
 
Form 2 

NOTICE OF AN APPLICATION FOR PLANNING PERMIT 
 

The land affected by the 
application is located at: 

4 Gay Street LAKES ENTRANCE  VIC  3909  
Lot: 2 PS: 615022 

The application is for a 
permit to: 

Change of Use - Second Dwelling 

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

Planning Scheme Clause Matter for which a permit is required 

Clause 32.08-7 (GRZ) Two or more dwellings 

Clause 43.02-2 (DDO13) Buildings and works 

Clause 44.01-2 (EMO) Buildings and works 

Clause 44.06-2 (BMO) Buildings and works associated with accommodation (dwelling) 

The applicant for the 
permit is: 

Brownlea Investments Pty Ltd 

The application reference 
number is: 

5.2026.336.1 

 
You may look at the application and any documents that support the application free of charge at: 
https://www.eastgippsland.vic.gov.au/building-and-development/advertised-planning-permit-
applications  
 
You may also call 5153 9500 to arrange a time to look at the application and any documents that 
support the application at the office of the responsible authority, East Gippsland Shire. This can 
be done during office hours and is free of charge. 
 
Any person who may be affected by the granting of the permit may object or make other 
submissions to the responsible authority. 
 
An objection must  be made to the Responsible Authority in writing, 
    include the reasons for the objection, and 
    state how the objector would be affected. 
 
The responsible authority must make a copy of every objection available at its office for any 
person to inspect during office hours free of charge until the end of the period during which an 
application may be made for review of a decision on the application. 
 

 
The Responsible Authority will not 
decide on the application before: 
 

 
Subject to the applicant giving notice 
 

 
If you object, the Responsible Authority will tell you its decision. 
 
 
 
 

https://www.eastgippsland.vic.gov.au/building-and-development/advertised-planning-permit-applications
https://www.eastgippsland.vic.gov.au/building-and-development/advertised-planning-permit-applications
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LAND DESCRIPTION
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PARENT TITLE Volume 10764 Folio 458
Created by instrument PS615022M 08/12/2008
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Estate Fee Simple
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Dwelling change of use  

4 Gay Street, Lakes Entrance 
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1.  LOCATION  
The subject site marked A is located on the north side of Gay Street in Lakes Entrance: 

 

  Figure 1:  Location Map 

 

The site is well located near community services. The site is:  

• 500m to Lakes Entrance Golf Club. 

• 900m to Thorpes Lane public transport bus stop. 

• 2 klm to the shops and supermarkets in Lakes Entrance. 

• 2 klm to schools and community services in Lakes Entrance. 

 

 

2.  PROJECT DESCRIPTION 
The project seeks to change the use of the existing building for use as a dwelling and also 

retain the existing dwelling: Clause 55 two or more dwellings on a Lot.  

The proposal is to:  

• Provide one dwelling and a second dwelling on a lot. 

• respond positively to the Local Planning Scheme and the General Residential Zone 

• meet the demand for increased housing in the East Gippsland Shire 

• maintain landscaping in keeping with the local neighbourhood character. 

 

 2.1  Existing Conditions 

• The site comprises a total land area of 1105 sqm and a 54m frontage to Gay Street. 

• A drainage easement 1.83m wide is located along the east boundary. 

• An existing small dwelling is located at the front of the site – Dwelling 1. 

• An existing garage building is located at the rear of the site – proposed Dwelling 2 . 

• Freestanding dwellings are adjacent to the site: 2 Gay Street and 6 Gay Street. 

• Dual occupancy dwellings are opposite the site: 7 Gay Street and 7A Gay Street. 

A 
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2.2  Photos 

 

 
  Figure 2:  Aerial view - 4 Gay Street (6 Gay Street is vacant land) 

 

 
   Figure 3:  Gay Street photo view of the driveway to the dwelling                                        
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  Figure 4:  Photo of 7 and 7A Gay Street dual occupancy dwellings opposite 

 

 
 Figure 5: Photo of the Gay Street streetscape – view to east 
 

 
  Figure 6: Photo of the Gay Street streetscape – view to west 

 

2.3  Urban Context 

• The site is an established area of Lakes Entrance with a mainly garden character. 

• Established trees and gardens in Gay Street give good screening of the subject site. 

• The landform is sloping and the subject site is on the upper (north) side of Gay St. 

• The common building materials in the area are timber, render and corrugated steel. 

• Gay Street has a low scale character with mainly single and two storey buildings. 



4 Gay Street, Lakes Entrance                                East Gippsland Planning Scheme 

 

Sustainable Property - PO Box 1270  Carlton  3053 5 

2.4  Site Orientation  

• The site has an east facing orientation with good outlook from both dwellings. 

• The buildings are orientated for good daylight access throughout the day.  

• The house plans are orientated for natural ventilation to living areas and bedrooms. 

• The private open space areas are located for sun access during the day. 

  

2.5  Services and infrastructure  

Services available to the dwellings on site include:  

• Electricity 

• Telecoms 

• Water 

• Drainage 

• Sewerage.  

 
2.6  Planning application proposal is a change of use - shed building to a dwelling  

• The site provides an opportunity for increased housing in the Lakes Entrance town 

• The project maintains a character of low scale buildings set in established gardens. 

• The dwellings cater for small and larger households and ageing demographics. 

• The two storey scale of dwelling 2 is less than 7m in height. 

• Private open space areas for both housing units are located beside the dwellings. 

• Car parking is established on site with the 3 car spaces being provided. 

 
2.7  Project Summary Table - 4 Gay Street, Lakes Entrance 

 

Site / Units Size Open Space Car Spaces Notes 

Dwelling 1  32 sqm 25 sqm 2 car spaces Existing dwelling 

Dwelling 2 93 sqm 12 sqm  1 car space Existing building – change of use 

to a dwelling 

Site area 1105 sqm          

Housing units = 2 

  GFA 177 m2  3 car spaces    Site coverage = 16%    

Permeable garden area = 65% 

 

 
  Figure 7: Site aerial view of boundaries and dwelling 1 and 2 

   27m 

38m 

 34m 

54m GAY ST 

    2 

    1 
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3. SITE DESCRIPTION & DESIGN RESPONSE 

 
3.1  Site shape and topography 

The site is triangular in shape with a large frontage to Gay Street of approx. 54 metres. 

The topography of the site is sloping and it has a fall from the north boundary RL 19.5m to 

the south boundary RL 10.0m – see plan A. 

 

3.2  Surrounding uses and open space  

The surrounding property uses are residential buildings comprising detached houses and 

also dual-occupancy units.  

 

The housing property adjacent to the site is number 2 Gay Street with a detached dwelling 

and a very large setback from the street. The secluded private open space SPOS is more 

than 18m distance from dwelling 2 of the subject site. 6 Gay St is vacant land.  Opposite 

the site, 7A Gay St has its SPOS more than 20m distance from dwelling 1 of the subject site.   

Other streetscape features are shrubs and trees on the nature strip. Gay Street does not 

have a footpath.  The electricity poles and lines are on the south side of Gay Street.  

 

3.3  Design response 

The proposal is responsive to the opportunities and constraints of the site. The proposal: 

• retains the existing dwelling and also provides an additional dwelling 

• provides good setbacks for the new dwelling from adjacent boundaries 

• provides both dwellings with secluded private open space  

• retains the established trees and shrubs in the large garden areas 

• avoids overshadowing or amenity impacts on the adjacent dwellings. 

 

 
  Figure 8: Site plan – dwelling 1 and dwelling 2 
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4. STATE AND LOCAL TOWN PLANNING POLICY  
 

4.1 Planning Policy Framework  
 

Clause 02.03-1 Settlement 

The growth management policy for settlement in Lakes Entrance is: 

“Demand for housing is encouraged through diverse, medium density, infill development in 

established residential areas.”   
 

 >Response 

 The proposal for two dwelling units can satisfy the policy by providing infill housing  

  within the established residential area of Lakes Entrance. 

 

Clause 02.03-6 Housing 

The policy for housing is:  

“It is projected that approximately 8,300 new homes will be required to accommodate 

population growth by 2041…”  and 

“Council seeks to manage housing supply by:   

• Supporting the efficient use of land and infrastructure by encouraging medium density 

infill development in existing residential areas with convenient access to employment, 

shops and services.” 

 
 >Response 

 The proposal for two housing units meets the policy by efficient use of land and

 providing medium density infill development in an existing residential area. 

 
Clause 02.04 Strategic Framework Plan 

The policy for Lakes Entrance in the strategic framework plan is: 

“Lakes Entrance is designated as a District Township” 

 

 >Response 

 The proposal supports the role of Lakes Entrance as a district township by providing  

 increased housing in the established residential area (Eastern residential area 11). 

 

 
  Figure 9: Subject site is in Eastern area 11 
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Clause 16.01-L  Housing supply 

The strategy for housing supply:  

“Support lower density infill housing in established residential areas outside substantial 

and incremental change areas.”  

 

 >Response 

 The proposal for two housing units implements the strategy by providing lower  

 density housing in an existing residential area of Lakes Entrance.  

 

 

Clause 32.08 – General Residential Zone  

A key purpose of the zone is: 

“To encourage a diversity of housing types and housing growth particularly in locations 

offering good access to services and transport.” 

 

 
  Figure 10: Site is in the General Residential Zone, Schedule 1 

 

 >Response 

 The two dwellings meet the zone’s purpose for a diversity of housing types. 

 The planning policy requires a permit for a change of use. 

 

Clause 43.02 DDO Schedule 13 

The design development overlay includes these objectives: 

“To ensure that the height and visual bulk of new development is compatible with the 

coastal neighbourhood setting. 

To  ensure  that  new  development  is  designed  to  minimise  visual  impacts  on  the  

natural landscape.”  

“Eastern residential (area 11) 

To protect existing vegetation on steep slopes. 

To ensure that new buildings on steep slopes are designed and sited to minimise impact on 

the topography and visual impact.” 
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 >Response 

 The new dwelling has good setbacks from the boundary and shrubs and  

 plantings within the setback areas help to minimise the visual impact. 

   

 The Dwelling 2 is sited to fit with the fall of the land by including cut and fill to suit  

 the sloping topography. Dwelling 2 has a moderate height of less than 6 metres. 

 

 
  Figure 11: Dwelling 2 is designed to minimise its visual impact 

 
Clause 44.01 Erosion Management Overlay – Schedule 1 

The clause includes provisions for when a permit is not required: 

“A permit is not required to:  Extend or alter a building…”  

 

 >Response 

 The existing building is not extended, it has drainage connected to legal discharge. 

 

Clause 44.06 Bushfire Management Overlay – Schedule 13 

The BMO has requirements that relate to the proposal 

“A permit is required to construct a building or construct or carry out works associated with 

the following uses: Accommodation “ 

 

 >Response 

 The Dwelling 2 has been assessed in terms of the bushfire hazard level at the site. 

 

 The Dwelling 2 building is constructed with non-combustible cladding to minimise  

 the risk of bushfire attack to occupants of the building. 

 

 A Bushfire Management Statement report is included as part of this application. 

 

 A Bushfire Management Plan has been prepared as part of this application. 
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5. DETAILED ASSESSMENT 
 

CLAUSE 55 - TWO OR MORE DWELLINGS ON A LOT 

Objectives related to standards 

• A development must meet all  Objectives 

• A development should meet the Standards 

Applicant’s Assessment 

Achieved / Not achieved / 

Variation required.  

CLAUSE 55.01: APPLICATION REQUIREMENTS 
 

55.01-1 Site description 

The neighbourhood and site description may use a site 

plan, photographs to describe the neighbourhood & site 

If the responsible authority’s 

opinion is the requirement of a 

site description is not relevant 

the application evaluation,  it  

may  waive the requirement. 

55.01-2 Design response  

The design response must explain how the proposed 

design derives from and responds to the site 

description. 

If the responsible authority’s 

opinion is the requirement of a 

site description is not relevant 

the  application evaluation,  it  

may  waive the requirement. 

CLAUSE 55.02: NEIGHBOURHOOD CHARACTER  
 

 

55.02-1 Street setback objectives 

Street setback: To  ensure  that  the  setbacks  of  

buildings  from  a  street  respond  to  the  existing  or  

preferred neighbourhood character and make efficient 

use of the site. 

Standard B2-1   Achieved 

The dwellings have a setback 

from Gay Street greater than 6 

metres. 

See TP-03 

55.02-2 Building height objective 

Building height: To  ensure  that  the  height  of  

buildings  respond  to  the  existing  or  preferred  

neighbourhood character.  

Standard B2-2   Achieved  

The dwellings and buildings 

have maximum height less than 

9 metres.  See TP-07 

55.02-3 Side and rear setbacks objective 

To ensure that the height and setback of a building from 

a boundary responds to the existing or preferred 

neighbourhood character and limits the impact on the 

amenity of existing dwellings or small second dwellings. 

Standard B2-3.1   Achieved  

The dwelling 2 building is 

setback 2.59 metres from the 

boundary to the north.  

See TP-07 

55.02-4 Walls on boundaries objectives 

To ensure that the location, length and height of a wall 

on a boundary responds to the existing or preferred 

neighbourhood character and limits the impact on the 

amenity of existing dwellings and small second dwellings 

x Not applicable 

No walls are on the boundary. 
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55.02-5 Site coverage objective 

To ensure that the site coverage responds to the 

existing or preferred neighbourhood character and 

responds to the features of the site. 

Standard B2-5   Achieved 

The site coverage is 14%. 

It is less than 65%. See TP-02 

55.02-6 Access objective 

To  ensure  the  number  and  design  of  vehicle  

crossovers  responds  to  the  neighbourhood character. 

Standard B2-6  Achieved 

The existing driveway is 7 m 

wide and < 33% of the frontage. 

55.02-7 Tree canopy objectives 

To provide tree canopy that responds to the 

neighbourhood character of the area and reduces the 

visual impact of buildings on the streetscape. To 

preserve existing canopy cover and support the 

provision of new canopy cover.  To ensure new canopy 

trees are climate responsive, support biodiversity, 

wellbeing and amenity, and help reduce urban heat. 

Standard B2-7.1   Achieved 

The existing tree canopy on the 

site is greater than 15%. 

No existing trees are proposed 

to be removed. 

55.02-8 Front fences objective 

To  encourage  front  fence  design  that  responds  to  

the  existing  or  preferred  neighbourhood character. 

Standard B2-8   Achieved 

There is no existing front fence. 

No front fence is proposed. 

Clause 55.03: LIVEABILITY  
 

 

55.03-1 Dwelling diversity objective 

To encourage a range of dwelling sizes and types in 

developments of ten or more dwellings. 

N/A 

There are less than 10 

dwellings. 

55.03-2 Parking location objective 

To minimise the impact of vehicular noise within 

developments on residents. 

Standard B3-2   Achieved 

Car parks are setback more 

than 1.5 metres from windows. 

55.03-3 Street integration objective 

To ensure the layout of development provides for the 

safety and security of residents and property. 

 

Standard B3-3   Achieved 

Passive surveillance is provided 

by a direct view from a balcony. 

External lighting and mail boxes 

are provided for the dwellings. 

55.03-4 Entry objectives 

To provide each dwelling, apartment development or 

residential building with its own sense of identity.  

To provide entries with weather protection, safe design, 

natural light and ventilation. 

Standard B3-4  Achieved 

Dwelling 2 has a direct line of 

sight from an accessway. 

Dwelling 2 has an entry that is 

accessed from a covered area 

of 12 m2. 
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55.03-5 Private open space objectives 

To  provide  adequate  private  open  space  for  the  

reasonable  recreation  and  service  needs  of residents. 

Standard B3-5   Achieved 

Dwelling 1 has 25 m2 SPOS. 

Dwelling 2 has a 12 m2 balcony. 

55.03-6 Solar access to open space objective 

To  allow  solar  access  into  the  secluded  private  open  

space  of  new  dwellings  and  residential buildings. 

Standard B3-6   Achieved 

Dwelling 1 southern boundary 

of SPOS is 8.4 metres setback. 

55.03-7 Functional layout objective 

To ensure dwellings provide functional areas that meet 

the needs of residents. 

Standard B3-7  Variation req’d 

Dwelling 2 main bedroom area 

3.8 x 2.8 = 10.6 m2. It is larger 

than min 3.0 x 3.4m = 10.2 m2. 

Dwelling 2 living room is 29 m2. 

55.03-8 Room depth objective 

To allow adequate daylight into single aspect habitable 

rooms. 

Standard B3-8   Achieved 

Dwelling 2 habitable rooms 

have 2 windows. 

55.03-9 Daylight to windows objective 

To allow adequate daylight into new habitable room 

windows. 

Standard B3-9   Achieved 

All habitable rooms have a 

window facing a 3 m2 space. 

55.03-10 Natural ventilation objectives 

To encourage natural ventilation of dwellings. To allow 

occupants to effectively manage natural ventilation. 

Standard B3-10   Achieved 

Dwelling 2 has a breeze path 

9m length between openings. 

55.03-11 Storage objective 

To provide adequate storage facilities for each dwelling.  

Standard B3-11   Achieved 

Dwelling 2 has an 8.3 m2 shed. 

Clause 55.04: EXTERNAL AMENITY 
 

 

55.04-1 Daylight to existing windows objective 

New  buildings  opposite  an  existing  habitable  room  

window  provide  for  a  light  court  to  the 

existing  window  that  has  a  minimum  area  of  3 m2. 

Standard B4-1   Achieved 

Dwelling 1 living room window 

is setback 3.35 metre from the 

wall of Dwelling 2. 

55.04-2 Existing north-facing windows objective 

To allow adequate solar access to existing north-facing 

habitable room windows. 

Standard B4-2   Achieved 

Dwelling 2 is setback more than 

3m of Dwelling 1 north window 

55.04-3 Overshadowing secluded open space objective 

To ensure buildings do not significantly overshadow 

existing secluded private open space. 

Standard B4-3   Achieved 

Whilst the existing sunlight to 

SPOS of Dwelling 1 is less than 

standard, the sunlight amount 

will not be further reduced. 

Note: All shadows are existing. 
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55.04-4 Overlooking objective 

To provide each dwelling or residential building with its 

own sense of identity. 

Standard B4-4   Achieved 

Dwelling 2 balcony, windows 

have a 1.7m ht privacy screen. 

55.04-5 Internal views objective 

To limit views into the secluded private open space and 

habitable room windows of dwellings and residential 

buildings within a development. 

Standard B4-5   Achieved 

Dwelling 2 balcony, windows 

have a 1.7m height privacy 

screen to limit views. 

Clause 55.05 SUSTAINABILITY 
 

Cl 55.05-1 Permeability & stormwater management 

To allow solar access into the secluded private open 

space of new dwellings and residential buildings. 

Standard B5-1   Achieved 

Pervious surfaces is more than 

60% of the site. 

Cl 55.05-2 Overshadow domestic solar energy systems 

To ensure that the height and setback of a building from 

boundary allows reasonable solar access to existing 

domestic solar energy systems on the roofs of buildings.  

N/A  

There are no existing domestic 

solar energy systems on roofs 

of existing buildings. 

Cl 55.05-3 Rooftop solar energy generation objective 

To support the future installation of appropriately sited 

rooftop solar energy systems for a dwelling. 

Standard B5-3   Achieved 

Dwelling 1 and Dwelling 2 have 

future solar rooftop areas. 

Cl 55.05-4 Solar protection new north-facing windows 

To encourage external shading of north facing windows 

to minimise summer heat gain. 

N/A 

No new north facing windows 

are proposed. See TP-04. 

Cl 55.05-5 Waste and recycling objectives 

To ensure dwellings are designed to for waste recycling. 

Standard B5-5   Achieved 

Dwellings have bin store areas. 

Cl 55.05-6 Noise impacts objective 

Mechanical  plant  including  mechanical  car  storage  &  

lift  facilities  are not  located adjacent to bedrooms of 

new or existing dwellings or small second dwellings. 

Standard B5-6   Achieved 

Dwelling 2 air-con units are 

located well away from the 

Dwelling 1 bedroom. See TP-04. 

Cl 55.05-7 Energy efficiency apartment developments 

To achieve energy efficient dwellings and buildings. To 

ensure dwellings achieve adequate thermal efficiency. 

N/A 

No apartments are in this 

proposal. 
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6.  SUMMARY 

 
This project seeks retrospective planning approval: 

• to change the use of the existing building for use as a dwelling (Dwelling 2) and to 

retain the existing Dwelling 1, 

• to approve the Dwelling 2 with minor variation to some Clause 55 standards (please 

note that proposed Dwelling 2 is an existing building – former garage). 

 
In Victoria the State and Local planning policies aim for an increase in housing provision 

across all regions in Victoria and including within the East Gippsland Shire. 

 

The planning policies seek to provide for new housing in suitable areas that: 

• are established with infrastructure such as Eastern area 11, 

• are well located and close to community services and facilities 

• are appropriate for sustainable development. 

 

We submit that the proposal on the subject site can achieve the planning policies for both 

the State and Local planning objectives, and we recommend it for approval. 

 

 

 

 

 

 

Yours sincerely 

 

Marius Vogl 

Town Planner 

0413 564 418 

 

 

 

 

 

 

 

                           



 

                                                                           

 

TWO DWELLINGS 

4 GAY STREET  LAKES ENTRANCE 

SITE DESCRIPTION 
North:                            Plan:                         

                                                                           TP 0                
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 SITE PLAN                 BIRDS EYE VIEW 

  1. The subject site is triangular in shape and slopes upwards from the street frontage.      6. The site has existing canopy trees to suit the neighbourhood character. 

  2. The subject site has a two storey garage building that is being converted to a dwelling.     7 . The existing buildings are in an established garden character residential area.  

  3. The adjacent property 6 Gay Street is a vacant lot.          8. The existing buildings can take advantage of elevated views and outlook to the coastline. 

  4. The adjacent property 2 Gay St is a detached two storey dwelling with a very large setback from the street.  9. The site has several large canopy trees and existing shrubs along the Gay St frontage. 

  5. Opposite the site is a dual occupancy development:          10. The subject site has a slope to the south, similar to adjacent properties. 

 

         

 STREETSCAPE: Gay Street – view to west           STREETSCAPE: Gay Street – view to east    
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TWO DWELLINGS 

4 GAY STREET  LAKES ENTRANCE 

DESIGN RESPONSE North:                            Plan:                         

                                                                           TP 01              

Town Planners: PO Box 1270 Carlton 3053  0413564418 Copyright © Protected by the Copyright Act 1968 as amended Drawing issue for   P: planning    Scale:       1: nts             Date:   30 / 9 / 26   Rev: a 

 

          

  SITE PLAN                DESIGN PLAN 

  1. The proposal has an existing dwelling and also provides an additional dwelling – Dwelling 2     6. Car parking is provided to both dwellings. 

  2. The proposal provides good setbacks for the new dwelling from adjacent boundaries      7. The Dwelling 2 building is existing, therefore any shadows are also existing.  

  3. The proposal provides both dwellings with secluded private open space - SPOS       8. The setback between Dwelling 1 and Dwelling 2 is 3.35 metres 

  4. The adjacent property 2 Gay St is a detached two storey dwelling with a very large setback from the street.  9. The proposal retains existing canopy trees and shrubs across the site. 

  5. Opposite the site is a dual occupancy development.          10. A fire fighting water tank is provided for bushfire protection.     

  

         

  PHOTO: The dwellings are designed to fit the sloping site        PHOTO: The dwellings are low scale < 6 metres height     
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Bushfire Management Statement  

4 Gay Street, Lakes Entrance Vic 3909 

26th March 2026  

 

Prepared by: EGBP Building Surveyors  

Name: Danielle Potts 

Address: 20 Breed Street, Traralgon Vic 3844 

Telephone: 5176 5599 

Email: danielle@egbp.com.au 

 

 

Disclaimer 
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This report has been made in conjunction and with consideration of the information that was made available to 

EGBP Building Surveyors at the time of writing. Before relying on information in this report, it is the responsibility of 

the applicant to evaluate the accuracy, completeness and relevance of the information provided for their purposes. 

EGBP Building Surveyors do not guarantee that it is without possible fault or omission of any kind and therefore 

disclaim all liability for any error, loss or other consequence that may arise from you relying on any information in 

this report. Therefore, as we, EGBP Building Surveyors, have taken all necessary steps to ensure the accuracy of this 

report, our company accepts no liability for any damages or loss incurred as a result of reliance placed upon the 

report and its contents.  

Information and assistance in the writing of this report was obtained through the “Planning Permit Application 

Bushfire Management Overlay – Technical Guide” (September 2017), made available through the planning.vic.gov.au 

website.  
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1. Introduction  



 

3  

 

This Bushfire Management Statement has been prepared in response to the requirements of Clause 

44.06 – Bushfire Management Overlay, and in accordance with the application requirements of Clause 

53.02 – Bushfire Planning.  

The statement contains two components:- 

1. A bushfire hazard site assessment including a plan that describes the bushfire hazard within 150 

metres of the proposed development. The description of the hazard must be prepared in 

accordance with Section 2.2.3 to 2.2.5 of AS3959:2018 – Construction of buildings in bushfire prone 

areas (Standards Australia) excluding paragraph (a) of Section 2.2.3.2. Photographs or other 

techniques may be used to assist in describing the bushfire hazard.  

2. A bushfire management statement describing how the proposed development responds the 

requirements of Clause 44.06 and 53.02-3.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

1.1 Application Details  

 

Municipality  East Gippsland Shire Council  

Title Description Lot 2, Plan PS615022M, Volume 11107, Folio 798 

Overlays Clause 44.06 Bushfire Management Overlay  
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Clause 43.01 Erosion Management Overlay 
Clause 43.02 Design and Development Overlay (Schedule 13) 

Zoning  Clause 32.08 General Residential Zone  

 

1.2 Site Description  

 

Site Shape Irregular   

Site Dimensions North:- 37.9m approximately  
East:-  34approximately  
South:- 53.19m approximately  
West:- 26.9m approximately  

Site Area 1105 sq. m 

Existing use and siting of 
buildings and works on 
and near the land 

There are multiple existing buildings on site, this include a bungalow, 
existing sheds and the existing building which forms the basis of this 
proposal.  
There is 1 x 10,000L water tanks located south of the dwelling for 
firefighting purposes. There is a firefighting stopcock/outlet located near the 
existing shed 3.  

Existing vehicle 
arrangements 

There is an existing cross-over and driveway off Gay Street.  

Location of nearest fire 
hydrant 

There are no existing fire hydrants located in close proximity to the subject 
allotment. As a result of this proposal, there is to be an additional 10,000L 
water tank with CFA compliant fixtures for firefighting purposes.  

Any other features of the 
site relevant to bushfire 
consideration 

There is significant dense vegetation located at the frontage and throughout 
the subject allotment. The most predominant features of the site relevant 
to bushfire consideration is the dense forest which extends to the east and 
west of the allotment. While there are multiple fire breaks which can impact 
the spread of fire, this forest extends for greater than a kilometre.  

 

 

 

 

Bushfire Landscape Assessment 

Refer to Planning Permit Applications Bushfire Management Overlay Technical Guide for details to assist in 

developing a Bushfire Hazard Landscape Assessment. 

The bushfire hazard landscape assessment provides information on the bushfire hazard more than 150 metres away 

from a development site. Considering bushfire from this broader landscape perspective is important as is affects the 

level of bushfire risk a development and its future occupants may be exposed to.  

The landscape assessment does not assess specific development proposals and is only required where Clause 53.02 

Bushfire Planning requires consideration of the bushfire risk from the landscape beyond the site.  
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Which landscape scenario represents the site? (Refer to Technical Guide for descriptions) 

The landscape scenario that represents this is Landscape Scenario 1. 

The most predominant threat of bushfire can somewhat only approach the subject allotment from the south-east 

property. The township of Newborough and thereby the subject allotment is located in the Latrobe Valley and north 

of the Princes Freeway, which is predominantly covered by managed grassland blocks and the remaining vegetation 

as woodland trees which scattered throughout the township.  

What is the likely fire behaviour impacting the site? 

The likely bushfire behaviour impacting the subject site would be from the woodland trees to the east and west of 

the subject allotment, which may cause radiant heat contact or potential ember attack due to their proximity to the 

proposal if there was a bushfire.  

While there are multiple scattered trees located within the greater landscape to the west and east, the predominant 

concern for a few kilometres is these trees and low threat managed grassland. Though there are scattered 

vegetation and managed grassland, this is in the form of the Lakes Entrance Golf Club, and which will have its own 

fire safety management plan.   
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Bushfire Site Hazard Plan 

 

 

 

 

 

 

 

 

 

 

 

 

2. Bushfire Hazard Assessment  



 

7  

 

Classify the vegetation within 150 metres of the proposed development in accordance with AS3959:2009 

Construction of buildings in bushfire prone areas. 

 

Direction (Aspect) 

Northern Southern Eastern Western 

Vegetation 

(within 150 metres of 
proposed building / 
works) 

Excludable / Low Threat

 ☐ 

Modified ☐ 

Forest ☐ 

Woodland ✓ 

Scrub (tall) ☐ 

Shrubland (short) ☐ 

Mallee ☐ 

Rainforest ☐ 

Grassland ☐ 

Excludable / Low Threat✓ 

Modified ☐ 

Forest ☐ 

Woodland ☐ 

Scrub (tall) ☐ 

Shrubland (short) ☐ 

Mallee ☐ 

Rainforest ☐ 

Grassland ☐ 

Excludable / Low Threat

 ☐ 

Modified ☐ 

Forest ☐ 

Woodland ☐ 

Scrub (tall) ☐ 

Shrubland  ✓ 

Mallee ☐ 

Rainforest ☐ 

Grassland ☐ 

Excludable / Low Threat☐ 

Modified ☐ 

Forest ☐ 

Woodland ✓ 

Scrub (tall) ☐ 

Shrubland (short) ☐ 

Mallee ☐ 

Rainforest ☐ 

Grassland ☐ 

Effective Slope 

(under the classifiable 
vegetation within 150 
metres) 

Upslope / Flat ✓ 

UPSLOPE 

>0 to 5 ° ☐ 

>5 to 10° ☐ 

>10° to 15° ☐ 

>15 to 20° ✓ 

>20° ☐ 

Upslope / Flat ☐ 

DOWNSLOPE 

>0 to 5 ° ☐ 

>5 to 10° ☐ 

>10° to 15° ✓ 

>15 to 20° ☐ 

>20° ☐ 

Upslope / Flat ☐ 

DOWNSLOPE 

>0 to 5 ° ☐ 

>5 to 10° ✓ 

>10° to 15° ☐ 

>15 to 20° ☐ 

>20° ☐ 

Upslope / Flat ☐ 

DOWNSLOPE 

>0 to 5 ° ☐ 

>5 to 10° ☐ 

>10° to 15° ☐ 

>15 to 20° ✓ 

>20° ☐ 

Distance (m) to 
Classifiable 
Vegetation 

19m > 150m 16m 19m 

 

 

 

 

 

  

 

 

2.1 Site Hazard Information  

2.1.2 – Vegetation  

There is quite significant vegetation located on the subject and adjoining allotments. This vegetation includes a 

combination of both woodland trees and various shrubbery. The vegetation is the densest at the frontage of the 
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allotment and continues along the front boundary. Vegetation is cleared where the buildings are located, however, 

that clearance is quite minor in comparison to outstanding vegetation located on the allotment.  

2.1.2 – Topography  

The topography of the subject allotment is sloped upwards to the rear (north) and southern side, due to the 

retaining walls, which result in a stacked topography, meaning the dwelling sits higher than the outbuildings and 

“granny flat”. The siting of the dwelling is to be in the flattest location that allows for emergency vehicles to 

approach, unimpeded with clear access to the building. When assessing the broader landscape, the topography and 

configuration of the allotment, the siting is considered the most favourable, as the driveway extends directly to the 

dwelling.  

2.1.3 – Climatic Conditions   

Lakes Entrance is a small town in the eastern area of Victorian and located within the East Gippsland Shire Council. 

The climatic conditions of Lakes Entrance means that they temperate climate characterised by warm summers and 

cold, mostly clear winters. The subject site will also have a 10,000L CFA approved steel water tank and fittings, to 

assist in mitigating the threat and putting out any spot fires that may occur through ember attacks. There has been 

an array of significant bushfires to impact Victoria and more specifically the Gippsland area, however none of these 

extreme fire events have directly impacted the locality of Lakes Entrance (Forest Fire Management Victoria 

https://www.ffm.vic.gov.au/history-and-incidents/past-bushfires) , therefore this information can attest that this 

suburb has a decreased chance of experiencing an extreme bushfire event.  

 

 

Bushfire Management Statement 

3.1 53.02-3  Dwellings in Existing Settlements – Bushfire Protection Objective 

To specify bushfire design and construction measures for a single dwelling or alteration and extension to an existing 

dwelling that reduces the risk to life and property to an acceptable level. 
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Approved Measure (AM) 1.1 - Siting 

Requirement  

A building is sited to ensure the site best achieves the following: 

 

• The maximum separation distance between the building and the bushfire hazard 

This proposal is constrained with its siting due to this being for the change of use from an outbuilding to 

a dwelling. Despite this, the building has been sited in the clearest location with optimal access via the 

existing driveway. The greatest concern in regards to the bushfire hazard is the vegetation to the rear, 

which continues to the adjoining properties.  

 

• The building is in close proximity to a public road 

The subject allotment, being only 1,105 sq. m in size, is easily accessible from the public road, Gay Street 

and due to the size of the allotment and the location of the existing buildings, the dwelling will be 

located with a setback of 17.43m from the front boundary. A concrete driveway and crossover are 

constructed with a trafficable width of 3.5m and to be clear of encroachments for at least 0.5 metres on 

each side and at least 4 metres vertically. 

 

• Access can be provided to the building for emergency service vehicles 

Please see above details and attached Architectural Plans in regards to the proposed driveway which 

will provide access to emergency service vehicles. 

 

Any other comments  

Not Applicable.  

 

Has Approved Measure (AM) 1.1 been fully met? Yes ✓ No ☐ 
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Approved Measure (AM) 1.2 – Bushfire Construction and Defendable Space 

Requirement: 

A building provides the defendable space in accordance with Table 1 Columns A, B, C, D or E and Table 6 to Clause 

53.02-5.  Adjoining land may be included as defendable space where there is reasonable assurance that the land will 

remain or continue to be managed in that condition as part of the defendable space. 

The building will be provided with defendable space in accordance with Low Threat Vegetation. The 

defendable space distance required is to the property boundary. 

Table 6 of Clause 53.02-5 - Vegetation management requirement: 

Vegetation must to be managed to the following standard CONFIRM 
ACCEPTANCE 

• Grass must be short cropped and maintained during the 
declared fire danger period.  

• All leaves and vegetation debris must be removed at regular 
intervals during the declared fire danger period. 

• Within 10 metres of a building, flammable objects must not 
be located close to the vulnerable parts of the building.  

• Plants greater than 10 centimetres in height must not be 
placed within 3m of a window or glass feature of the building.  

• Shrubs must not be located under the canopy of trees. 

• Individual and clumps of shrubs must not exceed 5 sq. 
metres in area and must be separated by at least 5 metres.  

• Trees must not overhang or touch any elements of the 
building. 

• The canopy of trees must be separated by at least 5 metres. 

• There must be a clearance of at least 2 metres between the 
lowest tree branches and ground level. 

✓ 

 

Is the defendable space wholly contained within the boundaries of your property? 

 Yes ☐ No ✓ if no, provide an explanation 

While the subject allotment is relatively small in size, being on 1,105 sq. m, the parameters cannot be 

contained wholly within the confines of the allotment as the dwelling is setback only 2.62m from the rear 

boundary and 7.13m from the side (eastern) boundary. However, all undergrowth, trees and tree branches 

located within the defendable spaces confines are to be removed to ensure compliance with Approved 

Measure (AM) 1.2 and there is multiple areas of paved surfacing on the allotment.  

 

 

A building is constructed to the bushfire attack level: 
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• That corresponds to the defendable space provided in accordance with Table 1 to Clause 53.02-5.  The building 
will be constructed to BAL 29 

 

Any other comments 

      

Has Approved Measure (AM) 1.2 been fully met? Yes ✓ No ☐ 
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Approved Measure (AM) 1.3 – Water Supply and Access  

Water Supply Requirement 

The building is provided with a static water supply for fire-fighting and property protection purposes as specified in 

Table 4 to Clause 53.02-5. 

The water supply may be in the same tank as other water supplies provided that a separate outlet is reserved for fire 

fighting water supplies 

Lot Size (m2) Hydrant Available Capacity (litres) 
Fire Authority 

Fittings & Access 
Required 

Select Response 

Less than 500 Not Applicable 2,500 No ☐ 

500 – 1000 Yes 5,000 No ☐ 

500 – 1000 No 10,000 Yes ☐ 

1001 and above Not Applicable 10,000 Yes ✓ 

Note: a hydrant is available if it is located within 120 metres of the rear of the building 

Confirm Static Water 
Supply meets the 
following requirements 

✓ Is stored in an above ground water tank constructed of concrete or metal 

✓ All fixed above ground water pipes and fittings for fire fighting purposes 

must be made of corrosive resistant metal. 

✓ Include a separate outlet for occupant use 

The following additional requirements apply when 10,000 litres of static water is 
required: 

☐ Be readily identifiable from the building or appropriate identification 

signage to the satisfaction of the relevant fire authority must be provided. 

☐ Be located within 60 metres of the outer edge of the approved building 

☐ The outlet/s of the water tank must by within 4 metres of the accessway 

and unobstructed 

☐ Incorporate a ball or gate valve (British Standard Pipe (BSP 65mm) and 

coupling (64mm CFA 3 thread per inch male fitting) 

☐ Any pipework and fittings must be a minimum of 65mm (excluding the CFA 

coupling) 
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Additional Information: 

Not applicable.  

Has Approved Measure (AM) 1.3 (Water Supply) been fully met? Yes ✓ No ☐ 

 

 

Access Requirement 

Vehicle access is designed and constructed as specified in Table 5 to Clause 52.02-5 
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Column A Column B 

Length of access is 
less than 30 metres 

☐ There are no design and construction requirements if fire authority access 

to water supply is not required under AM 1.3 

Length of access is 
less than 30 metres 

✓ Where fire authority access to the water supply is required under AM1.3 
fire authority vehicles must be able to get within 4 metres of the water 
supply outlet 

       

Length of access is 
greater than 30 
metres 

The following design and construction requirements apply: 

☐ All weather construction 

☐ A load limit of at least 15 tonnes 

☐ Provide a minimum trafficable width of 3.5 metres 

☐ Be clear of encroachments for at least 0.5 metres on each side and at least 

4 metres vertically 

☐ Curves must have a minimum inner radius of 10 metres 

☐ The average grade must be no more than 1 in 7 (14.4%)(8.1°) with a 

maximum grade of no more than 1 in 5 (20%)(11.3°) for no more than 50 
metres 

☐ Dips must have no more than a 1 in 8 (12.5 per cent) (7.1 degrees) entry 

and exit angle 

Length of access is 
greater than 100 
metres 

A turning area for fire fighting vehicles must be provided close to the building by 
one of the following: 

☐ A turning circle with a minimum radius of eight metres 

☐ A driveway encircling the dwelling 

☐ The provision of other vehicle turning heads such as a T head or Y Head – 

which meet the specification of Austroad Design for an 8.8 metre service 
vehicle. 

Length of access is 
greater than 200 
metres 

☐ Passing bays must be provided at least every 200 metres. 

☐ Passing bays must be a minimum of 20 metres long with a minimum 

trafficable width of six metres. 

 

Additional Information: 

Not applicable.  

Has Approved Measure (AM) 1.3 (Access) been fully met? Yes ✓ No ☐ 
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Summary and Conclusion  

The proposed dwelling is relatively small in size and constructed of non-combustible materials. This therefore 

ensures that the property and proposed dwelling will be constructed as required under Clause 44.06 Bushfire 

Management Overlay and Clause 53.02 Building in the Bushfire Management Overlay.  

There will be an additional 10,000L water tank installed with CFA compliant fittings, to further assist with the 

potential threat of a bushfire. The aforementioned water tank has been denoted on the provided Architectural 

Plans.   

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Site Photos  
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Bushfire Management Plan – Bushfire Protection Measures

Mandatory Condition
The bushfire protection measures forming part of this permit or shown on the endorsed plans, 
including those relating to construction standards, defendable space, water supply and access, must 
be maintained to the satisfaction of the responsible authority on a continuing basis. This condition 
continues to have force and effect after the development authorised by this permit has been 
completed

a) Defendable Space

Defendable space is provided for a distance of  metres around the dwelling or to the property 
boundary whichever is the lesser and managed in accordance with the following:
• Grass must be short cropped and maintained during the declared fire danger period. 
• All leaves and vegetation debris must be removed at regular intervals during the declared fire 

danger period.
• Within 10 metres of a building, flammable objects must not be located close to the vulnerable 

parts of the building. 
• Plants greater than 10 centimetres in height must not be placed within 3m of a window or 

glass feature of the building. 
• Shrubs must not be located under the canopy of trees.
• Individual and clumps of shrubs must not exceed 5 sq. metres in area and must be separated 

by at least 5 metres. 
• Trees must not overhang or touch any elements of the building.
• The canopy of trees must be separated by at least 
• There must be a clearance of at least 2 metres between the lowest tree branches and ground 

level.

b) Construction Standard

The dwelling must comply to a minimum Bushfire Attack Level of BAL – 

c) Water Supply

The following requirements apply:

• An effective capacity of

• Be stored in an above ground water tank constructed of concrete or metal.
• Have all fixed above ground water pipes and fittings required for firefighting purposes  made 

of corrosive resistant metal. 
• Include a separate outlet for occupant use.

Where a 10,000 litre water supply is required, the following fire authority fittings and access must 
be provided:

• Be readily identifiable from the building or appropriate identification signage to the 
satisfaction of the relevant fire authority.

• Be located within 60 metres of the outer edge of the approved building.
• The outlet/s of the water tank must be within 4 metres of the accessway and unobstructed.
• Incorporate a separate ball or gate valve (British Standard Pipe (BSP 65 millimetre) and 

coupling (64 millimetre CFA 3 thread per inch male fitting).
• Any pipework and fittings must be a minimum of 65 millimetres (excluding the CFA coupling).

d) Access

Access Required: No

Yes The following design and construction requirements apply:

• All-weather construction.
• A load limit of at least 15 tonnes.
• Provide a minimum trafficable width of 3.5 metres.
• Be clear of encroachments for at least 0.5 metres on each side and at least 4 metres 

vertically.
• Curves must have a minimum inner radius of 10 metres.
• The average grade must be no more than 1 in 7 (14.4%) (8.1°) with a maximum grade of no 

more than 1 in 5 (20%) (11.3°) for no more than 50 metres.
• Dips must have no more than a 1 in 8

Prepared by: Version: Date:

Length of access is greater 100 metres:                  Yes               No    

more than 50 metres.
 (12.5%) (7.10

) entry and exit angle.

 radius o
ing, or
turning he
esign for

•    Passing bays are required at least every 200 metres that are a minimum 20 metres 
     long and a minimum trafficable width of 6 metres.

Length of driveway is greater than 200 metres:      Yes              No    
Where length of access is greater than 200 metres the following design and construction
requirement applies:

Length of access is greater 100 metres:                  Yes               No    

  
       

Where length of access is greater than 100 metres the following design and construction 
requirements apply:
    A turning circle with a minimum radius of eight metres, or
    A driveway encircling the building, or
    The provision of other vehicle turning heads ­ such as a T or Y Head ­ which meet the
     specification of Austroad Design for an 8.8 metre Service Vehicle.

16

Designed & Documented by: Mark Simnett PLOT DATE:

Plot Date:

copyright © 2/04/2026
1354 TP-03SITE PLANNɛԬɓ

SCALE: As Noted

PROJECT: ADDRESS:

2/04/2026
C:\Users\User\marksimnettbuildingdesign.com.au\Online Projects - Documents\1354 - 4 Gay Street Lakes Entrance\DRAWINGS\02 Design Development\1354 TP 26-04-02.pln

- - --

KATE BROWN 4 GAY STREET, LAKES ENTRANCE

N

3,
35

0

7,130APPROX

2,616
APPR

O
X

1,830EASEMENT

21,673 APPROX

5,517 APPROX

6,121 APPROX

9,956 APPROX

17,433 APPROX

22
,4

35
 A

PP
R

O
X

25
,0

95
 A

PP
R

O
X

29
,0

80
 A

PP
R

O
X

34,660 APPROX

G A Y  S T R E E T

No: 6
Gay Street

Lot 1
VACANT LOT

No: 4 Gay St
Lot 2/Plan PS615022

(SUBJECT SITE)

Ex. Shed/ Change of
Use to New Dwelling

Ex. Shed 1

Ex. Covered Area

Ex. Detached
living

Ex. Shed 2
Ex. Shed 3

No: 2
Gay St

Double Storey
Residence

Ex. ACCESS

68° 20 ' 00"    184 .57m

46° 38 ' 00"    2
6 .91m

271° 36 ' 00 "    53 .89m

18
1°

 3
6 ' 

00
"  

 3
4m

Ex . RETA IN ING WALL

EXISTING
VEGETATION

EXISTING
VEGETATION

EXISTING
VEGETATION

EXISTING
VEGETATION

ASPHALT DRIVEWAY

CONCRETE
DRIVEWAY

EXISTING
VEGETATION

10,000L DEDICATED FIRE
FIGHTING WATER TANK

FIREFIGHTING
STOPCOCK/ OUTLET

LEGEND

EXISTING CANOPY TREE

EXISTING BUILDING

-1. Site 1:500

Defendable Space of 16m or
the property boundary whichever 
is the lesser


	Property Address: 4 Gay Street, Lakes Entrance VIC 3909
	Select Canopy Separation distance: [2 metres.]
	BAL: [29]
	Volume of water: [10,000 litres.]
	No Access: Off
	Access Required: Yes
	Prepared by: EGBP
	Version: 1
	Date: 02.04.2026
	Access more than 100m: Off
	Access less than 100m: Yes
	Access more than 200m: Off
	Access less tahn 200m: Yes


