
Form 3 

NOTICE OF AN APPLICATION FOR AN AMENDMENT TO A PLANNING 
PERMIT 
 

 
The land affected by the 
application is located at: 

 
37 Dalmahoy Street BAIRNSDALE  VIC  3875  
Lot: 1 LP: 23262, Lot: 1 TP: 521047, Lot: 2 TP: 
521047, Lot: 3 TP: 521047, Lot: 4 TP: 521047, Lot: 5 
TP: 521047, Lot: 2 LP: 23262, Lot: 3 LP: 23262, Lot: 
4 LP: 23262, Lot: 1 TP: 601401, Lot: 1 TP: 877014, 
Lot: 1 PS: 717797, Lot: 2 PS: 717797 
 

 
The application is to 
amend permit number  
5.2012.401.1 by:  
 

 
Change to the endorsed plans (extend the onsite 
medical centre) 

 
The applicant for the 
amendment to the permit 
is: 
 

 
Gippsland & East Gippsland Aboriginal Co-Op Ltd 
 

 
The application reference 
number is: 
 

 
5.2012.401.2 

 
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 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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Kerry Stow

From: Snapforms Notifications <no-reply@snapforms.com.au>
Sent: Friday, 26 June 2026 11:01 AM
To: Planning Unit Administration
Subject: Application to Amend a Planning Permit received
Attachments: 37 Dalmahoy Street, Bairnsdale - Arborist Report.pdf; 37 Dalmahoy Street 

Bairnsdale - Planning Report.pdf; 37 Dalmahoy Street, Bairnsdale - Landscape.pdf; 
37 Dalmahoy Street, Bairnsdale - Copy of Title.pdf; 37 Dalmahoy Street, Bairnsdale - 
Bluefactor.pdf; Amend_a_Planning_Permit_2026-06-26T11-01-14_34966068_0.pdf; 
attachment_errors.txt; 37 Dalmahoy Street, Bairnsdale - Cover letter.pdf; 37 
Dalmahoy Street, Bairnsdale - Plans.pdf; 37 Dalmahoy Street, Bairnsdale - TIA.pdf; 
37 Dalmahoy Street, Bairnsdale - WMP.pdf

Application to amend a Planning Permit 

An "Application to amend a planning permit" has been submitted via the East Gippsland Shire 
Council website, the details of this submission are shown below: 

Applicant name: Gippsland and East Gippsland Aboriginal Co-Operative Ltd 

Email address: lily.lockley@ratio.com.au 

Postal address : 5/65 Dover Street 

Preferred phone number: 0394293111 

Street number: 37 

Street name: Dalmahoy Street 

Town: Bairnsdale 

Post code: 3875 

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?: Yes 

Will the proposal result in a breach of a registered covenant restriction or agreement?: No 

Planning Permit Amended: 401/2012/P 

Original Estimate: 0 

New cost development: 5850000 

The application is to amend the existing planning permit by (select all that apply): Deleting or 
amending conditions, Changes to plans 

Existing conditions : Medical centre, childcare centre and community purposes  
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Has there been a pre-application meeting: Yes  

Officer's name: Petra Wood 

Your reference number: N/A 

Full copy of Title: 37 Dalmahoy Street, Bairnsdale - Copy of Title.pdf 

Covenants agreements: 37 Dalmahoy Street, Bairnsdale - Copy of Title.pdf 

Plans: 37 Dalmahoy Street, Bairnsdale - Plans.pdf 

Planning report: 37 Dalmahoy Street Bairnsdale - Planning Report.pdf 

ExtraFile: 6 

1. Supporting information/reports: 37 Dalmahoy Street, Bairnsdale - Cover letter.pdf 

2. Supporting information/reports: 37 Dalmahoy Street, Bairnsdale - Arborist Report.pdf 

4. Supporting information/reports: 37 Dalmahoy Street, Bairnsdale - Bluefactor.pdf 

3. Supporting information/reports: 37 Dalmahoy Street, Bairnsdale - Landscape.pdf 

5. Supporting information/reports: 37 Dalmahoy Street, Bairnsdale - TIA.pdf 

6. Supporting information /reports: 37 Dalmahoy Street, Bairnsdale - WMP.pdf 

Invoice Payer: Ratio Consultants 

Address for Invoice: 5/65 Dover Street 

Invoice Email: lily.lockley@ratio.com.au 

Primary Phone Invoice: 0394293111 

Declaration: Yes 

Authority Check: Yes 

Notice Contact Check: Yes 

Notice check 2: Yes 

Privacy Statement Acknowledge: Yes 



Copyright State of Victoria. No part of this publication may be
reproduced except as permitted by the Copyright Act 1968 (Cth), to
comply with a statutory requirement or pursuant to a written
agreement.  The information is only valid at the time and in the form
obtained from the LANDATA REGD TM System.  None of the State of
Victoria, its agents or contractors, accepts responsibility for any
subsequent publication or reproduction of the information.
 
The Victorian Government acknowledges the Traditional Owners of
Victoria and pays respects to their ongoing connection to their
Country, History and Culture. The Victorian Government extends this
respect to their Elders, past, present and emerging.

REGISTER SEARCH STATEMENT (Title Search) Transfer of Land Act 1958
--------------------------------------------------------------------------------
VOLUME 08094 FOLIO 328                            Security no :  124134895920D
                                                  Produced 22/05/2026 10:45 AM

LAND DESCRIPTION
----------------
Lot 1 on Plan of Subdivision 023262.
PARENT TITLE Volume 06817 Folio 392
Created by instrument A050948 10/10/1955

REGISTERED PROPRIETOR
---------------------
Estate Fee Simple
Sole Proprietor
    GIPPSLAND & EAST GIPPSLAND ABORIGINAL CO-OPERATIVE LTD of 67 FRANCIS ST
    BAIRNSDALE
    M731317N 05/03/1987

ENCUMBRANCES, CAVEATS AND NOTICES
---------------------------------
COVENANT 1975964

    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 or imaged folio set out under DIAGRAM LOCATION below.

DIAGRAM LOCATION
----------------
SEE LP023262 FOR FURTHER DETAILS AND BOUNDARIES

ACTIVITY IN THE LAST 125 DAYS 
-----------------------------

NIL

------------------------END OF REGISTER SEARCH STATEMENT------------------------

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

Street Address: 37 DALMAHOY STREET BAIRNSDALE VIC 3875

DOCUMENT END

Delivered from the LANDATA® System by Landchecker Pty Ltd
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Copyright State of Victoria. No part of this publication may be
reproduced except as permitted by the Copyright Act 1968 (Cth), to
comply with a statutory requirement or pursuant to a written
agreement.  The information is only valid at the time and in the form
obtained from the LANDATA REGD TM System.  None of the State of
Victoria, its agents or contractors, accepts responsibility for any
subsequent publication or reproduction of the information.
 
The Victorian Government acknowledges the Traditional Owners of
Victoria and pays respects to their ongoing connection to their
Country, History and Culture. The Victorian Government extends this
respect to their Elders, past, present and emerging.

REGISTER SEARCH STATEMENT (Title Search) Transfer of Land Act 1958
--------------------------------------------------------------------------------
VOLUME 11531 FOLIO 186                            Security no :  124134906786S
                                                  Produced 22/05/2026 01:55 PM

LAND DESCRIPTION
----------------
Lot 2 on Plan of Subdivision 717797E.
PARENT TITLE Volume 11525 Folio 763
Created by instrument PS717797E 06/11/2014

REGISTERED PROPRIETOR
---------------------
Estate Fee Simple
Sole Proprietor
    GIPPSLAND AND EAST GIPPSLAND ABORIGINAL CO-OPERATIVE LTD of LIGAR STREET
    BAIRNSDALE VIC 3875
    PS717797E 06/11/2014

ENCUMBRANCES, CAVEATS AND NOTICES
---------------------------------
MORTGAGE  AL643766J 27/01/2015
    COMMONWEALTH OF AUSTRALIA

CAVEAT  AL643767G 27/01/2015
    Caveator
    COMMONWEALTH OF AUSTRALIA
    Grounds of Claim
    AGREEMENT WITH THE FOLLOWING PARTIES AND DATE.
    Parties
    THE REGISTERED PROPRIETOR(S)
    Date
    16/06/2014
    Estate or Interest
    INTEREST AS CHARGEE
    Prohibition
    ABSOLUTELY
    Lodged by
    DAVIS FAULKNER LAWYERS
    Notices to
    BRANCH HEAD LEGAL SERVICES BRANCH DEPARTMENT OF HEALTH of 23 FURZER STREET
    PHILLIP ACT 2606

    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 PS717797E FOR FURTHER DETAILS AND BOUNDARIES

ACTIVITY IN THE LAST 125 DAYS 
-----------------------------

NIL

------------------------END OF REGISTER SEARCH STATEMENT------------------------

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

Street Address: 37 DALMAHOY STREET BAIRNSDALE VIC 3875

DOCUMENT END

Delivered from the LANDATA® System by Landchecker Pty Ltd
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Copyright State of Victoria. No part of this publication may be
reproduced except as permitted by the Copyright Act 1968 (Cth), to
comply with a statutory requirement or pursuant to a written
agreement.  The information is only valid at the time and in the form
obtained from the LANDATA REGD TM System.  None of the State of
Victoria, its agents or contractors, accepts responsibility for any
subsequent publication or reproduction of the information.
 
The Victorian Government acknowledges the Traditional Owners of
Victoria and pays respects to their ongoing connection to their
Country, History and Culture. The Victorian Government extends this
respect to their Elders, past, present and emerging.

REGISTER SEARCH STATEMENT (Title Search) Transfer of Land Act 1958
--------------------------------------------------------------------------------
VOLUME 11525 FOLIO 763                            Security no :  124134906780Y
                                                  Produced 22/05/2026 01:55 PM

LAND DESCRIPTION
----------------
Lots 1,4 and 5 on Title Plan 521047E.
PARENT TITLE Volume 09811 Folio 828
Created by instrument AL417177S 13/10/2014

REGISTERED PROPRIETOR
---------------------
Estate Fee Simple
Sole Proprietor
    GIPPSLAND AND EAST GIPPSLAND ABORIGINAL CO-OPERATIVE LTD of LIGAR STREET
    BAIRNSDALE VIC 3875
    M731317N 05/03/1987

ENCUMBRANCES, CAVEATS AND NOTICES
---------------------------------
MORTGAGE  AL643766J 27/01/2015
    COMMONWEALTH OF AUSTRALIA

CAVEAT  AL643767G 27/01/2015
    Caveator
    COMMONWEALTH OF AUSTRALIA
    Grounds of Claim
    AGREEMENT WITH THE FOLLOWING PARTIES AND DATE.
    Parties
    THE REGISTERED PROPRIETOR(S)
    Date
    16/06/2014
    Estate or Interest
    INTEREST AS CHARGEE
    Prohibition
    ABSOLUTELY
    Lodged by
    DAVIS FAULKNER LAWYERS
    Notices to
    BRANCH HEAD LEGAL SERVICES BRANCH DEPARTMENT OF HEALTH of 23 FURZER STREET
    PHILLIP ACT 2606

    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 TP521047E FOR FURTHER DETAILS AND BOUNDARIES

ACTIVITY IN THE LAST 125 DAYS 
-----------------------------

NIL

DOCUMENT END

Delivered from the LANDATA® System by Landchecker Pty Ltd
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Copyright State of Victoria. No part of this publication may be
reproduced except as permitted by the Copyright Act 1968 (Cth), to
comply with a statutory requirement or pursuant to a written
agreement.  The information is only valid at the time and in the form
obtained from the LANDATA REGD TM System.  None of the State of
Victoria, its agents or contractors, accepts responsibility for any
subsequent publication or reproduction of the information.
 
The Victorian Government acknowledges the Traditional Owners of
Victoria and pays respects to their ongoing connection to their
Country, History and Culture. The Victorian Government extends this
respect to their Elders, past, present and emerging.

REGISTER SEARCH STATEMENT (Title Search) Transfer of Land Act 1958
--------------------------------------------------------------------------------
VOLUME 07554 FOLIO 016                            Security no :  124134895923A
                                                  Produced 22/05/2026 10:45 AM

LAND DESCRIPTION
----------------
Lot 1 on Title Plan 601401T (formerly known as part of Lot 10 Section 19 on
Plan of Subdivision 001026).
PARENT TITLE Volume 04690 Folio 866
Created by instrument 2400232 30/04/1951

REGISTERED PROPRIETOR
---------------------
Estate Fee Simple
Sole Proprietor
    GIPPSLAND & EAST GIPPSLAND ABORIGINAL CO-OPERATIVE LTD of 67 FRANCIS STREET
    BAIRNSDALE VIC 3875
    P856245B 19/06/1990

ENCUMBRANCES, CAVEATS AND NOTICES
---------------------------------
COVENANT 1099417

    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 TP601401T FOR FURTHER DETAILS AND BOUNDARIES

ACTIVITY IN THE LAST 125 DAYS 
-----------------------------

NIL

------------------------END OF REGISTER SEARCH STATEMENT------------------------

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

Street Address: 37 DALMAHOY STREET BAIRNSDALE VIC 3875

DOCUMENT END

Delivered from the LANDATA® System by Landchecker Pty Ltd
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Copyright State of Victoria. No part of this publication may be
reproduced except as permitted by the Copyright Act 1968 (Cth), to
comply with a statutory requirement or pursuant to a written
agreement.  The information is only valid at the time and in the form
obtained from the LANDATA REGD TM System.  None of the State of
Victoria, its agents or contractors, accepts responsibility for any
subsequent publication or reproduction of the information.
 
The Victorian Government acknowledges the Traditional Owners of
Victoria and pays respects to their ongoing connection to their
Country, History and Culture. The Victorian Government extends this
respect to their Elders, past, present and emerging.

REGISTER SEARCH STATEMENT (Title Search) Transfer of Land Act 1958
--------------------------------------------------------------------------------
VOLUME 10114 FOLIO 641                            Security no :  124134906790N
                                                  Produced 22/05/2026 01:55 PM

LAND DESCRIPTION
----------------
Lot 1 on Title Plan 877014H (formerly known as part of Section A Township of
Bairnsdale Parish of Bairnsdale).
PARENT TITLE Volume 05355 Folio 992
Created by instrument S057287L 07/08/1992

REGISTERED PROPRIETOR
---------------------
Estate Fee Simple
Sole Proprietor
    GIPPSLAND AND EAST GIPPSLAND ABORIGINAL CO-OPERATIVE LTD of DALMAHY STREET
    BAIRNSDALE
    S057287L 07/08/1992

ENCUMBRANCES, CAVEATS AND NOTICES
---------------------------------
CAVEAT  AL643767G 27/01/2015
    Caveator
    COMMONWEALTH OF AUSTRALIA
    Grounds of Claim
    AGREEMENT WITH THE FOLLOWING PARTIES AND DATE.
    Parties
    THE REGISTERED PROPRIETOR(S)
    Date
    16/06/2014
    Estate or Interest
    INTEREST AS CHARGEE
    Prohibition
    ABSOLUTELY
    Lodged by
    DAVIS FAULKNER LAWYERS
    Notices to
    BRANCH HEAD LEGAL SERVICES BRANCH DEPARTMENT OF HEALTH of 23 FURZER STREET
    PHILLIP ACT 2606

    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 TP877014H FOR FURTHER DETAILS AND BOUNDARIES

ACTIVITY IN THE LAST 125 DAYS 
-----------------------------

NIL

------------------------END OF REGISTER SEARCH STATEMENT------------------------

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

Street Address: 37 DALMAHOY STREET BAIRNSDALE VIC 3875

DOCUMENT END

Delivered from the LANDATA® System by Landchecker Pty Ltd
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Application Summary  

Site   

Address of the land   37 Dalmahoy Street, Bairnsdale  

Title Details   

The subject site extends across multiple titles, including:  

— Lots  1, 2, 3 and 4 on P lan  of S ubdivision 023262  

— Lot 2  on P lan of S ubdivision PS717797E  

— Lots, 1, 4 and 5 on Title Plan 521047E  

— Lot 1 on Title Plan 601401T  

— Lot 1 on Title Plan 877014H  

Site Area    17,365.78 square metres.  
 

Are there any covenants?   

Covenant 1975964  applies to Lot 1 - 4  on P S 023262 –  The 

covenant restricts the use of t he land for residential 

purposes.  

Caveat Ref. AL643767G  applies to Lots 1,4 and 5 on 

T P 521047E ; Lot 2 on PS717797E;  and Lot 1 on T P 877014H, 

which relates to a claim to Title.  

Covenant 1099417  applies to Lot 1 on T P 601401T  – The 

covenant restricts the use of the land  for residential 

purposes.  
 

Are there any easements?   Yes, relating to rights of carriage over now public streets.  

Are there any Section 173 

Agreements?   

There are no Section 173 Agreements formally on title, 

although it is understood that one was prepared as  

required by Condition 10 of Permit No. 401/2012/P.  

It is understood that the agreement would relate to the 

implementation of the approved offset lan and the 

permanent protection of the offsets.  
 

 Planning Controls  

Zone   General Residential Zone Schedule 1.  

Overlays   No overlays affect the subject site.  
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Particular Provisions   

Clause 52.06 ‘Car Parking’  

Clause 52.34 ‘Bicycle Parking’  

Clause 52.37 ‘Canopy Trees’  

Clause 53.18 ‘Stormwater  Management in Urban 

Development’  
 

Current relevant Planning 

Scheme Amendments   
No relevant amendments.  

Bushfire prone area   No.  

Cultural Heritage sensitivity   Yes . 

Registered Aboriginal Party   Gunaikurnai Land and Waters Aboriginal Corporation.  

Flood prone area   No.  
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1. Introduction  

1.1. Overview  

Ratio Consultants Pty Ltd has been e ngaged by  Baldasso Cortese, on behalf of the  Gippsland 

and East Gippsland Aboriginal Co - Operative  (‘GEGAC ’), to prepare and lodge a planning 

application to Council for the proposed expansion to the existing medical centre at No. 37 

Dalmahoy Street, Bairnsdale.  

Gippsland and East Gippsland Aboriginal Co - operative Limited is a community controlled not -

for - profit organisation with proud history that is dated back to 1 972.  

GEGAC is an  Aboriginal Community Controlled Health Organisation based in Victoria. It offers 

a full range of holistic services for Aboriginal people across the lifespan that includes but is not 

limited to medical, housing, community wellbeing, family support, educati on and employment.  

GEGAC is located across a number of sites in Bairnsdale, with the main office at 37 Dalmahoy 

Street, Bairnsdale.  

1.2.  Planning Permit No. 401/2012/P  

Planning Permit No. 401/2012/P was issued on 12 July 2013 and allows:  

Building and works to a section 2 use (health care facility incorporating medical, dental and 

allied health services) in accordance with the endorsed plans.  

It is proposed to amend this permit via Section 72 of the Planning and Environment Act 1987  to 

allow for the expansion of the now constructed medical centre on site.  

1.3.  Additional Permit Trigger s  

Th e amended application will result in the following new permit triggers:  

— Clause 52.37 - 2  -  a permit is required to remove destroy  or lop a canopy in the General 

Residential Zone.  

— Clause 52.06 - 3  -  a permit is required to  reduce the minimum number of car parking spaces 

required under Clause 52.06 - 5.   
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2.  Subject Site & Surrounding Area  

2.1.  Subject site  

The subject site is  located at No. 3 7 Dalmahoy Street and is bound  by Dalmahoy Street to the 

north and Rupert Street to the south.  It is also noted that GEGAC are in ownership of No. 56 -

58 Rupert Street, albeit does not form as part of this application.  

The site is formally known as :  

— Lots 1, 2, 3 and 4 on P lan  of S ubdivision 023262 ; 

— Lot 2  on P lan of S ubdivision PS717797E ; 

— Lots, 1, 4 and 5 on Title Plan 521047E ;  

— Lot 1 on Title Plan 601401T ; and  

— Lot 1 on Title Plan 877014H .  

Figure 1: Cadastral plan of subject site  

 

Source: VicPlan  

 

The key features of the subject site are summarised as follows:  

— The overall site area is approximately 17,365.78  square metres.  

— The site is rectangular is shape. The site has a northern (primary) frontage of 191.34 metres 

to Dalmahoy Street , and a  secondary frontage to Rupert Street (south)  and has a length of 

151.14 metres .  

— The site supports various existing buildings including;  

Subject site  
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• The GEGAC Brabuwoolong  Medical Centre centrally located on the site.  

• The Krowathunkoolong Keeping Place and Dala Yoroo Early Learning and Development 

Centre located to the east of the site.  

• The administration building and E lders building located to the southwest of the site.  

• The Boorai Childcare Centre located to the northwest of the site.  

— The subject site includes mature vegetation, including culturally significant S car T rees, 

located throughout the site. Groups of trees extend along the northern and southern 

boundaries of the subject site.  

— Line - marked, angled, car parking is provided along the northern boundary. Thirty - eight (38) 

line marked car parking spaces are provided directly outside the site boundary on Dalmahoy 

Street. Four of the spaces on Dalmahoy Street are accessible spaces. Car parking is also 

provided within the road reserve of Rupert Street. Spaces to the south - west of the site are 

not line marked. A drop - off area for the existing Kindergarten is located to the south - east of 

the site. The drop - off area provides 16 line - marked c ar parking spaces (inclusive of one 

accessible space).     

— The subject site has three crossovers to Dalmahoy Street, facilitating vehicular access and 

egress to two existing line marked car parks with 82  car parking spaces, including 5  

accessible spaces and additional drop - off bays.  

Figure 2 : Subject site layout  
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Figure 3 : Aerial Photographs of Subject Site  

 

Source: Nearmap (14 February 2026)

Subject site  
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2.2.  Surrounding Context  

The subject site’s surrounds include a  mix  of  use s,  with varied built forms. The surrounding 

context can best be described as:  

NORTH  

— Land beyond Dalmahoy Street to the north is associated with Bairnsdale Station and is 

located within Transport Zone 1. The railway land in close proximity to the site is largely 

vacant, with tracks and the station located approximately 75 metres north of t he subject 

site’s boundary.  

Figure 4 : View from site to the North  

 

EAST  

— The eastern boundary of the subject site wholly adjoins No.27 Dalmahoy Street. The 

neighbouring site comprises a number of buildings and outbuildings which are in a mix of 

community, education and office uses. The site is included in the Public Use Zone Sc hedule 

2 (‘Education use’) and the Heritage Overlay applies to the former High School building.  

Figure 5 : 27 Dalmahoy Street   
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SOUTH  

— The profile of Rupert Street to the south of the subject site is irregular. The road transitions 

between an avenue with a wide vegetated central reserve to a single width carriageway 

immediately south of the site. A one - way pick - up/drop - off zone has been c reated within the 

reserve between the subject site and carriageway for the existing childcare centre.  

Figure 6 : View along Rupert Street to the East  

 

— Land on the southern side of Rupert Street comprises a mix of single and two - storey 

dwellings.  

Figure 7: View of Nos.41 - 47 Rupert Street  
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WEST  

— The western boundary adjoins a single dwelling on a lot at No.60 Rupert Street and three 

two - storey townhouses at 1 - 3/55 Dalmahoy Street.  

Figure 8 : View from No.58 to No.60 Rupert Street  

 

Figure 9 : View from across site to No.1 - 3/55 Dalmahoy Street  
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3.  Proposal  

It is proposed to construct a  two storey  extension  to  the existing medical centre  building  on 

site. The extent of the proposed extension is shown in blue hatching at Figure 10 below.   

Figure 10 : Site plan  (extension in blue hatching)  

  

PROPOSED EXTENSION  

The proposed extension can be summarised as follows:  

— Construction of a two storey extension to the southeast of the existing medical centre 

building , with an additional floor area of 509sqm.  

— The ground floor of the extension to comprise of  a secondary entry to the eastern façade of 

the building; waiting area; reception; four new consultation rooms; dental surgery room; 

integrated community services area . The extension will internally link to the ground floor of 

the existing building.  

— The first floor extension will  comprise of meeting rooms; offices; open staff workspaces; and 

amenities. The first floor will be accessible via a n internal  stairway and lift .  

— Proposed internal changes to the ground floor of the existing medical centre building , 

including the  conversion of existing rooms to 3 new consultation rooms;  a dental surgery 

room; and other associated rooms and amenities.  
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— The proposed extension to be constructed of similar materials to the existing building , 

including, dark grey cement sheeting , metal  wall cladding , powder coat  finish and profile 

sheeting, and timber and metal battens finished in a dark grey.  

— A maximum building height of 7.55 metres.  

— Provision of 2 employee bicycle parking spaces and 4 visitor parking spaces , located to the 

northeast and west of the building.  

— 5 additional practitioners will be present on site, with a total of 17 practitioners across the 

medical centre.  

Figure 11: Render of southeastern corner of proposed extension  

 

LANDSCAPING  

It is proposed to remove some existing trees on site to enable the  proposed extension , and 

plant entirely native  landscaping response in lieu. All key existing trees on site will be retained 

and protected.  

Specifically,  it is proposed to remove  Trees 22, 43 - 46, and 50 - 61 which are identified on 

Arboricultural Impact Assessment prepared b y TreeLogic.  

The proposed landscaping response will  comprise a  native planting pal ette, including a range 

of shrubs, grasses and ground covers.  

The proposal will also feature a new landscaped forecourt area around the extension area with 

gravel paths, planting areas and light duty concrete paving, with curved timber and steel 

seating benches.  
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AMENDMENT TO PERMIT  

It is proposed to amend the conditions of Planning Permit No. 401/2012/P as follows.  

— Amend the permit preamble to allow for new permit triggers including the reduction of car 

parking and removal of a canopy trees pursuant to Clause 52.37 - 2.   

— Amend Condition 2 , relating to the expiry of the permit, to allow  for  the amended 

development.  

— Condition 13  amended as follows:  

The proposed health care facility must not be used for more than 12 17 medical practitioners 

at any one time.   
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4.  Planning Controls  

4.1.  Zone  

The subject site is located in the General Residential Zone – Schedule 1 (GRZ1)  (East 

Gippsland Residential Area).  

The purposes of the GRZ  are:  

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

— To encourage development that is responsive to the neighbourhood character of the area.  

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

offering good access to services and transport.  

— To allow educational, recreational, religious, community and a limited range of other non -

residential uses to serve local community needs in appropriate locations.  

Figure 12: Zoning map  

 

Source: VicPlan  

 

Subject site  
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Pursuant to Clause 32.08 - 2 , a ‘Medical Centre’ is a section 2 use . The proposed extension of 

the medical centre continues to benefit from existing use rights .  

Pursuant to Clause 32.08 - 10 , a permit is required  to construct a building or carry out works 

for a Section 2 use. Planning Permit No. 401/20 12/P  already allows for the development of the 

land.   

Decision guidelines are set out at Clause 32.08 - 14 . Relevant guidelines are reproduced as 

follows:  

General  

— The Municipal Planning Strategy and the Planning Policy Framework.  

— The purpose of this zone.  

— The objectives set out in a schedule to this zone.  

— Any other decision guidelines specified in a schedule to this zone.  

— The impact of overshadowing on existing rooftop solar energy systems on dwellings on 

adjoining lots in a General Residential Zone, Housing Choice and Transport Zone, Mixed Use 

Zone, Neighbourhood Residential Zone, Residential Growth Zone or Township Zone.  

Non - residential use and development  

— Whether the use or development is compatible with residential use.  

— Whether the use generally serves local community needs.  

— The scale and intensity of the use and development.  

— The design, height, setback and appearance of the proposed buildings and works.  

— The proposed landscaping.  

— The provision of car and bicycle parking and associated accessways.  

— Any proposed loading and refuse collection facilities.  

— The safety, efficiency and amenity effects of traffic to be generated by the proposal.  

4.2.  Overlays  

The subject site is not affected by any overlays.  

4.3.  Municipal Planning Strategy (MPS)  and Planning Policy Framework (PPF)  

Relevant  provisions of the MPS and PPF are as follows :  

— Clause 02.01 – Context  

— Clause 02.02 – Vision  

— Clause 02.03 - 2 – Environmental and landscape values  

— Clause 02.03 - 3  -  Environmental risks and amenity  

— Clause 02.03 - 5 –  Built environment and heritage  

— Clause 02.04 – Strategic framework plan  
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— Clause 11.01 - 1L- 02 – Bairnsdale  

— Clause 11.03 - 1L- 01 – Bairnsdale Activity Centre  

— Clause 12.01 - 2L – Native vegetation management  

— Clause 12.05 - 2L – Landscapes  

— Clause 12.06 - 1S –  Urban forests  

— Clause 15.01 - 1L – Urban design  

— Clause 15.01 - 2S – Building design  

— Clause 15.01 - 4S – Healthy  neighbourhoods  

— Clause 15 .01- 4L – Health and wellbeing  

— Clause 15.01 - 5S – Neighbourhood character  

— Clause 19.02 - 1S –  Health facilities  

4.4.  Particular Provisions  

CLAUSE 52.06 –  CAR PARKING  

Car parking requirements are set out at Clause 52.06 .  

Pursuant to the Car Parking Requirements Map, the subject site is located in a ‘category 1’ 

area.  

Pursuant to Clause 52.06 - 5 , the applicable car parking rate for the use Medical Centre in a 

category 1 area is :  

5  spaces to each 100 square metres of leasable floor area.  

The proposed medical centre expansion will accommodate an additional 509 sqm of floor 

area, generating a statutory requirement of 25 car parking spaces. No additional car parking is 

proposed on site .  

Pursuant to Clause 52.06 - 3 , a permit is required  to re duce the minimum number of car 

parking spaces required under Clause 52.06 - 5 .  

CLAUSE 52.17 –  NATIVE VEGETATION.  

Pursuant to Clause 52.17 - 1, a permit is required  to remove, destroy or lop native vegetation, 

including dead native vegetation.  

This does not apply  if  the table of exemptions to Clause 52.17 - 7 specifically states that a 

permit is not required.  

All trees proposed to be removed on site are exempt from permit requirements of Clause 

52.17 - 1, noting that they are all either planted or non - native species.  

CLAUSE 52.34 –  BICYCLE PARKING.  

Bicycle parking requirements are set out at Clause 52.34  

Pursuant  to  Clause  52.34 - 5 , the applicable bicycle parking rate for the use Medical Centre is:  
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— 1 to each 8 practitioners  (for employees)  

— 1 to each 4 practitioners (for visitors)  

Based on the provision of 5 additional consultant rooms, and assuming one practitioner per 

consulting room , a total of 2  bicycle parking space s will be required for employees and visitors.  

The proposal  seeks to pro vide  2 employee spaces and 4 visitor spaces  (total of 6 bicycle 

parking spaces) as part of the expansion, exceeding the minimum statutory requirements.  

CLAUSE 52.37 –  CANOPY TREES  

The purposes of Clause 52.37 are:  

— To protect and enhance canopy tree cover to support greener and cooler residential areas.  

— To maximise the retention of existing canopy tree cover where no development is proposed.  

— To ensure that development is designed to maximise the retention and long - term health of 

existing and new canopy trees and contributes to increasing canopy tree cover.  

— To balance the retention of existing canopy trees and residential development to meet the 

housing needs of Victoria’s growing population.      

— To encourage canopy tree cover that is site and climate responsive and supports the local 

environment.  

Pursuant to Clause 52.37 - 2, a permit is required to remove destroy or lop a canopy in the 

General Residential Zone .  

This does not apply  if the table of exemptions in Cl ause 52.37 - 8  specifically states that a 

permit is not required.  

It is proposed to remove Trees 22, 43 - 46, and 50 - 61. Of these, a permit is only required to 

remove Tree 43 , noting that all other trees are undersized , as outlined in the Arboricultural 

Impact Assessment  submitted with this application.  

Canopy tree requirements are set out under Clause 52.37 - 3 .  

Given the site has an  area of more than 1000 sqm (site area approx. 17.365.78sqm) and the 

existing total canopy cover within the site is more than 20 per cent of the site area, the canopy 

trees on the site should achieve a total canopy cover within the site that is equal to at least 20 

per cent of the site area plus 50 per cent of the a rea of existing canopy cover that exceeds 20 

per cent.  

The existing ca nopy cover on site is 25.2% , thereby 50 per cent of the existing canopy cover 

over 20%, is 2.6%.  

Therefore, a minimum of 22.6% of canopy cover should be provided on site. The proposed 

development will provide a canopy coverage of 24.6%  on site meeting the minimum 

requirement.  

CLAUSE 53.18 –  STORMWATER MANAGEMENT IN URBAN DEVELOPMENT  

Clause 53.18  seeks to manage the impacts of stormwater on the environment and applies to 

this application.  
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The purpose of Clause 53.18 is as follows:  

To ensure that stormwater in urban development, including retention and reuse, is managed 

to mitigate the impacts of stormwater on the environment, property and public safety, and to 

provide cooling, local habitat and amenity benefits.  

CLAUSE 65 –  DECISION GUIDELINES  

Decision Guidelines state that, before deciding on an application, considerations should be 

given to a series of matters including the purpose of the zone overlay or other provision, the 

orderly planning of the area and the effect on the amenity of the are a.  

4.5.  Aboriginal Cultural Heritage Sensitivity  

The subject site is located in an area of aboriginal cultural heritage sensitivity.  

A cultural heritage consultant has been engaged to carry out a review of site and impact of the 

works , with a Cultural Heritage Management Plan (CHMP) to be prepared if required.  

It is understood that a decision cannot be made on this matter, until a CHMP is prepared, 

should it be  required.  

Figure 13: Aboriginal Cultural Heritage Sensitivity Map  

 

Source: Vicplan  
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5.  Planning Considerations  

5.1.  Introduction  

This proposal represents an expansion of a critical piece of social infrastructure that services 

the local community, particularly the indigenous community. To address an increased need 

and an expansion of the services on site, this proposal proposed an ex tension to the existing 

building. Both the architectural response, which is integrated into the existing built form and 

the use itself represent a positive outcome for the site and the locale and will make an 

important contribution to the local area.  

Clause 71.02 - 3  of the East Gippsland Planning Scheme promotes the “balancing” of 

sometimes conflicting policies in favour of ‘net community benefit’ and sustainable 

development. In this case, the “balancing act” should assess matters such as the value of 

providing a n expansion of this essential use in this regional location, against other matters 

such as tree removal and  car parking.  

Turning to the planning analysis of this particular application, the key considerations in the 

assessment are:  

— Is there strategic support for the proposal?  

— Is the proposed built form appropriate to its context  and w ill the proposal have acceptable 

off - site amenity outcomes?   

— Is the proposed tree removal and landscaping response appropriate?  

We offer a response to each of these prompts and other matters as follows.   

5.2.  Is there strategic support for the proposal?  

The proposal is for the construction a double storey extension to the existing medical centre 

on the site , comprising new consulting rooms, a dental surgery room, and office spaces . 

The site has housed the existing medical centre and the broader operations and offerings for 

numerous years . T he site, zoning and locational context mak e it an appropriate candidate for 

the existing  use and operations, as well as the proposed expansion .   

The proposed expansion will facilitate the provision of additional  medical  service  capacities  

for the local indigenous community, and  improved office facilities for staff.  This is consistent 

with general planning policy that seeks to provide accessible services for local communities.  

The proposed development is considered consistent with the strategic direction of the East 

Gippsland  Planning Scheme. This is evidenced by :  
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— Bairnsdale forms as the vibrant regional centre for the municipality that provides a range of 

important commercial and community services (Clause 02.01). The proposed medical centre 

expansion will further the establishment of  its  community services in Bairnsdale , servicing 

the wider municipality.  

— The proposed development will complement the existing character, environmental and 

landscape values of the areas, as sought by C lause 02.03 - 5 , Clause 15.01 - 1L and Clause 

15.01- 5S . This is further ed  through the nature of the proposal, being integrated  extension  of 

the existing building on the site and utilising the same material s  and finishes to ensure is 

reads as part of the overall built form . Further, the proposed built form  will be well setback 

and nestled within the site, limiting views of the proposed built form from the public realm .  

— The proposed extension will be of a high - quality  design and ha s  been environmentally 

sustainably designed  (Clause 15.01 - 2S)  which is evidenced in the architectural plans.  

— The site is located on the periphery of the Ba irnsdale Activity Centre  (Clause 11.03 - 1L- 01) 

and support the expansion of an essential community use in a well located area, fostering 

connectivity and community wellbeing (Clause 15.01 - 4S).  

— Will facilitate  the expansion of an existing health facility in a regional location, supporting 

the broader municipality (Clause 19.02 - 1S).  

5.3.  Is the proposed built form appropriate to its context  and will the proposal 

have acceptable off - site amenity outcomes?   

The proposed extension has been designed to nestle within the subject site and concealed 

behind  large existing presence of mature canopy trees on the site. The materiality of the 

extension  will match the existing medical centre building, reading as part of the original 

building form and representing an integrated, well considered design response.  

The objective of Clause 15.01 - 5S is to recognise and protect neighbourhood character, cultural 

identity, and sense of place. In considering whether the objective is met, primary 

c onsiderations are the site’s  residential  zoning. It is considered that the development strongly 

meets the objective of Clause 15.01 - 5S by creating a safe, healthy, and functional urban 

environment which creates a sense of place.  This is achieved through the use and function of 

the medical centre and broader site.  

T he proposed built form is appropriate for the following reasons:  

— The proposed extension is relatively modest in size when considering the size of the site and 

the other built form present. Generally speaking, the presentation of the new built form will 

not be highly visible from the street, particularly given it will be  setback  approximately  23 

metres from Rupert Street frontage  and  will be largely concealed within the  centre  site , 

away from  any key views from the public realm .  

— The proposed maximum building height of 7.275 metres is  a modest building height,  

consistent with the residential scale of buildings in the area and what is sought for residential 

buildings in the GRZ, being a maximum of 3 storey and 11 metres.  

— The existing mature vegetation on site will assist in filtering views of the proposed built form 

from the public realm  and adjoining properties  as well as maintaining a well landscaped 

setting on site.  
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— All elevations are well animated through architectural features such as windows,  batten 

screens, materiality and the general geometry of the building . The design is architecturally 

consistent with the existing built form and the materiality will comfortably integrate the 

building with the landscape setting.  

— The proposed façade is of contemporary design and incorporates vertical and horizontal 

articulation through detailing. This will make a positive contribution to the site and surrounds.  

— The variety of materials and finishes, including cement sheeting, cladding , profiled sheeting, 

timber and metal , will create visual interest.  

— The accompanying  landscaping response and existing landscaping across the development 

site will provide for a positive contribution to the character of surrounding area  

Figure 14: Render of proposed develop ment, as viewed from the east  

 

Further, t he proposed development will not result in any unreasonable  off - site amenity 

impacts, largely owing  to the considerable setbacks from adjoining residential properties,  

resulting from the siting of the building . We make the following comments in this respect.  

— The proposed extension is orienteered away from the adjoining residential properties to the 

west, noting that No. 56 - 58 Rupert Street is in the ownership of GEGAC. The extension is 

setback approximately 57 metres from the land to the east  removing any opportunity for 

amenity or bulk impacts . Notwithstanding this, we note that land to the east ( No. 27 

Dalmahoy Street)  is used for non - residential purpose s.  The proposal will therefore not have 

any impacts in terms of its visibility or creation of visual bulk when viewed from residential 

properties.  

— The proposed extension will not cause any  overshadowing  or loss of daylight to adjoining 

properties, again owning to the generous setbacks of the extension.  
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— The proposed development will not cause any o verlooking to adjoining residential properties 

given the siting and setbacks of the extension.  

Figure 15: Render of proposed develop ment, as viewed from the south  

 

5.4.  Is the proposed tree removal and landscaping response appropriate?  

The propos al will require the removal of several trees on site to make way for the proposed 

works. A large number of  the trees proposed to be removed were planted as part of the 

landscaping response for the original development of the medical centre. All key existing trees 

on site will be retained and protected.  

Specifically, it is proposed to remove Trees 22, 43 - 46, and 50 - 61 (as referenced in the 

Arboricultural Impact Assessment) . Of these, a permit is only required to remove Tree 43, 

pursuant to Clause 52.37  (Canopy Trees) , noting that all other trees are undersized.   

The c anopy tree requirements are set out under Clause 52.37 - 3 and require a minimum of 

22.6% of canopy cover should be achieved  on site, noting the large site size and existing 

canopy  cover on site.  

The proposed development will continue to provide a generous canopy cover on site of 

24.6%, meeting the minimum requirements of Clause 52.37 - 3 , as detailed on the T ree C anop y 

C alculations , prepared by  Frater Consulting.  

A  permit is not required pursuant to  Clause 52. 17 (Native Vegetation) , noting that all trees 

proposed to be removed are either planted or non - native species and are therefore exempt 

from permit requirements under this provision. It is proposed to retain and protect all key 

existing trees on the site.  

The proposed landscaping response will  comprise a n entirely  native planting palette, including 

a range of shrubs, grasses and ground covers. The proposal will also feature a new landscaped 
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forecourt area around the extension area with gravel paths , planting areas a nd light duty 

concrete paving, with curved timber and steel seating benches .  

The overall planning and design of the site is intended to integrate the built form into the 

landscape setting and the proposal will ensure that this character is maintained.  

Figure 16: Proposed landscape response  

 

5.5.  Other matters  

CAR AND BICYCLE PARKING  

A Transport Impact Assessment has been prepared by One Mile Grid and includes specific 

details relating car and bicycle parking requirements.  

With regard to car parking requirements, Clause 52.06 will generate a statutory requirement 

of 25 car parking spaces  for the additional floor area . No additional car parking is proposed on 

site. Accordingly, a permit is required for the reduction of  car parking.  

The car parking demand  assessment  prepared by One Mile Grid  estimates that the expansion 

will generate a demand for an additional 18 car spaces comprising 8 staff spaces and 10 

patient spaces . Based on the car parking surveys there is comfortable capacity within the 

existing on - site car parking available to accommodate the additional parking demands 

generated by the expansion .  
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The additional anticipated traffic volumes generated by the expansion are expected to have a 

negligible impact on the operation of Dalmahoy Street or the surrounding road network  given 

they are relatively minor having regard to the existing traffic conditions and activity already 

occurring on the site.  

We defer to the Traffic Report prepared by One Mile Grid , with further regard to car parking 

matters.  

In relation to bike parking, the proposal seeks to provide 2 employee spaces and 4 visitor 

spaces (total of 6 bicycle parking spaces) as part of the expansion, exceeding the minimum 

statutory requirements of Clause 52.34, requiring a total of 2 additional bicycle parking 

spaces.  

The generous provision of bicycle parking will also exceed Victorian Health Building Authority 

Sustainability guidelines  requiring an additional 20% of bicycling parking supplies above 

Clause 52.34 requirements.  

WASTE MANGEMENT  

The proposed development will continue to utilise the existing waste systems, nam ely through  

a private waste contractor to manage the collection of waste associated with the medical  

centre.  

In keeping with current arrangements, garbage and recycling skip bins for the medical centre 

will continue to be stored externally. These existing collection arrangements for both skip bins 

will remain unchanged.  

Any additional bins required for the medical centre will be accommodated  within the 

dedicated bin storage area located in the southwest corner of the building , adjacent to the 

services yard .  

Waste collection vehicles will access the site via the existing loading dock, where bins will be 

transferred directly from the storage area to the collection truck for emptying .  

We defer to the Waste Management Plan prepared by One Mile Grid for further details.  
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6.  Conclusion  

This proposal  seeks to construct a double storey extension to the existing medical centre on 

the subject site  for the Gippsland and E ast Gippsland Aboriginal Cooperative, which services 

in the indigenous population the broader  area.  

The existing site offering along with the proposed expansion make a positive contribution to 

the local area, providing key services for the community. Further, the architectural responsive 

is integrated into the existing building and responds well to the f eatures of the site, as well as 

the character of the area.  

The assessment demonstrates that the proposal warrants support for the following reasons:  

— The proposal enjoys strong strategic support within the East Gippsland Planning Scheme, 

advancing key objectives related to community health, regional service provision, and built 

form quality.  

— The proposed built form is appropriate to its context, responding sensitively to surrounding 

character through considered materiality, articulation, and generous setbacks that limit off -

site amenity impacts to neighbouring properties.  

— The proposed tree removal is limited in scope, with canopy cover requirements under 

Clause 52.37 comfortably satisfied, and the landscaping response delivering a high - quality 

native planting palette that enhances the site's environmental contribution.  

— Car and bicycle parking demands generated by the expansion can be adequately 

accommodated, with existing on - site parking capacity confirmed as sufficient through 

independent traffic assessment.  

On balance, the proposal delivers a clear net community benefit by expanding an essential 

health facility serving the local indigenous community and is worth of Council’s support.  

 

Ratio Consultants Pty Ltd  














































