelines.

3 Design Guidelines — Settlement Planning at the Bushfire Interface 2020, DELWP and CFA
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Apply the required development
setback

Design the settlement interface

Design access and egress

Vegetation management

Building construction standards

Excluding development from the
setback area
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consideration of setbacks. Future developments will occur
on adjoining properties and compliance with AS3959 at the
building stage will be sufficient to manage the very low risk.

The settlement interface is already in place and is being
strengthened through the provision of this development.

The access and egress provisions are cognisant of the
bushfire risk. The road through the centre of the
development ensures the occupants can access the safer
locations by either driving or walking.

The size of the new properties will not support any
revegetation apart from the establishment of garden areas.

All the dwellings will be assessed against AS3959 through
the building regulatory system.

There is no requirement to create exclusion areas due to
the low bushfire risk within the surrounding area.

It is considered that the layout design conforms with the guidelines and ensures the level of safety is

elevated.

Clause 13.02-1S of the East Gippsland Planning Scheme identifies the objectives that are required to
be achieved to strengthen the resilience of settlements and communities and prioritise the

protection of human life.

These objectives are addressed within Table 5.

Clause 13.02-1S Assessment — 93 Lucknow Road, Bairnsdale East V1.0

Printed 12/12/2025
Page 93 of 143



ADVERTISED
This copied document is made available for the sole
purpose of enabling its consideration and review as
part of a planning process under the Planning and
Environment Act 1987. The document must not be
Table 5 - Settlement planning objectives used for any purpose which may breach any copyright.

Settlement Planning objective Discussion Achieved

Directing population growth and development to low- The development has been through a Planning Scheme Amendment which

(L Lelecrilonals el=lari o= lelecriloln s = e =le lE i EN Rl supported the property to be within a General Residential Zone. This

a radiant heat flux of less than 12.5 kilowatts/square supported a reduction in property size. Once the Lucknow Road area is fully

aleine e e AT e R0l eler it ieiioln i U [T 13| developed, the bushfire risk will largely be eliminated. The site to the west v
Bushfire-prone Areas (Standards Australia, 2009) has already had a similar subdivision approved and it is anticipated that

dwellings will be constructed shortly.

This is likely going to result in the BPA being removed in the future.

Ensuring the availability of, and safe access to, areas There are safer areas available within the East Bairnsdale and Bairnsdale

assessed as a BAL-LOW rating under AS 3959-2009 areas which is less than a one minute drive to the west.

Construction of Buildings in Bushfire-prone Areas 4
(Standards Australia, 2009) where human life can be

better protected from the effects of bushfire.

Ensuring the bushfire risk to existing and future The development will not increase the bushfire risk to the future residents

residents, property and community infrastructure will and any residents, property and community infrastructure in the v
not increase as a result of future land use and surrounding area. The development will reduce the risk to these areas.

development.

Achieving no net increase in risk to existing and future This development will reduce the risk to the surrounding areas.

eile el (aleefateiy el @i ioaliay s, There will be a net reduction in bushfire risk to the adjoining land owners

through the implementation of bushfire protection . . . . v
. . o and surrounding communities whilst not exposing the development
measures and where possible reducing bushfire risk . .
occupants to increased bushfire risk.
overall.
A e = e e [ REiSS T da ISH s p l d=Hp Erc (e Feleld=le el The bushfire hazard has been assessed and has been identified as a very low ,

the settlement and the likely bushfire behaviour it will risk from a bushfire.
produce at a landscape, settlement, local,
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Settlement Planning objective

neighbourhood and site scale, including the potential
for neighbourhood-scale destruction.

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

Not approving any strategic planning document, local
planning policy, or planning scheme amendment that
will result in the introduction or intensification of
development in an area that has, or will on completion
have, more than a BAL-12.5 rating under AS 3959-2009
Construction of Buildings in Bushfire-prone Areas
(Standards Australia, 2009).

Clause 13.02-1S Assessment — 93 Lucknow Road, Bairnsdale East V1.0
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Discussion Achieved
There is limited potential for neighbourhood scale destruction due to the
primary vegetation within one kilometre of the development site being
grassland and managed properties. The property is surrounded by managed
properties and other landscape features that will reduce bushfire risk. This
will likely further reduce in the future as development on Lucknow Road
continues.

The assessment of the suitability of this site for development has been

considered in the past and selected based on its low-risk nature. The v
development also further reduces the bushfire risk to the surrounding

landscape.

The proposed development is not a strategic planning document, local
planning policy, or planning scheme amendment.

This development along with the proposed treatments will areas achieving v
less than BAL 12.5 when assessed using AS3959 Construction of buildings in
bushfire prone areas.

Printed 12/12/2025
Page 95 of 143



ADVERTISED
This copied document is made available for the sole
purpose of enabling its consideration and review as
part of a planning process under the Planning and
Environment Act 1987. The document must not be
used for any purpose which may breach any copyright.

The development location has not been identified as being at risk from bushfire within the East
Gippsland Municipal Fire Management Plan. However, it is acknowledged that bushfires could
approach the site under an easterly wind influence. Easterly wind influences are not expected to
support elevated fire danger conditions.

The landscape assessment has identified the potential for bushfires burning in the surrounding
landscape that could generate embers that land in and around the development site. However, the
presence of surrounding residential and industrial areas, including the recently approved subdivision
to the west, will ensure that a bushfire front cannot directly impact the development. This is

supported by the historical analysis of bushfires and where and when they occurred in relation to
this site.

The MFMP outlines a range of mitigation strategies that we can expect are being implemented by
the various agencies along with the adjoining property owners regularly managing the vegetation on
their properties.

Following the assessment, the development will achieve the management of bushfire risk through
the compliance with the building regulatory controls which will require every dwelling to be
assessed against AS3959 and a BAL rating determined.

Due to the mitigation treatments, this development meets the requirements of Clause 13.02-1S of
the East Gippsland Planning Scheme.
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Appendix 2 — Street fire hydrant locations
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Appendix 3 — Photos

Looking north at the subject site.

Looking northwest along Lucknow
Road.
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Looking northwest from Lucknow
Road at the recently approved
subdivision site.

Looking north from Lucknow Road at
the recently approved subdivision
site.
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CLAUSE 56 ASSESSMENT used for any purpose which may breach any copyright.

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.
- 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.”

DSV Ref: 25106
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The provisions of Clause 56 are addressed below. used for any purpose which may breach any copyright.

Clause 56.01 requires an application to be accompanied by:

- Asubdivision site and context description.

- Adesign response.

These details are outlined in the proposed development plans and within the submission.

The table below addresses the relevant requirements of Clause 56 for 16 -59 Lots

Clause 56.03-2
Activity Centre
Objective:

Response:

Clause 56.03-4 Built
Environment
Objective:

Response:

DSV Ref: 25106

To provide for mixed-use activity centres, including neighbourhood activity centres, of appropriate area and location.

The proposed subdivision does not include an activity centre. The subject site is located approximately 2 kilometres from the central business area of
Bairnsdale which provides an adequate level of services and facilities. The subject site is within walkable distance to the public bus service which
provides an adequate link to the nearest activity centre.

The proposal meets the objectives and standards of this clause.

To create urban places with identity and character.

No Neighbourhood Character Statement or specific neighbourhood character has been identified for this area. The locality is largely established with
residential land use. Built form includes single-storey, elevated single-storey and double-storey dwellings on lots of differing shapes and sizes.
Development is typically in the form of single dwellings fronting the street and provided with a single access point. The prevailing lot pattern
comprises generally rectangular allotments with similar road frontages.

The proposed lot layout is site responsive and will provide for future development that can be consistent with the existing surrounding development.
The size and configuration of the proposed lots allow for the provision of appropriate services and infrastructure to support future dwellings.
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Clause 56.04-1 Lot
diversity and
distribution
objectives:

Response:

DSV Ref: 25106
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access provided from the internal road that will connect directly to Lucknow Street along the southern boundary.

The proposed new access points and the new internal road are not expected to result in a detrimental impact to the flow of traffic in this location.

The proposed lot layout will enable future residential development that will not be inconsistent with the existing lot layout in the area and existing
residential development.

There are no significant features in the area that would be detrimentally affected by the proposed subdivision and likely future residential
development. The subject site adjoins a former rail reserve to the north now being the East Gippsland Rail Trail, direct access to the rail reserve will
be provided via a reserve area along the northern boundary of the adjoining lot that has recently been approved for a 33-lot subdivision at 83
Lucknow Street. The proposed subdivision will not negatively impact the existing rail reserve, streetscape or neighbourhood character.

The proposal will include a footpath on the western side of the internal road, street lighting and general street landscaping to create a sense of
identity.

The proposal meets the objectives and standards of this clause.

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.

The proposed subdivision will result in 34 vacant residential allotments that can be developed with a dwelling in the future. The future development
of residential dwellings will result in housing densities that are consistent with existing development within the area. The density proposed is
responsive to the site conditions, relative to the area and of a suitable density to assist in addressing the current housing shortage.

It is noted there is an existing 33 lot subdivision currently under construction at 73 Lucknow Street and a recently approved 33 lot subdivision at 83
Lucknow Street adjoining the western boundary which will soon be under construction.

The proposal meets the objectives and standards of this clause.
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Clause 56.04-2 Lot
area and building
envelopes
objective:

Response:

Clause 56.04-3 Solar
orientation of lots
objective

Response:

Clause 56.04-4
Street orientation
objective:
Response:

DSV Ref: 25106
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vehicle access and parking, water management, easements and the retention of significant vegetation and site features.

This application seeks approval for the creation of 34 allotments, all greater than 300m? in area to accommodate future residential dwellings.

The proposed lot dimensions and layout are considered to adequately accommodate solar access for existing development surrounding the site and
any future development on the vacant lots. The size and configuration of the proposed lots is considered more than adequate to accommodate any
future development whilst respecting surrounding lot configurations for future uses and development surrounding the site. It is expected that future
residential development will be able to comply with the requirements of Clause 54 of the East Gippsland Planning Scheme.

The proposal meets the objectives and standards of this clause.

To provide good solar orientation of lots and solar access for future dwellings.

The proposed subdivision creates 34 allotments of various orientation, however predominantly north south or east west orientation. Each lot has a
northern aspect that can be incorporated into any proposed future dwelling design. Each of the lots will have appropriate solar access and any future
development will be required to be considerate of the solar access of surrounding properties.

The proposal meets the objectives and standards of this clause.

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

The proposed lots will each provide an appropriate street frontage, supporting future development that promotes good visibility, passive
surveillance, community interaction and overall safety. Lots 1-6 will have frontage and access to Lucknow Street, while the remaining lots will obtain
access from the new internal road. In addition to the adjoining road reserve, the site also adjoins a rail reserve along the northern boundary being the

East Gippsland Rail Trail.

The proposal meets the objectives and standards of this clause.
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Clause 56.04-5
Common area
objectives
Response:

Clause 56.05-1
Integrated urban
landscape
objectives:

Response:

Clause 56.05-2
Public open space

provision objective:

Response:
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necessary management arrangements are in place. To maintain direct public access throughout the neighbourhood street network.
The proposed subdivision does not include any common property.
This clause is not relevant to the proposal.

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.

The proposed subdivision includes a new internal road that will be used to provide access to proposed lots 7 to 33. The proposed new internal road
will provide shared vehicle and pedestrian access to the proposed allotments and provide a suitable connection to the surrounding road network and
public facilities.

The proposed design of the street network including landscaping and connectivity is consistent with the previous two subdivision adjoining to the
west and consistent with the requirements of the East Gippsland Shire Council.

The proposal meets the objectives and standards of this clause.

To provide a network of quality, well-distributed, multi-functional and cost-effective public open space that includes local parks, active open
space, linear parks and trails, and links to regional open space.

To provide a network of public open space that caters for a broad range of users.

To encourage healthy and active communities.

To provide adequate unencumbered land for public open space and integrate any encumbered land with the open space network.

To ensure land provided for public open space can be managed in an environmentally sustainable way and contributes to the development of
sustainable neighbourhoods.

The proposed subdivision does not include any public open space. There is a public open space area located approximately 900 metres west of the
subject site being Cameron Cresent Reserve in addition to the East Gippsland Rail Trail immediately adjoining the northern boundary. A connection to
the Rail Trail is provided in the adjoining subdivision which will give residents an appropriate link that is a short walking distance.

il s
Printed 12/12/2025
Page 110 of 143



Clause 56.06-2
Walking and cycling
network objectives:

Response:

Clause 56.06-4
Neighbourhood
street network
objective:
Response:
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The proposal meets the objectives and standards of this clause.

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.

There are no existing footpaths on the northern side of Lucknow Street. A new footpath is proposed along the western side of the proposed internal
road and along the southern boundary that will provide a connection to the existing footpaths along Lucknow Street as indicated on the engineering

plans contained in Appendix D. The proposed footpath network is consistent with the residential subdivisions at 73 and 83 Lucknow Street and
provides suitable and safe access to surrounding areas.

The proposal meets the objectives and standards of this clause.

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 proposal includes a new internal road that will provide safe vehicle access to proposed lots 7 to 33. The proposed internal road will include a
footpath on the western side of the proposed road and along the northern side of Lucknow Street, providing for the safe movement of pedestrians

and cyclists. The footpath network in this location is generally on one side of the street, however provides a suitable connection to the surrounding
areas and to the central business district of Bairnsdale.

The proposed road will be constructed to the standards outlined in the Infrastructure Design Manual and will provide for safe vehicle movements.

Whilst there is no public transport proposed to this new road network, the standard is appropriate and will not impede traffic flow on Lucknow
Street.

The proposal meets the objectives and standards of this clause.
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Clause 56.06-5
Walking and cycling
network detail
objectives:
Response:

Clause 56.06-6
Public transport
network detail
objectives:
Response:

Clause 56.06-7
Neighbourhood
Street network
detail objective:
Response:
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To design and construct footpaths, shared path and cycle path networks that are safe, cbﬁ%t@iﬂéWeW%ﬁ&?@c%hi%WsQﬁﬁ@%} gggpqppyright.
with disabilities.
To design footpaths to accommodate wheelchairs, prams, scooters and other footpath bound vehicles.

As previously stated the proposal includes a new footpath along the western side of the proposed internal road and along the southern boundary
adjoining Lucknow Street which will provide suitable access for pedestrians and cyclists with adequate connections to the existing footpaths and
cycling networks. The standard of construction will be to the satisfaction of the East Gippsland Shire Council and in accordance with the
requirements of the Infrastructure Design Manual.

The proposal meets the objectives and standards of this clause.

To provide for the safe, efficient operation of public transport and the comfort and convenience of public transport users.

To provide public transport stops that are accessible to people with disabilities.

There is public transport available within a reasonable walking distance of the subject site being a bus stop, located approximately 500 metres west
of the subject site on the corner of Lucknow and Hoddinott Street.

This bus route provides access throughout Bairnsdale and further afield and departs two hourly.

The proposal meets the objectives and standards of this clause.

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.

An internal road is proposed directly from Lucknow Street and has been designed to provide a suitable connection between the subdivision recently
approved at 83 Lucknow Street and to the existing road network to ensure safe and practical access. A Traffic Impact Statement is contained in
Appendix E that provides a suitable assessment of the existing road network and the proposed new internal road.

The proposal meets the objectives and standards of this clause.
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Clause 56.06-8 Lot
access objective:

Response:

Clause 56.07-1
Drinking water
supply objectives
Response:

Clause 56.07-2
Reused and recycled
water objective
Response:

Clause 56.07-3
Waste water
management
objective
Response:
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Access to allotments 1 — 6 will be directly from Lucknow Street and all other allotments will have access provided via the new internal road that will
connect directly to Lucknow Street. The proposed internal road will provide for safe vehicle access between the roads and future dwellings. The
proposed access point will be constructed to the satisfaction of the responsible authority and in accordance with the requirements of the
Infrastructure Design Manual.

The proposal meets the objectives and standards of this clause.

To reduce the use of drinking water. To provide an adequate, cost-effective supply of drinking water.

The proposed lots will be connected to the existing reticulated water supply which provides for drinking water supply.

Upgrading of the water supply system will ensure that the proposed subdivision does not exceed the capacity of the services in this location. The
application will be referred to East Gippsland Water for consideration.

The proposal meets the objectives and standards of this clause.

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

A reuse and recycle water supply is not available to this site at this time.

Water supply to all allotments will be via the existing reticulated water system to the satisfaction of the responsible authority.

The proposal meets the objectives and standards of this clause.

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.

All allotments will be connected to the existing reticulated sewerage network. The proposed additional vacant lots are not expected to exceed the
capacity of the network.
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Clause 56.07-4
Stormwater
management
objectives

Response:

Clause 56.08-1 Site
Management
objectives

Response:
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The proposal will be referred to East Gippsland Water as the sewerage service provider for consideration.
The proposal meets the objectives and standards of this clause.

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.

The proposal will include appropriate drainage infrastructure. A stormwater management plan will be provided and is expected to be a condition on
any planning permit to be granted.

Stormwater created from any future dwellings will be directed to the legal point of discharge to the satisfaction of the responsible authority.

The proposed new internal road has been designed to ensure that all stormwater runoff is directed to the legal point of discharge to the satisfaction
of the responsible authority.

An engineering plan is contained in Appendix D which provides details of the proposed internal road and drainage infrastructure.

The proposal meets the objectives and standards of this clause.

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.

The subject site is not susceptible to erosion however, all preventative measures will be implemented during the construction phase of the proposed
subdivision to ensure no erosion occurs. Vegetation removal is required, however it is not anticipated that this will result in any additional erosion

hazard.

The proposal meets the objectives and standards of this clause.
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Clause 56.09-1
Shared Trenching
objectives:
Response:

Clause 56.09-2
Electricity,
telecommunications
and gas objectives:

Response:

Clause 56.09-3 Fire
hydrants objectives:
Response:
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To maximise the opportunities for shared trenching. used for any purpose which may breach any copyright.

To minimise constraints on landscaping within the street reserves.
Given the proposal is seeking a multi lot subdivision that will result in 34 allotments, there is ability for shared trenching for new services.

Each of the relevant service authorities will be contacted prior to certification of the plan to ensure all service requirements are met and shared
trenching can occur where possible.

The proposal meets the objectives and standards of this clause.

To provide public utilities to each lot in a timely, efficient and cost effective manner.
To reduce greenhouse gas emissions by supporting generation and use of electricity from renewable sources.

All vacant lots will be connected to services including reticulated water, sewerage, telecommunications, drainage, electricity and a good quality road
network. The proposed 34 lot subdivision is not expected to affect the existing service arrangements nor exceed capacity.

Each of the service providers have provided preliminary advice which concludes the existing network has adequate capacity or can be upgraded
accordingly. Each of the service providers will be referred a copy of the planning permit application which will enable conditions to be included on
any planning permit granted ensuring appropriate service provision.

The proposal meets the objectives and standards of this clause.

To provide fire hydrants and fire plugs in positions that enable fire fighters to access water safely, effectively and efficiently.

The nearest fire hydrants are located within Lucknow Street. It is anticipated that additional fire hydrants may be required to ensure all lots are
adequately serviced. It is anticipated that this will form a condition on any planning permit to be granted.

The proposal meets the objectives of this clause.
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Pubic lighting To provide pedestrians with a sense of personal safety at night.
objective: To contribute to reducing greenhouse gas emissions and to saving energy.
Response: There is existing street lighting within Lucknow Street adjoining the subject site to the south. Street lighting will be provided to the satisfaction of the

responsible authority and in accordance with the Infrastructure Design Manual.

The proposal meets the objectives and standards of this clause.
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Development Solutions Victoria Pty Ltd act on
behalf of the
applicant for this planning permit application
for a multi lot residential subdivision and
removal of vegetation at 93 Lucknow Street,
East Bairnsdale.

This submission and supporting
documentation provide details of the subject
site, relevant planning controls and policies
and delivers an assessment against the
provisions of the East Gippsland Planning
Scheme.

A planning permit is required for the proposed
subdivision under the provisions of the General
Residential Zone.

Ongoing regional migration is driving sustained
housing demand across the East Gippsland
Shire. The proposed multi lot subdivision will
assist in meeting this demand by increasing the
residential land supply and facilitating orderly,
planned growth.

The proposal is consistent with the objectives
of the East Gippsland Planning Scheme, is an
appropriate subdivision in this location and will
result in a positive planning outcome.

Site Description

Title Particulars

Site Area

Proposal

Planning Scheme

Zone

Overlays

Aboriginal Cultural Heritage
Permit Triggers

Notice

Referrals

Work Authority Licence
Planning Scheme requirements
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Lot 1 on Title Plan 136075V

Vol 09732 Fol 723

2.023 Hectares

Multi Lot Subdivision and Removal of Vegetation
East Gippsland Planning Scheme

General Residential Zone — Schedule 1

No Overlays

Not identified as an area of Cultural Heritage Sensitivity
Clause 32.08-3 General Residential Zone Subdivision
No exemption available

Clause 66.01 — EGCMA, CFA, EGW and SP Ausnet
Not applicable

Municipal Planning Strategy — Clause 02

Settlement - Growth area towns — Clause 02.03-1
Environmental and landscape values — Clause 02.03-2
Environmental risks and amenity — Clause 02.03-3
Built environment and heritage — Clause 02.03-5
Planning Policy Framework — Clause 10

Settlement — Clause 11

Environmental and landscape values — Clause 12
Environmental risks and amenity — Clause 13

Built environment and heritage — Clause 15

Housing — Clause 16

General Residential Zone — Clause 32.08

Native Vegetation — Clause 52.17

Decision guidelines — Clause 56

Decision guidelines — Clause 65.01

Decision guidelines — Clause 65.02
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2. SITE CONTEXT
Site

The subject site is located at 93 Lucknow
Street, East Bairnsdale. A copy of the Title and
Title Plan is contained in Appendix A. The title
is not affected by any restrictive covenants or
agreements.

The site is a rectangular shaped allotment with
a total area of approximately 2.023 hectares
and contains an existing dwelling and
outbuilding to be demolished.

The site is relatively flat in nature and contains
two large trees within close proximity to the
existing dwelling and one large tree in the
centre of the site.

Access to the subject site is existing via two
crossovers along southern boundary directly
from Lucknow Street. The crossover in the
eastern portion of the southern boundary is a
bitumen crossover and provides direct access
from the existing dwelling to Lucknow Street.
The second crossover centrally located along
the southern boundary is a gravel crossover
and provides access to the balance of the site.
Lucknow Street is a bitumen sealed road with
concrete kerb and channel traversing in an east
to west direction.

The subject site in relation to Bairnsdale as well
as the surrounding land, is shown in the locality
plans in Figure 1 and Figure 2.

Environment Act 1987. The document must not be
USSELAM Y BdTPGRe WRiChema% Praachany copyright.
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Figure 1 — Locality Plan — 93 Lucknow Street, East Bairnsdale (source: mapshare.vic.gov.au)

Figure 2 — Locality Plan — 93 Lucknow Street, East Bairnsdale (source: mapshare.vic.gov.au)
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Surrounds

The land surrounding the site comprises
predominantly residential development, with a
combination of vacant residential and public
land.

Adjoining the northern boundary is the rail
reserve being the East Gippsland Rail Trail, and
further afar is industrial land. Adjoining the
eastern boundary is vacant residential land.
Adjoining the southern boundary is Lucknow
Street and further existing residential
development. Adjoining the western boundary
is vacant residential land soon to be under
construction for a recently approved multi lot
subdivision.

The subject site is located in East Bairnsdale,
approximately 2.6 kilometres east of the
central business district of Bairnsdale.
Bairnsdale is located on the Mitchell River and
is built around the Princes Highway. The
Princes Highway through the main centre of
Bairnsdale is a large boulevard featuring trees,
garden areas, a rotunda and many other public
amenities. The Princes Highway extends
through to Lakes Entrance and beyond.
Bairnsdale is the main commercial and
residential centre of Bairnsdale.

The subject site in relation to East Bairnsdale is
shown in the aerial photograph below.
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Photograph 2 — Subject site at 93 Lucknow Street, showing Photograph 4 - Subject site facing northwest. Photograph 6 — Subject site facing northeast.
location of proposed access.

Photograph 3 — Subject site facing west along the southern Photograph 5 — Subject site facing north. Photograph 7 — Subject site facing east along the

boundary. southern boundary.
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~

Photograph 8 — Existing access, dwelling and garden Photograph 10 — Neighbouring property adjoining the Photograph 12 — Property directly opposite the subject
shed on subject site facing north. eastern boundary at 103 Lucknow Street, East Bairnsdale. site at 112 Lucknow Street, East Bairnsdale.

Photograph 9 — Adjoining the northern boundary — the Photograph 11 — Neighbouring property adjoining the Photograph 13 — Lucknow Street facing east.
East Gippsland Rail Trail. western boundary at 83 Lucknow Street, East Bairnsdale.
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Photograph 14 — Lucknow Street facing west.
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3. THE PROPOSAL

This application seeks approval for a multi lot
residential subdivision under the provisions of
the General Residential Zone. A proposed plan
of subdivision is provided in Appendix B.

The proposed subdivision seeks to create 34
lots suitable for future residential development
and will adjoin the recently approved multi-lot
subdivision to the west at 83 Lucknow Street,
East Bairnsdale. The proposed allotments
range in size from 373m? to 529m?2.

The individual allotment details are provided
within the proposed plan of subdivision below
and contained in Appendix B.

Access

The proposal includes the creation of a new
access road centrally located along the
southern boundary as indicated on the
proposed plan of subdivision. The new access
road will be a 16 metre wide road reserve and

contained in Appendix E which provides
specific details on the proposed road. Each lot
will have individual access provided. Lots 1-6
will have access provided directly from
Lucknow Street and all remaining lots will have
access provided via the new internal road.

Services

The subject site has access to an appropriate
level of services including reticulated water,
sewerage, electricity, telecommunications and
the existing road network.

Each of the proposed allotments will be
connected to all available services.

Drainage

A Stormwater Management Plan will be
provided and is expected to be a condition on
any planning permit to be approved. An
Engineering Plan is provided in Appendix D
which provides details of road drainage and
infrastructure to be constructed. Consistent

part ot & planning process under
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anning and

Enwronment Act 1987. The document must not be

trees require removal with only one requiring
planning approval which is identified as a
native tree being a Blue gum (Eucalyptus
globulus). The second native tree has already
been removed as it is exempt from planning
approval under Clause 52.17-7 being within 10
metres of an existing building. The third tree is
not native and does not require planning
approval. A Tree Summary Report and NVIM
are provided in Appendix H & |.

The removal of the native tree will require an
offset to be purchased to the value of 0.014
General Habitat Units.

Earthworks

Earthworks and excavation will be required to
enable the construction of the proposed access
road and for the provision of services and
infrastructure to the proposed allotments. All
standard preventative measures will be
implemented to ensure no erosion occurs.

will extend from Lucknow Street towards the with the adjoining subdivision, onsite Landscaping
northern boundary, connecting to the internal detention and treatment measures will be
road in the adjoining subdivision to the west at provided as per engineering The proposed design of the street network

83 Lucknow Street and ceasing at the eastern
boundary providing future connectivity for
residential development to the east. The
proposed new road will cover a total area of
3,943m2 A Traffic Impact Statement is

DSV Ref: 25106

recommendations.
Vegetation Removal

The subject site contains only three large trees
in addition to the landscape gardens

including landscaping and connectivity is
consistent with the previous two subdivisions
adjoining the site and to the west, both are
consistent with the requirements of the East
Gippsland Shire Council.
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Figure 3 = Proposed Subdivision Plan — One Plan
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4. SITE CONTEXT
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Subject Site

Site Facility
Context
A East Bairnsdale Community
Hub
B Bus Stop Hoddinott Street/
Lucknow Street
C East Gippsland Rail Trail
D East Handy Store
E Cameron Crescent
Playground

Bairnsdale CBD Facilities to Subject site
2.8km

Bairnsdale Post Office
Bairnsdale Regional Health 5 km
Service
Eastwood Early Learning 4.1 km
Centre
Lucknow Primary School 4.6 km
Bairnsdale Aquatic and 5.4 km
Recreation Centre
Howitt Park 1.6 km
Coles Supermarket 2.8 km
Macleod Street Medical 3.5km
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addressed in Appendix C. Residential Zone are addressed in Section 6 of
this submission.

General Residential Zone — Schedule 1

The purpose of the General Residential Zone is:

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

- To encourage development that respects
the neighbourhood character of the area.

- To encourage a diversity of housing types
and housing growth particularly in
locations offering good access to services
and transport.

- To allow educational, recreational,

FzZ1

religious, community and a limited range of
other non-residential uses to serve local
community needs in appropriate locations.

An extract of the General Residential Zone Map Figure 4 — Zoning Map - (source - mapshare.vic.gov.au)
is provided in Figure 4.

Clause 32.08-3 of the General Residential 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

DSV Ref: 25106
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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 as such a Cultural
Heritage Management Plan will not be
required.
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6. PLANNING ASSESSMENT

This proposal has been assessed against the
objectives and standards of applicable clauses
of the East Gippsland Planning Scheme and it is
considered that the proposed multi lot

residential

subdivision and removal of

vegetation is appropriate for the following
reasons:

The proposal meets the objectives of the
Municipal Planning Strategy at Clause 02
and the Planning Policy Framework at
Clause 10 by providing for a multi lot
residential subdivision that will result in 34
vacant residential lots that can be
developed in the future with a residential
dwelling whilst being respectful of the
existing surrounding development and the
environment.

There are no specific environmental
constraints associated with the subject site
however the proposed lot layout has been
designed to ensure there are no negative
environmental implications as sought to
achieve by the relevant clauses including
Clause 02.03 and Clause 11.

Clause 02.03-1 identifies Bairnsdale as a
growth area town and encourages
development on fully serviced residential
land. The regional migration trend has
resulted in a consistently rising housing

demand throughout the East Gippsland
Shire. This proposal aims to reduce pressure
on housing by supporting additional land
supply for the area.

The subject site has access to an
appropriate level of services. The proposed
vacant allotments will be connected to all
available services and infrastructure
including reticulated water, sewerage,
electricity, telecommunications and a good
quality road network.

The subject site is identified as being within
a designated bushfire prone area and as
such an assessment against Clause 13.02-1S
is contained in Appendix F. The assessment
concludes the management of bushfire risk
with mitigation measures can achieve a safe
and effective outcome. Management of
bushfire risks will be through building
regulatory controls, requiring every
dwelling to be assessed against AS3959.
Fire hydrants are currently located within
Lucknow Street. It is expected that
additional hydrants may be required within
the new road reserve to ensure all new
dwellings are within a reasonable distance
to a fire hydrant. It is anticipated that the
proposed subdivision will be referred to the
Country Fire Authority for comment.

The proposal meets the objectives of Clause
16 by providing for an additional 34 vacant
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developed with a dwelling in the future
which in turn will support housing for the
area. Clause 16.01-2S recognises the need
to ensure land supply is sufficient to meet
demand. The proposed multi lot subdivision
will support an increase in land supply and
is located on the eastern fringe of East
Bairnsdale within a reasonable distance to
services and public transport.

The proposal is consistent with the decision
guidelines of the General Residential Zone
at Clause 32.08-12 which seeks to
encourage development that respects the
neighbourhood character.

Any future residential development of the
lots have adequate area to ensure
development can be in keeping with the
neighbourhood character of the area. There
are two similar designed multi lot
subdivisions to the west of the subject site
at 73 and 83 Lucknow Street, East
Bairnsdale approved with planning permit
numbers 5.2024.27.2 and 5.2025.132.1
respectively. 83 Lucknow Street adjoins the
western boundary of the subject site and
will soon be under construction. The
proposed subdivision has been designed to
connect to the adjoining subdivision via an
internal road as indicated on the proposed
plan of subdivision.

DSV Ref: 25106
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The proposed subdivision has addressed
the relevant standards as set out in Clause
56 and is contained in Appendix C.

The pattern of subdivision for the area is
varied with lots ranging in shapes and sizes,
the proposal will have the same layout as
the adjoining multi lot subdivision. A
environmental report is contained in
Appendix G that provides a detailed
assessment of residential lots in close
proximity to commercial properties and
concludes the risk is low and the subdivision
is appropriate for the area.

Each lot will have individual access
provided. Lots 1-6 will have access provided
directly from Lucknow Street along the
southern boundary and all remaining lots
will have access provided via the new
internal road that will connect to Lucknow
Street as indicated on the proposed plan of
subdivision. A Traffic Impact Statement is
contained in Appendix E that concludes the
site is suitable for the proposed subdivision
and is unlikely to have a negative impact on
the existing Road network. The new internal
road will have a 16 metre wide road reserve
which will provide for appropriate area to
include on street parking between
crossovers as well as include drainage and
service infrastructure.

DSV Ref: 25106

Street lighting will be provided in
accordance with the Infrastructure Design
Manual and as required by the East
Gippsland Shire Council.

An engineering Plan is contained in
Appendix D that provides details of the
proposed internal road construction and
service infrastructure location.

The proposal is consistent with the decision
guidelines of Clause 52.17 which seeks to
protect significant vegetation, minimise its
loss during development, and preserve
existing trees and plant life. The proposed
subdivision will result in the loss of one
native tree being a large blue gum. The
removal of the tree is inevitable to facilitate
the proposed subdivision. A tree summary
report is contained in Appendix H which
provides details of the tree including
species, location and health status. A Native
Vegetation  Information = Management
Report is contained in Appendix | that
concludes an offset will be required to be
purchased to the value of 0.014 General
Habitat Units. The subject site does contain
two additional trees which will require
removal. One is exempt due to being within
10 metres of an existing building and the
other one is not native, the trees have now
been removed.
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guidelines of Clause 65.01 and the
proposed subdivision supports orderly
planning of the area whilst taking into
consideration the potential effect on the
environment, human health and the
amenity of the area.

The subject site is not identified as being
susceptible to erosion hazards, however,
standard erosion prevention measures will
be adopted during the construction phase
of the proposed subdivision.

There are no factors of this proposal that
are likely to cause or contribute to land
degradation, salinity or reduce water
quality.

This submission has addressed the decision
guidelines of Clause 65.02 and it is
concluded the proposed subdivision is
suitable in this location and the vacant lots
being created can adequately
accommodate residential dwellings in the
future that will in turn support the
community by providing for additional
housing that has access to a suitable level of
infrastructure and services. The additional
vacant lots are not expected to exceed the
capacity of the services in this location.
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This submission is in support of a planning
permit application for a multi lot subdivision
and removal of vegetation at 93 Lucknow
Street, East Bairnsdale.

The relevant provisions of the East Gippsland
Planning Scheme have been addressed and it
has been ascertained that the proposed
subdivision is appropriate in this location. It is
requested that the proposal be supported for
the following reasons:

- The proposal is consistent with the
objectives and strategies outlined in the
Municipal Planning Strategy and the
Planning Policy Framework.

- The proposal is consistent with the
objectives of the General Residential Zone.

- The proposed subdivision will provide for
future residential development.

- Hazards associated with bushfire can be
reduced to an acceptable level.

- The pattern of subdivision and lot layout is
respectful of the area and complementary
to the existing surrounding allotments.

It is requested that a planning permit be
granted for this residential subdivision.

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

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

k) SAFETY IN
DESIGN REVIEW OF ‘THESE DRAWINGS. IT
NOTES BELOW. THE REVIEW IS BASED GENERALLY ON THE PROCEDLRE
OUTLINED IN THE SAFE WORK AUSTRALIA PUBLICATION "SAFE DESIGN OF
STRUCTURE CODE OF PRACTICE™.

sm2 BEEN DERAT THE TIME
OF ISSUE FOR
BETWEEN CONTRACTORS, SO IT IS NOT POSSIBLE FOR MLEI CONSULTING
ENGINEERS TO PERFORM AN EXHAUSTIVE SAFETY IN DESIGN OR SAFETY IN
CONSTRUCTION REVIEW. ONCE APPOINTED, THE CONTRACTOR IS REQUIRED TO
UNDERTAKE A THOROUGH REVIEW OF THE DESIGN WITH THER

TO IDENTIFY SAFETY AND
DURING THE LIFE OF THE BUILDING.
D3 THE SAFETY RISK MITIGATION ITEMS BELOW ARE BASED ON MLEI'S DESIGN

OFFICE EXPERIENCE AND DO NOT NECESSARILY ACCOUNT FOR ALL
CCONSTRUCTION, OPERATION, MAINTENANCE AND DEMOLITION SAFETY RISKS
BASED ON INFORMATION WHEN THIS DRAWING WAS MADE IN ITS CAPACITY AS
DESIGNER ONLY. MLEI HAS TRIED TO IDENTIFY SAFETY RISKS PERTAINING' TD

ASSET. INCLUSION (OR NOT) OF ANY ITEM DOES NOT REDUCE OR LIMIT
OBLIGATIONS OF CONSTRUCTOR, USER, MAINTAINER AND DEMOLISHER TO
UNDERTAKE APPROPRIATE RISK MANAGEMENT ACTIVITIES TO REDUGE RISK AND
18 NOT AN ADMISSION BY MLEI THAT INGLUSION OF ANY ITEM IS THE DESIGNER'S
RESPONSIBLITY.

S04 REVEW. OF AVAILABLE
ACTNITIES. PLANT ON SITE,
INCLUDING MOVEMENTS OF BOTH.

805 LOGATE LIFTING SLEW AND LAY DOWN AREAS AWAY FROM REGULAR
CONSTRUCTION TRAFFIC.

S08 ENSURE ISOLATION F WORK OR ARE
INSTALLED BEFORE
PROVIDE PROTECTION OF ELEC'I'RICAL OVERHEAD WIRING SYSTEMS DURING
CCONSTRUCTION.

s07 WRITTENRISK ARE TO OPEN
EXCAVATIONS.

] PROVIDE ACGESS AND EGRESS TO EXCAVATIONS APPROPRIATE IN CASE OF
INUNDATION, COLLAPSE AND ENGULFMENT.

S8 L ILES, EQUIPMENT FROM
BASEMENTS

AND BULL ADUA

ARE PRESENT.

sD10 SEEK ADVICE Y QUALI
ENGINEER PRIOR TO aPEnATKJN OF HEAVY SURFACE PLANT AND EQUIPMENT OR
STOCKPIL AR OPEN

STRUCGTURES.

s BEWARE OF
SERVICES ARE APPROXMATE ONLY AND THEIR LOCATION SHOULD BE PROVEN
ONSITE. 1S GIVEN THAT ALL E St

DIAL10

sEroRE 100G

THIS DRAWING IS OWNED BY, AND REMAINS THE PROPERTY OFM.EI (CONSULTING
ENGINEERS .
ILLEGAL.THE CLIENT IS LICENSED TO LSE THIS DRAWING FOR' THE WORKS:
SPECIFICATION THIS SITE.

SITE REHABILITATION NOTES - ALL LOTS

1 TO SATISFY
AS3798-2006 (LEVEL.1 OVERVIEW)

2 CONTRACTOR TOALLOW FORALL TESTNG ETC TO ACHIEVE LEVEL 1 STATUS. ALL GEQTECHNICAL
ENGINEER

3. ALLEXISTING FILL SHALL BE COMPLETELY REMOVED, TC A DEPTH AS ADVISED BY THE
GEOTECHNICAL ENGNEER.

4. GENERALLY, THE DEFTH OF FILL TO BE REMOVED WILL BE DEEMED TO HAVE REACHED TS
MAXIMUM WHEN THE NATURAL SURFAGE I3 EXPOSED. THE NATURAL SURFACE SHALL BE FREE OF
ALL DELETERIOUS/ FOREKGN MATERIAL, INCLUDING THE FOLLOWING: TREES, ROOTS AND ALL
(OTHER DECAYED VEGETATION.

5. ALL EXISTING FILL WITHIN THE CONSTRUCTION AREA SHALL BE GOMPLETELY SORTED OF ALL
DELETERIOUS/FOREIGN MATERIAL PRIOR TO REPLAGEMENT.

& HALL THE TECHNICAL
ORAS THE ENGINEER.

7. SHALL BE REPLACED N LAYERS NOT COSE MEASURE,
OR AS ADVISED BY THE GEOTECHNICAL ENGINEER.

8 E SZE SHALL NOT

GREATEST DIMENSION.

1.

8

&

GENERAL NOTES

THESE DRAWINGS ARE NOT CADASTRAL PLANS AND MUST NOT BE USED IN
DETERMINING PRECISE DETAILS WITH RESPECT TO BOUNDARIES.

ALL DIMENSIONS ARE IN METRES UNLESS NOTED OTHERWISE.

ALL DIMENSIONS SHALL BE VERIFIED ON SITE.

ALL LEVELS ARE EXPRESSED IN METRES.

ALL CO-ORDINATES ARE A.M.G. BASED, UNLESS NOTED OTHERWISE.

LEVEL DATUM IS AH.D.

SET QUT OF BUILDING AND ASSOCIATED FEATURES SHALL BE SUPPLIED TO THE
'CONTRACTOR IN AN ELECTRONIC 2D FORMAT (AutoGAD 2008) WHICH CONTAINS
CONTROL POINTS AND T.B.M. NO TABULATED SET OUT INFORMATION IN HARD
‘COPY WILL BE ISSUED. CAD FILES WILL BE ISSUED IN METRES. CONTRACTOR TO

ALLOW FOR FILE CONVERSION AS REQUIRED. ORIGINAL FULL SIZE DRAWING
MAY BE SCALED SUBJECT TG CORRECT BAR SCALE VERIFICATION.

THESE DRAWINGS SHALL BE READ IN CONJUNCTION WITH THE RELEVANT
SPECIFICATIONS.

REFER TO DETAIL DRAWINGS FOR ALL KNOWN UNDERGROUND PIPEWORK AND
DETAILS.

SPOIL TO BE STOGKPILED AS DIREGTED BY THE SUPERINTENDENT AND EXCESS
NOT USED IS TO BE REMOVED FROM SITE BY CONTRACTOR.

. THESE ATION OF SERVICES
INFORMATION cONTAlNED IN DRAWINGS ISSUED BY THE RELEVANT
AUTHORITIES. THE INTHESE

©ONLY, AND REFERENCE sHDuLD BE MADE TO THE RELEVANT AUTHoRrrlEs
DOCUMENTATION TO CONFIRM ACCURACY AND COMPLETENESS. WHERE
INFORMATION IS AVAILABLE, THE SUB-SURFACE SERVICES INSTALLED BY
'CONTRACTORS OTHER THAN THE AUTHORITIES HAVE BEEN SHOWN, BUT
ADDITIONAL UNDOCUMENTED SERVICES MAY BE PRESENT. SHOULD THE
CONTRACTOR BELIEVE THAT SUB-SURFACE SERVICES ARE AT RISK OF DAMAGE
DURING CONSTRUCTION, THE CONTRACTOR SHOULD NOTIFY THE RELEVANT
AUTHORITIES AND ESTABLISH THE EXACT LOCATION OF THE SERVICES.

THE FINISHED SURFACE SHALL BE EVENLY GRADED BETWEEN DESIGN SURFACE
LEVELS.

DEMOLISH AND REMOVE ALL EXISTING INSTALLATIONS WHICH ARE TO BE
AFFEGTED BY NEW WORKS. EXTENT OF DEMOLITION TO BE CONFIRMED ON SITE
WITH THE SUPERINTENDENT PRIOR TO ANY WORKS.

CONTRACTOR TO ADJUST LIDS OF EXISTING SERVICE PITS TO MATCH FINISHED
SURFACE LEVEL. PROVIDE HEAVY DUTY COVER IF IN PAVED AREA TO THE
REQUIREMENTS OF THE RELEVANT AUTHORITY, IF APPLICABLE. RELOCATE
SERVICE AS REQUIRED.

'WORKMANSHIP AND MATERIALS ARE TO BE IN ACCORDANCE WITH THE
RELEVANT CLURRENT S.A.A. CODES INCLUDING ALL AMENDMENTS, AND THE
LOCAL STATUTORY AUTHORITIES, EXCEPT WHERE VARIED BY THE CONTRACT
DOCUMENTS.

. ALL VERGES ARE TO BE MADE LEVEL AND FIRM AND FINISHED WITH COUNCIL

APPROVED HYDROSEED MIX.

1. PRIORTO OF ANY T}EENTIRESITEAREMSTO BE
TESTEDIN AST269.5.1.1 1998)
FOLLOWING:
THE FINAL SURFACE

LEVEL AND AT 250mm BELOW THE EXCAVATED NATURAL SURFACE LEVEL
2 L LAYER SHALL AGTED AND TESTED IN AS1280.5.1.1

10 PRODUCE THE FOLLOWING:

H8.0%

THE FINAL FILL LAVER FILL SHALL WITH AS1288.

5.1.1T0 PRODUCE THE FOLLOWIMG.

-100.0% STANI
-TESTING SHALL EE GARRIED AT A RATE TO SATISFY THE REQUIREMENTS OF

AS 3788 EVEL 1 OVERVI

BE EVENLY ANDAT TEST
RESULTS SHALL BE APPROVED BY THE GEOTECHNICAL

PAVEMENT NOTES

1

ALL SET OUT DIMENSIONS AND LEVELS TO BE CONFIRMED ON SITE PRIOR TO COMMENCEMENT OF
THE WORKS.

1
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UNKNQNN SERVICES

DEPTH LEVELS, 3, TYPE: IPULATED BY THE SERVI
AUTHORITIES IS PASSED ON FROM MLEI TO THE RESPECTIVE CONTRACTOR.
THE LIMITS REFER TO THE ACCURACY OF THE INFORMATION, AND NO LIABILITY
WILL BE ACCEPTED BY THE SERVIGE AUTHORITIES, INGLUDING MLEI.

THE CONTRAGTOR MUST FULLY INFORM THEMSELF AS THE NATURE AND
EXTENT OF ALL UNDERGROUND SERVICES THAT MAY IMPACT ON THE
PROPOSED WORKS.

ALL SERVICES MUST BE FULLY VERIFIED, AND COMPARED AGAINST THE
PROPOSED DESIGN WORKS.

UNDER NO CIRCUMSTANCES SHALL ANY FIXTURE OF FITTING BE ORDERED AND
INSTALLED THAT HAS THE POTENTIAL TO REQUIRE ANY REWORK AS A DIRECT
OR INDIRECT RESULT OF FAILURE TO VERIFY EXISTING SERVICES. SHOULD
REWORK BE REQUIRED OF ANY NEW FIXTURE OR FITTING AS A RESULT OF THE
ABOVE, NO CLAIM AGAINST MLE! OR ITS AGENTS WILL BE CONSIDERED.
UPON VERIFICATION OF ALL EXISTING UNDERGROUND SERVICES, THE
CONTRACTOR SHALL ADVISE THE SUPERINTENDENT OR THEIR NOMINATED
REPRESENTATIVE AS SOON AS POSSIBLE, IN THE EVENT OF ANY POTENTIAL
CLASH OR INTERFERENGE WITH THE PROPOSED WORKS.
ALL WORKS DIREc'TLv oR INDIRECTLY RELATED TO THE POTENTIAL CLASH/

Y, AND SHALL NOT RESUME UNTIL
SUCH TIME AS INsTRUcTED TO DO SOBY MLEI OR TS NOMINATED AGENT.
NO FINANCIAL CLAIMS ARISING FROM THE SUBCONTRACTOR FOR DELAYS WILL
BE CONSIDERED BY MLE| OR ITS AGENTS.

IN THE EVENT THAT ANY CLASH / INTERFERENCE IS BY A SERVICE THAT CAN
ONLY BE POTENTIALLY MODIFIED BY THE SERVICE PROVIDER, E.G. WATER
SERVICES, POWER, TELSTRA OR GAS SUPPLY, THIS WORK SHALL BE

COC BY MLEI ORITS AGENT. IN THIS
GHARGES LEVIED BY THE SERVICE PROVIDER FOR THE MODIFIGATION /
ALTERATION WILL NOT BE THE RESPONSIBILITY OF THE CONTRACTOR. THIS
RELATES ONLY TO THE MODIFICATION WORKS UNDERTAKEN BY THE SERVICE
PROVIDER.

LOCATION OF EXISTING STRUCTURES TO BE VERIFIED ON SITE.

TRAFFIC NOTES

1.

AL DEVICES MARKERS TO BE
INSTALLE 742,

ALLL ™ L
KERB.

TO THE FACE OF THE

STORMWATER NOTES

SET OUT!

CENTRE OF PIT AT KERB TOP uNE. SEr OUT POINTS AT PITS NOT ADJACENT m KERBs REFER To
CENTRE OF PIT.

1.

PITINVERT LEVELS REFER THESE
POINTS.

PIT DESIGN SURFACE LEVELS REFER TO
a.  SEP- CENTREOFPITCWERATNOMNALKERBTOP LEVEL
b JB- CENTRE OF PIT
©  GIP-CENTRE OF Prr COVER

ENSURE ALL SEP AND
SURFACE GRADE/SLOPE AND LEVEL

STORMWATER DRAINAGE DESIGN IS BASED ON AN AVERAGE RECURRENGE INTERVAL OF 1 N5
'YEARS FOR THE MINOR STORM EVENT AND 1 IN 10D YEARS FOR THE MAJOR STORM.

CONCRETE PIPES TO BE CLASS 2 BEHIND KERR AND NON TRAFFIGABLE AREAS; AND CLASS 4 FOR

AL RING JOINTED

AL L BE SN4 COMPLY

HEAVY DUTY COVER TO BE INSTALLED ON ALL JB'S IN THE VERGE.

AL
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This copied document is made available for the sole
purpose of enabling its consideration and review as
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