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1. Introduction 

East Gippsland Planning Scheme. 

Aerial view of subject land and surrounding precinct  Planning Maps Online (DELWP) 
 

2. Subject Land & Surrounding Context 
 

East Gippsland Planning Scheme



View of entry to property  

Looking north and south along Lake Victoria Road

 



3. The Application & Proposal 

Proposed Final Subdivision Layout  Crowther & Sadler Pty Ltd 

Proposed Staged Subdivision Plan  Crowther & Sadler Pty Ltd  



Building Envelope Plan - Demonstrational Purposes Only  Crowther & Sadler Pty Ltd 

East Gippsland 
Planning Scheme: - 

Clause 32.03-2    

Clause 32.03-3   
 

Clause 43.02-3   
 

Clause 42.01-2  
 



4. Cultural Heritage 
 

Aboriginal Heritage Act 2006. 
 

Aboriginal Heritage Regulations 2018
Aboriginal Heritage Act 2006

(a) all or part of the activity area for the activity is in an area of cultural 
heritage sensitivity; and 

all or part of the activity is a high impact activity.

Cultural Heritage Sensitivity Mapping  Source: Planning Maps Online (DELWP) 

Aboriginal Heritage Regulations 2018

 
 
5. Planning Policy 
 

 
5.1 State Planning Policy 
 

Settlement



Built Environment & Heritage

Subdivision Design

Housing

5.2 Local Planning Policy 
 

Municipal 
Strategic Statement Strategies for Sub-Regions, Towns 
& Localities. 

 

Mesh Urban Planning and Design 



 
Extract of Figure 12 Eagle Point Structure Plan  Emerging Options Paper 

Source: Mesh Urban Planning & Design 
 
6. Planning Elements 
 

 
6.1 Low-Density Residential Zone 

Zone Mapping  Source: Planning Maps Online (DELWP) 

Subject Land 



 

6.2 Design & Development Overlay 
 

East Gippsland 
Planning Scheme.
 

 
Design & Development Overlay Mapping  Source: Planning Maps Online (DELWP)



 
Residential 

Development in Coastal Areas

Aboriginal Heritage 
Act 2006.

 
6.3 Environmental Significance Overlay 
 



 
Environmental Significance Overlay Mapping  

Source: Planning Maps Online (DELWP) 

6.4 Vegetation Protection Overlay 
 

Vegetation Protection Overlay Mapping  Source: Planning Maps Online (DELWP) 
 
 



7. Conclusion 
 

East Gippsland Planning Scheme. 
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Bushfire (Clause 13.02)  

 
Access  

East Gippsland Planning Scheme



Farzaneh v Boroondara CC (2015) VCAT 1275. 
 

Proposed point of access into Lot 2 
 

 
Proposed point of access into Lot 2 



View from existing driveway towards gap to facilitate access to Lot 3 
 
Drainage  

 

Removal of Vegetation  

East Gippsland Planning Scheme.  



View of planted vegetation along the property frontage and along the existing driveway 
 

 
Planted vegetation along the existing driveway alignment 

 

 
View east from Lake Victoria Road towards planted vegetation within the property 

frontage 



Historic Aerial photograph showing the cleared nature of the property prior to 
establishment of the dwelling 

Amendment to Planning Application 

East 
Gippsland Planning Scheme



Environmental Significance Overlay  

Goonnure Wildlife Corridor

Environmental Significance Overlay Mapping  Source: Planning Maps Online 
(DELWP) 



Vegetation Protection Overlay  

1 Tambo-Bairnsdale Roadside 
Vegetation Protection Network

Vegetation Protection Overlay Mapping  Source: Planning Maps Online (DELWP) 



Particular Provisions (Clause 52.17)  

Guidelines for the Removal, Destruction or Lopping of Native Vegetation, December 
2017

Native Vegetation Information Management 
System

View east towards vegetation earmarked for removal from Lake Victoria Road  
(date of photography 24/01/2019) 



View east over vegetation earmarked for removal 
(date of photography 24/01/2019)  

2005 EVC Mapping  Source: NatureKit 



Application Requirement  Response/Comment 



Decision Guidelines  Response/Comment 

Aboriginal Heritage Act 2006.



 
Concluding Remarks 

Encl: Plan of Vegetation Removal (Version 1)  
 Stormwater & Drainage Plan (Version 2)  
 Bushfire Hazard Assessment document (Version 1) 
 NVIM Report (dated 1 March 2019)   
 Proposed Subdivision Plan (Version 2) 
 Building Envelope Plan (Version 2)  
 Staging Plan (Version 2)  
 Proposed Subdivision Plan (Version 2)  
 Offset Evidence  VegLink (1/03/2019)  
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1. Introduction  



2. Locality & Site Description  

View of existing driveway access 

Existing allotment pattern  Source: :LASSI Spear (DELWP) 



Extract of Zone Mapping  Source: Planning Maps Online (DELWP) 

Aerial view of subejct land and surrounding precinct  Source: LASSI SPEAR 
(DELWP) 

 
 
 
 
 



3. State Planning Policy Assessment  

to strengthen the resilience of 
settlements and communities to bushfire through risk-based planning that prioritizes 
the protection of human life . 

Planning & Environment Act 1987

Extact of Designaged Bushfire Prone Mapping  Source: Planning Maps Online 
(DELWP) 

 

Extact of Bushfire Management Overlay Mapping  Source: Planning Maps Online 
(DELWP) 



4. Strategies  

Protection of Human Life 

Strategy Response 

Prioritising the protection of 
human life over all other Policy 
Considerations 

Directing population growth and 
development to low risk 
locations and ensuring the 
availability of, and safe access 
to, areas where human life can 
be better protected from the 
effects of bushfire. 

Reducing the vulnerability of 
communities to bushfire through 
the consideration of bushfire 
risk in decision making at all 
stages of the planning process. 



Bushfire Hazard Identification & Assessment  

Strategy Response 

Identify bushfire hazard and undertake appropriate risk assessment by:  

Applying the best available 
science to identify vegetation, 
topographic and climatic 
conditions that create a bushfire 
hazard 

Considering the best available 
information about bushfire 
hazard including the map of 
designated bushfire prone areas 
prepared under Building Act 
1993 or regulations made under 
that Act. 

Applying the Bushire 
Management Overlay to areas 
where the extent of vegetation 
can create an extreme bushfire 
hazard. 

Considering and assessing the 
bushfire hazard on the basis of:  
-Landscape Conditions (Meaning 
conditions in the landscape 
within 20km (& potentially up to 
75km) of a site).  
-Local Conditions (Meaning 
conditions in the area within 
approximately 1km of a site).  
-Neighbourhood conditions 
(Meaning conditions in the area 
within 400m of a site.  
-The site for the development. 

Consulting with emergency 
management agencies and the 
relevant fire authority early in 
the process to receive their 
recommendations and 
implement appropriate bushfire 
protection measures. 



Ensuring that strategic planning 
documents, planning scheme 
amendments, planning permit 
applications and development 
plan approvals properly assess 
bushfire risk and include 
appropriate bushfire protection 
measures. 

Not approving development 
where a landowner or proponent 
has not satisfactorily 
demonstrated that the relevant 
policies have been addressed, 
performance measures satisfied 
or bushfire protection measures 
can be adequately implemented. 

Settlement Planning  

Strategy Response 

Plan to strengthen the resilience of settlements and communities and prioritise 
protection of human life by:

Directing population growth and 
development to low risk 
locations, being those locations 
assessed as having a radiant 
heat flux of less than 12.5 
kilowatts/square metre under AS 
3959-2009 Construction of 
Buildings in Bushfire-prone 
Areas (Standards Australia, 
2009). 

Ensuring the availability of, and 
safe access to, areas assesses 
as a BAL-Low rating under AS 
3959-2009 Construction of 
Buildings in Bushfire-prone 
Areas (Standards Australia, 
2009) where human life can be 
protected from the effects of 
bushfire. 



Ensuring the bushfire risk to 
existing and future residents, 
property and community 
infrastructure will not increase 
as a result of future land use and 
development. 

 

Achieving no net increase in risk 
to existing and future residents, 
property and community 
infrastructure, through the 
implementation of bushfire 
protection measures and where 
possible reducing bushfire risk 
overall. 

Assessing and addressing the 
bushfire hazard posed to the 
settlement and the likely 
bushfire behavior it will produce 
at a landscape, settlement, local, 
neighbourhood and site scale 
including the potential for 
neighbourhood-scale 
destruction. 

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

Not approving any strategic 
planning document, local 
planning policy, or planning 
scheme amendment that will 
result in the introduction or 
intensification of development in 
an area that has, or will on 
completion have, more than BAL 
12.5 rating under AS3959-2009 
Construction of Buildings in 
Bushfire-prone Areas (Standards 
Australia, 2009).  



Areas of Biodiversity Conservation Value  

Strategy Response 

Ensure settlement growth and 
development approvals can 
implement bushfire protection 
measures without unacceptable 
biodiversity impacts by 
discouraging settlement growth 
and development in bushfire 
affected areas that area 
important areas of biodiversity. 

Use & Development Control in Bushfire Prone Area  

Strategy Response 

When assessing a Planning Permit Application for the uses and development:
Consider the risk of bushfire to 
people, property and community 
infrastructure. 

Require the implementation of 
appropriate bushfire protection 
measures to address the 
identified bushfire risk. 

Ensure new development can 
implement bushfire protection 
measures without unacceptable 
biodiversity impacts. 



5.  Policy Guidelines  
 

Policy Guidelines & Documents Response 

The following must be considered as relevant: 
Any applicable approved state, 
regional and municipal fire 
prevention plan.  

AS 3959-2009 Construction of 
Buildings in Bushfire-prone 
Areas (Standards Australia, 2009) 

Building in bushfire-prone areas 
 CSIRO & Standards Australia 

(SAA HB36-1993, 1993). 

Any bushfire prone area map 
prepared under the Building Act 
1993 or regulations made under 
that Act. 

 
6. Bushfire Risk  

6.1 Landscape Conditions  



Landscape Conditions within 20km of the subject land  Source: Google Earth 

Terrain in the wider landscape  Source: NatureKit (DELWP) 
 



6.2 Local Conditions  

Local conditions within 1km of the subejct land  Source: Google Earth  



6.3 Neighbourhood Conditions  

Neighbourhood conditions within the 400m assessment area of the subejct land  
Source: Google Earth 



6.4 Bushfire Scenarios  

6.5 Bushfire Hazard Site Assessment  

East Gippsland Planning Scheme.

Aerial view of subejct land and immediate surrounds  Source: Google Earth (2017) 

Low Threat 

Low Threat 

Low 
Threat 

100m 

Low Threat 

Excludable 
<1ha 

Excludable 
<1ha 



 

Contour Mapping  Source: East Gippsland Water  



6.6 Other Bushfire Matters  

Bushfires 1970- Present  Source: Nature Kit (DELWP) 
 

 
6.7 Municipal Fire Management Plan  



6.8 Surrounding Road Network  

View south along Lake Victoria Road  

7.  Response & Mitigation Measures  



8. Concluding Remarks  

East Gippsland Planning Scheme



Intermediate

Guidelines for the removal, destruction or lopping of native vegetation

Native vegetation 
condition map

Date and time: 01 March 2019 10:12 AM

Lat./Long.: Native vegetation report ID:

Address:

Assessment pathway

The assessment pathway and reason for the assessment pathway

Intermediate Assessment Pathway

The offset requirement that will apply if the native vegetation is approved to be removed

Offset requirement



Biodiversity information about the native vegetation

Description of any past native vegetation removal

Description of the native vegetation proposed to be removed

Permit/PIN number Extent of native vegetation (hectares)

Additional information about trees to be removed, shown in Figure 1

Tree ID Tree circumference (cm) Benchmark
circumference (cm)

Scattered / Patch Tree size



Other information

Photographs of the native vegetation to be removed 

Topographical and land information

This is an application requirement 
and your application will be incomplete without it.

Avoid and minimise statement

This is an application requirement and your application will be incomplete without it.

Defendable space statement

Offset statement

This is an 
application requirement and your application will be incomplete without it.



Disclaimer

Next steps

Property Vegetation Plan

Applications under Clause 52.16

Guidelines for the removal, destruction or lopping of native vegetation.
Native

vegetation removal report



Figure 1 Map of native vegetation to be removed, destroyed or lopped



Figure 2 Map of property in context



Figure 3 Biodiversity information maps







Appendix 1 - Details of offset requirements

Offset requirements for partial removal:

Native vegetation to be removed

Extent of all 
mapped native 
vegetation (for 
calculating habitat 
hectares)

Condition score*

Native vegetation condition map.

Habitat hectares

Strategic
biodiversity value 
score Strategic biodiversity value map

General landscape 
factor

General habitat 
score

Offset requirements

Offset type

Offset multiplier

Offset amount 
(general habitat 
units)

Minimum strategic 
biodiversity value 
score

Vicinity

Large trees



 

 

VEGETATION LINK PTY LTD 

 

1 March 2019 
Our Reference: ESLS-4284 

Your Reference: 5 Lake Victoria Rd 
 
Amie Ingwersen 
Crowther & Sadler 
 
By Email: amp@crowthersadler.com.au 
 
Dear Amie, 
 
RE: Quotation for the supply of Native Vegetation Credits  
 
Thank you for your request for a fee proposal to provide native vegetation credits in accordance with 
Guidelines for the removal, destruction or lopping of native vegetation 2017. We are an accredited 
organisation with the Department of Environment, Land, Water & Planning (DELWP). 
 
Based upon the information provided, I understand you require the following native vegetation offset: 
 
Table 1  Offset Targets  
 

Offset Type Attributes 
General Habitat 

Units (GHU) 

Minimum Strategic 
Biodiversity Value 

Score (SBV) 

Large 
Trees 

General Habitat 
Unit 

East Gippsland CMA  0.039 0.408 0 

 
To make available credits to offset vegetation clearance, landowners are required to: 

 
Enter into a Landowner Agreement for the specified area. A landowner agreement: 

- Is in perpetuity and is binding upon the landowner and the landowners successors in 
title;  

- Permanently restricts use of the site, including but not limited to preventing 
agricultural use, vegetation clearance and the erection of a structure or dwelling; and, 

- Requires fencing to be erected and effectively maintained to protect the site.  
 

Implement a detailed 10-year Management Plan endorsed by the DELWP Native Vegetation 
Credit Register. 
 

The landowner provides the following quotation based upon the 10-year Management Plan prepared for 
the site. The quotation represents a one off lump sum for all management costs associated with the 
offset, which is paid into a DELWP trust account. It is subsequently paid to the landowner in instalments 
(over 10 years), subject to the satisfactory implementation of the management actions. The credit 

: 
 

1. Landowner agreement and monitoring fees; 
 

2. Legal & Accounting Costs; 
 

3. Brokerage Fees; 



 

4. Land depreciation and lost opportunity cost arising from the permanent restrictive covenant; 
 

5. Contractor costs for pest plant & animal suppression works over ten years; 
 

6. Fencing establishment &/or maintenance; 
 

7. Environmental  risk  especially that which arises from fire, flood or drought;  
 

8. Insurance, rates & taxes; 
 

9. Monitoring and compliance costs;  
 

10. Inflation over ten years; and, 
 

11. An allowance to cover management and compliance costs associated with the Landowner 
Agreement in perpetuity. 

 
Quotation: Credits equal to a gain of 0.039 GHUs with an SBV>0.408  
 
Trust For Nature Pathway (approx. 4-6 week turnaround) 
Native Veg Credits  
Trust For Nature Transaction Fees 

$3,900.00 
$900.00 

Vegetation Link Transaction Fees^ $960.00 
Total (ex GST) $5,760.00 

Total (Inc. GST) $6,336.00  
 
^Includes DELWP NVCR transfer and allocation fees introduced in July 2016. Note, if credits are not allocated to a planning permit at the time 
of purchase, a further $50 DELWP NVCR fee applies  

 
The quotation is valid for 14 days, subject to credit availability.  
 
Upon receipt of written acceptance of this quotation, we will immediately reserve the credits before 
proceeding to prepare a Credit Agreement to enable the transfer of the credits to you or your nominee.  
 
We will then lodge the agreement with DELWP who will raise an invoice for the Credits, and we will 
issue an invoice for the transaction fees. Once both payments are made, you will receive an Allocated 
Credit Extract from the Native Vegetation Credit Register as evidence of meeting your offset 
requirement. 
 
Should you have any queries, please do not hesitate in contacting us on (03) 5470 5232 or email 
offsets@vegetationlink.com.au.   
 
Sincerely 
 
 
 
Julie Groce 
Biodiversity Offset Broker 
 



368/2018/P  Assessment of the proposal against the East Gippsland 
Planning Scheme 

Planning Policy Framework 

Clause 11.01-1R Settlement  Gippsland 

 
Leongatha, 

Sale, Warragul/Drouin and Wonthaggi as regional centres, and in sub-regional networks of 
towns. 
 
Support new urban growth fronts in regional centres where natural hazards and environmental 
risks can be avoided or managed. 
 
Support the continuing role of towns and small settlements in providing services to their districts, 
recognising their relationships and dependencies with larger towns. (Emphasis added) 
 
Create vibrant and prosperous town centres that are clearly defined and provide commercial 
and service activities that respond to changing population and market conditions. 
 
Clause 11.01-1S Settlement 

To promote the sustainable growth and development of Victoria and deliver choice and 
opportunity for all Victorians through a network of settlements. 
 

Develop sustainable communities through a settlement framework offering convenient access to 
jobs, services, infrastructure and community facilities. 
 
Support sustainable development of the regional centres of Ararat, Bacchus Marsh, Bairnsdale, 
Benalla, Castlemaine, Colac, Echuca, Gisborne, Hamilton, Kyneton, Leongatha, Maryborough, 
Portland, Sale, Swan Hill, Warragul/Drouin and Wonthaggi. 
 
Ensure regions and their settlements are planned in accordance with their relevant regional 
growth plan. 
 
Guide the structure, functioning and character of each settlement taking into account municipal 
and regional contexts and frameworks. 
 
Create and reinforce settlement boundaries. (Emphasis added) 
 
Deliver networks of high-quality integrated settlements that have a strong identity and sense of 
place, are prosperous and are sustainable by: 

Building on strengths and capabilities of each region across Victoria to respond 
sustainably to population growth and changing environments. 
Developing settlements that will support resilient communities and their ability to adapt 
and change. 



Balancing strategic objectives to achieve improved land use and development outcomes 
at a regional, catchment and local level. 
Preserving and protecting features of rural land and natural resources and features to 
enhance their contribution to settlements and landscapes. 
Encouraging an integrated planning response between settlements in regions and in 
adjoining regions and states in accordance with the relevant regional growth plan. 
Providing for appropriately located supplies of residential, commercial, and industrial 
land across a region, sufficient to meet community needs in accordance with the 
relevant regional growth plan. 
 

Limit urban sprawl and direct growth into existing settlements. (Emphasis added). 

Promote and capitalise on opportunities for urban renewal and infill redevelopment. (Emphasis 
added). 
 
Develop compact urban areas that are based around existing or planned activity centres to 
maximise accessibility to facilities and services.  (Emphasis added) 
 

Consider as relevant: 
Gippsland Regional Growth Plan (Victorian Government, 2014) 

 

 



Assessment: 

 

Clause 12.01-1S Protection of biodiversity 

 
 

Use biodiversity information to identify important areas of biodiversity, including key habitat for 
rare or threatened species and communities, and strategically valuable biodiversity sites. 
 

biodiversity. 
 
Ensure that decision making takes into account the impacts of land use and development on 

 
Cumulative impacts. 
Fragmentation of habitat. 
The spread of pest plants, animals and pathogens into natural ecosystems. 

 
Avoid impacts of land use and development on important areas of biodiversity. 
 
Assist in the identification, protection and management of important areas of biodiversity. 
 
Assist in the establishment, protection and re-establishment of links between important areas of 
biodiversity, including through a network of green spaces and large-scale native vegetation 
corridor projects. 
 
Clause 12.01-2S Native vegetation management  
 

To ensure that there is no net loss to biodiversity as a result of the removal, destruction or 
lopping of native vegetation. 
 

 
Ensure decisions that involve, or will lead to, the removal, destruction or lopping of native 
vegetation, apply the three-step approach in accordance with the Guidelines for the removal, 
destruction or lopping of native vegetation (Department of Environment, Land, Water and 
Planning, 2017): 

Avoid the removal, destruction or lopping of native vegetation. 
Minimise impacts from the removal, destruction or lopping of native vegetation that 
cannot be avoided. 
Provide an offset to compensate for the biodiversity impact from the removal, destruction 
or lopping of native vegetation. 

 
 



Assessment: 

 
Clause 13.02-1S Bushfire Planning 

Policy application 

This policy must be applied to all planning and decision making under the Planning and 
Environment Act 1987 relating to land that is: 

Within a designated bushfire prone area; 
Subject to a Bushfire Management Overlay; or 
Proposed to be used or developed in a way that may create a bushfire hazard. 

Objective 

To strengthen the resilience of settlements and communities to bushfire through risk-
based planning that prioritises the protection of human life. 

Strategies 

Protection of human life 

Give priority to the protection of human life by: 

Prioritising the protection of human life over all other policy considerations. 
Directing population growth and development to low risk locations and ensuring 
the availability of, and safe access to, areas where human life can be better 
protected from the effects of bushfire. 
Reducing the vulnerability of communities to bushfire through the consideration of 
bushfire risk in decision making at all stages of the planning process. 

Settlement planning 
Plan to strengthen the resilience of settlements and communities and prioritise 
protection of human life by: 
Directing population growth and development to low risk locations, being those 
locations assessed as having a radiant heat flux of less than 12.5 
kilowatts/square metre under AS 3959-2009 Construction of Buildings in 
Bushfire-prone Areas (Standards Australia 2009). 
Ensuring the availability of, and safe access to, areas assessed as a BAL-LOW 
rating under AS 3959-2009 Construction of Buildings in Bushfire-prone Areas 
(Standards Australia, 2009) where human life can be better protected from the 
effects of bushfire. 



Assessment: 

Clause 15.01-3S Subdivision design 

To ensure the design of subdivisions achieves attractive, safe, accessible, diverse and 
sustainable neighbourhoods. 
 

In the development of new residential areas and in the redevelopment of existing areas, 
subdivision should be designed to create liveable and sustainable communities by: 

Creating compact neighbourhoods that have walkable distances between 
activities. 
Developing activity centres in appropriate locations with a mix of uses and 
services and access to public transport. 
Creating neighbourhood centres that include services to meet day to day needs. 
Creating urban places with a strong sense of place that are functional, safe and 
attractive. 
Providing a range of lot sizes to suit a variety of dwelling and household types to 
meet the needs and aspirations of different groups of people. 
Creating landscaped streets and a network of open spaces to meet a variety of 
needs with links to regional parks where possible. 
Protecting and enhancing native habitat. 
Facilitating an urban structure where neighbourhoods are clustered to support 
larger activity centres served by high quality public transport. 
Reduce car dependency by allowing for: 

Convenient and safe public transport. 
Safe and attractive spaces and networks for walking and cycling. 
Subdivision layouts that allow easy movement within and between 
neighbourhoods. 
A convenient and safe road network. 

Being accessible to people with disabilities. 
Creating an urban structure and providing utilities and services that enable 
energy efficiency, resource conservation, integrated water management and 
minimisation of waste and air pollution. 

Clause 15.01-5S Neighbourhood character 
 

To recognise, support and protect neighbourhood character, cultural identity, and sense of 
place. 
 

Ensure development responds to cultural identity and contributes to existing or preferred 
neighbourhood character. 



 
Ensure development responds to its context and reinforces a sense of place and the valued 
features and characteristics of the local environment and place by emphasising the: 

Pattern of local urban structure and subdivision. 
Underlying natural landscape character and significant vegetation. 
Heritage values and built form that reflect community identity. 

 
Assessment: 

Local Planning Policy Framework 

Clause 21.03 Settlement 

Planning for Growth Areas 
 
Objective 1  Main towns 

 
for community and commercial services. 
 
Strategy 1.1 
Allow limited infill development in townships where lots are capable of retaining wastewater. 
Strategy 1.5 
Ensure pedestrian and cycle path networks are provided in new residential estates and 
integrate these where possible with development of wildlife corridors. 
Strategy 1.6 
Protect the separation between settlements by preserving intervening areas of predominantly 
rural or natural landscapes. 
Strategy 1.7 
Encourage infill or incremental development of existing towns in preference to dispersed 



development. 
Objective 2  Main towns 
To build and support the urban centres so they remain commercially viable and a focus for 
services to residents and their wider districts. 
 
Assessment:  
 

Clause 21.04 Environmental and landscape values 
 
Biodiversity 
East Gippsland is a reservoir of biodiversity in south eastern Australia, due to the relatively 
unspoilt nature of its native vegetation. It is the only place in temperate mainland Australia where 
large tracts of native vegetation are intact from the Alps to the ocean. 
Objective 1 
To maintain, conserve and enhance the biodiversity of East Gippsland. 
Strategy 1.1 
Encourage owners to undertake land care and revegetation programs, restore degraded river 
frontages and wetlands, protect urban waterways and implement soil conservation measures by 
incorporating best practice. 
Objective 2 
To recognise, protect and maintain environmental, cultural and aesthetic values within East 
Gippsland. 
 
Landscape 
Large areas of East Gippsland, including Gippsland Lakes and surrounds, are classified by the 
National Trust as landscapes of special regional significance. 
Objective 1 
To enhance the aesthetic quality of the built environment and ensure that the integrity and 
character of localities and the quality of the natural environment are recognised and protected. 
Strategy 1.1 
Ensure that development in significant landscape areas is designed and implemented in a way 
that is sympathetic to character of the area and preserves its aesthetic values. 
 
Assessment:  
 

protect maintain conserve



 
Clause 21.07 Built Environment and Heritage 
 

Objective 1 

identity, aesthetic quality, and economic diversity. 
Strategy 1.1 
Encourage high standards of design in all new developments, with special emphasis on urban 
areas, coastal and lakeside areas and other localities of high landscape quality, and land 
adjacent to parks and reserves. 
Strategy 1.2 
Progressively develop and update Urban Design Frameworks for each of the major towns and 
incorporate the outcomes in to the Planning Scheme. 
Strategy 1.3 
Ensure all development is designed in keeping with landscape and town character. (Emphasis 
added) 
 
Assessment: 
 

Clause 21.12 Strategies for sub-regions, towns & localities 

header clause. 

 
Eagle Point will develop as a small consolidated town distinct from Paynesville, serving as both 
a permanent resident settlement and a holiday recreation destination. 
 
A community focal point will be developed in the vicinity of the school and linked to Eagle Point 
Reserve. The Reserve and foreshore areas will provide high quality recreation opportunities 
with pathways connecting to the Mitchell River and other recreation destinations. 
 
The Camping Ground will be maintained as a high-quality destination for visitors. 
 
Streets will be well landscaped and signposted. Buildings will remain low in scale and will not be 
visually intrusive. (Emphasis added). 
 
Objectives 

To enhance the character and setting of Eagle Point. (Emphasis added) 
 



To protect and enhance the natural environment of the area, including the Lakes system. 
(Emphasis added) 
To improve accessibility, circulation and safety for pedestrians and vehicle movement. 

 
Strategies 

Ensure that the development of Eagle Point occurs generally in accordance with the 
Eagle Point Strategy Plan. 
Retain the low intensity character of development and contain building height. 
(Emphasis added) 
Protect views from the Lakes through landscaping, building siting and building height 
controls. 
Maintain significant view corridors to the Lakes and northern ranges. 
Encourage the retention of the Gippsland Redgum throughout the township. 
Contain low density residential development within existing zoned areas. 
Establish a community and local commercial centre near the school and caravan park 
and ensure good accessibility to the centre for pedestrians and vehicles. 
Encourage development that caters for retirement housing and associated facilities. 
Ensure that all new subdivisions and development incorporate satisfactory waste 
disposal and storm water management with the utilisation of water sensitive urban 
design techniques. (Emphasis added) 
Ensure the retention of indigenous vegetation in all new development areas and extend 
wildlife corridors with additional planting. (Emphasis added). 
Provide a comprehensive pathway network within the town and linking key open space 
areas and focal points. 
Residential development in Eagle Point should concentrate initially on the existing 
serviced residential land, to better utilise these services and reinforce the role of the 
township. 
Ensure that the residential development of land along the Paynesville-Bairnsdale Road 
includes a vegetated buffer adjacent to the road. 

 
Assessment: 
 



 
 
Planning zone 

Clause 32.03 Low Density Residential Zone 

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

General 
Before deciding on an application, in addition to the decision guidelines in Clause 65, the 
responsible authority must consider, as appropriate: 
The Municipal Planning Strategy and the Planning Policy Framework. 
 
Subdivision 

The protection and enhancement of the natural environment and character of the area 
including 



the retention of vegetation and faunal habitat and the need to plant vegetation along 
waterways, gullies, ridgelines and property boundaries. 
The availability and provision of utility services, including sewerage, water, drainage, 
electricity, gas and telecommunications. 
In the absence of reticulated sewerage: 
o The capability of the lot to treat and retain all wastewater in accordance with the 

State Environment Protection Policy (Waters of Victoria) under the Environment 
Protection Act 1970. 

o The benefits of restricting the size of lots to the minimum required to treat and retain 
all wastewater in accordance with the State Environment Protection Policy (Waters 
of Victoria). 

o The benefits of restricting the size of lots to generally no more than 2 hectares to 
enable lots to be efficiently maintained without the need for agricultural techniques 
and equipment. 

The relevant standards of Clauses 56.07-1 to 56.07-4. 
 
Assessment: 

 
Planning Overlays 

Clause 42.02 Vegetation Protection Overlay Schedule 1  

 
Significant areas of native vegetation are located along roadsides within Government 
road reserves. 
These areas are often important remnants of native vegetation that previously extended 
over adjacent private land now generally cleared for agriculture or rural style residential 
development. 
Remnant roadside vegetation provides important fauna habitat and wildlife corridors, 
often linking larger areas of remnant native vegetation. Remnant roadside vegetation 
also contributes significantly to landscape and aesthetic values in rural areas. 
Conservation and enhancement of these areas is important to and generally supported 
by the local community. 

The Tambo-Bairnsdale Roadside Vegetation Protection Network overlay seeks to protect high 
conservation value roadside vegetation within Government road reserves from: 

The potential adverse impacts of establishing access through roadside vegetation 
located between the carriageway and adjacent private land. 
The potential adverse impacts of road maintenance and construction activities. 

 
The overlay objective is: 
 

To ensure that development of access to private land, and road maintenance and 
construction activities occur so as: 

o To conserve areas of vegetation with high conservation value by minimising the 
extent of vegetation loss. 



o To conserve and enhance fauna habitat and habitat corridors by minimising the 
extent of vegetation loss and encouraging regeneration of indigenous species. 

o To preserve existing trees and other vegetation where it contributes to high 
landscape and aesthetic values. 

 
Clause 42.01  Environmental Significance Overlay Schedule 43 
 

The overlay areas comprise Sites of Biological Significance containing specific values as listed 
in Table 1 below and representing either: rare or threatened species; restricted, rare or 
threatened vegetation communities; vegetation which is important as a corridor; high species 
richness; or other unusual biological features. 
 
The sites include suitable habitat for either the local population or the local occurrence of a 
species or community. 

To ensure that development occurs so as not to adversely impact upon the environmental 
values of the site or any other value that may be identified within the overlay area. 
 
To conserve and enhance the environmental sustainability and ecological integrity of these 
values. 

Clause 43.02  Design and Development Overlay Schedule 11 
 

To protect and manage the township character of coastal settlements. 
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. 
To ensure that new development is visually and physically integrated with the site and 
surrounding landscape. 
To ensure that new development is sited and designed to be visually unobtrusive 
through and above the surrounding tree canopy when viewed from nearby streets, lakes, 
coastal areas, or other distant viewpoints. 
To protect the vegetated character of the landscape, particularly where it is a dominant 
visual and environmental feature. 
To ensure that the scale and character of existing development in areas fronting Marine 
Parade in Marlo and on the lake frontage at Newlands Arm is preserved and that any 



new development should be consistent with the prevailing development form and height 
to retain the existing character and view corridors. 
To ensure that the subdivision of land within the Newlands Arm Estate is consistent with 
the Newlands Arm Estate Restructure Plan, Version 7, March 2017 

Decision Guidelines 
 
Before deciding on an application, the responsible authority must consider, where appropriate: 
 
In relation to a proposed subdivision: 

The effect of any proposed subdivision or development on the environmental and 
landscape values of the site and of the local area, including the effect on streamlines, 
foreshores, wetlands, areas of remnant vegetation or areas prone to erosion. 
The need to contribute, where practicable, to the development of pedestrian walkways, 
to link residential areas and to provide access to community focal points, public land and 
activity areas such as commercial or community precincts, recreation areas or foreshore 
areas. 
Whether the proposed subdivision layout provides for the protection of existing natural 
vegetation, drainage lines, wetland areas and sites of cultural or heritage significance. 
Whether the potential for wildlife corridors through the area has been retained or created 
by limiting fencing and maintaining indigenous and native vegetation. 
The provision for water sensitive urban design. 
Provision in the design for the impact of coastal processes (the impacts from wind, 
waves, floods, storms, tides, erosion) on foreshore areas. 
Whether the allotment frontage width is consistent with the typical width of existing 
allotments in the locality. 
Whether the proposed subdivision layout relates sympathetically to the topography of 
the site and the surrounding land uses. 

 
Assessment: 
 

protection maintaining
conserving



Particular Provisions
Clause 53.01 Public Open Space Contribution and Subdivision 

53.01

The Council may only make a public open space requirement if it considers that, as a result of 
the subdivision, there will be a need for more open space, having regard to- 

(a) The existing and proposed use or development of the land; 

(b) Any likelihood that existing open space will be more intensively used after than before the 
subdivision; 

(c) Any existing or likely population density in the area of the subdivision and the effect of the 
subdivision on this; 

(d) Whether there are existing places of public resort or recreation in the neighbourhood of 
the subdivision, and the adequacy of these; 

(e) How much of the land in the subdivision is likely to be used for places of resort and 
recreation for lot owners; 

(f) Any policies of the Council concerning the provision of places of public resort and 
recreation. 

Clause 56  Residential Subdivision  

56.07-1 Drinking water supply objectives 

To reduce the use of drinking water. 

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

The supply of drinking water must be: 

Designed and constructed in accordance with the requirements and to the 
satisfaction of the relevant water authority. 



Provided to the boundary of all lots in the subdivision to the satisfaction of the 
relevant water authority. 

Assessment: 

56.07-2 Reused and recycled water objective 

Reused and recycled water objective 

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

Standard C23 

Reused and recycled water supply systems must be: 

Designed, constructed and managed in accordance with the requirements and to 
the satisfaction of the relevant water authority, Environment Protection Authority 
and Department of Health and Human Services. 
Provided to the boundary of all lots in the subdivision where required by the 
relevant water authority.

Assessment: 

56.07-3 Wastewater management objective 

To provide a wastewater system that is adequate for the maintenance of public health and the 
management of effluent in an environmentally friendly manner. 

Waste water systems must be: 

Designed, constructed and managed in accordance with the requirements and to the 
satisfaction of the relevant water authority and the Environment Protection Authority. 
Consistent with any relevant approved domestic waste water management plan. 

Reticulated waste water systems must be provided to the boundary of all lots in the subdivision 
where required by the relevant water authority. 

Assessment: 

56.07-4 Stormwater management objectives  

To minimise damage to properties and inconvenience to residents from stormwater. 



To ensure that the street operates adequately during major storm events and provides for public 
safety. 

To minimise increases in stormwater and protect the environmental values and physical 
characteristics of receiving waters from degradation by stormwater. 

To encourage stormwater management that maximises the retention and reuse of stormwater. 

To encourage stormwater management that contributes to cooling, local habitat improvements 
and provision of attractive and enjoyable spaces. 

The stormwater management system must be:

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

The stormwater management system should be integrated with the overall development plan 
including the street and public open space networks and landscape design. 

For all storm events up to and including the 20% Average Exceedence Probability (AEP) 
standard: 

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

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

Provision must be made for the safe and effective passage of stormwater flows. 
All new lots should be free from inundation or to a lesser standard of flood protection where 
agreed by the relevant floodplain management authority. 
Ensure that streets, footpaths and cycle paths that are subject to flooding meet the safety 
criteria da V ave < 0.35 m2/s (where, da = average depth in metres and Vave = average 
velocity in metres per second). 

The design of the local drainage network should: 

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



Ensure every lot is provided with drainage to a standard acceptable to the relevant 
drainage authority. Wherever possible, stormwater should be directed to the front of the 
lot and discharged into the street drainage system or legal point of discharge. 
Ensure that inlet and outlet structures take into account the effects of obstructions and 
debris build up. Any surcharge drainage pit should discharge into an overland flow in a 
safe and predetermined manner. 
Include water sensitive urban design features to manage stormwater in streets and public 
open space. Where such features are provided, an application must describe maintenance 
responsibilities, requirements and costs. 

Any flood mitigation works must be designed and constructed in accordance with the 
requirements of the relevant floodplain management authority. 

Assessment 

Conclusion 





Provide for the development of sustainable and liveable urban areas in an integrated 
manner. 
Assist the development of walkable neighbourhoods. 
Facilitate the logical and efficient provision of infrastructure. 
Facilitate the use of existing infrastructure and services. 
Integrate relevant planning considerations to provide specific direction for the planning of 
sites, places, neighbourhoods and towns. 
Consider the distinctive characteristics and needs of regional and local places in planning for 
future land use and development. 

 
The Draft Eagle Point Structure Plan, prepared by the Shire with substantial community input, proposes 
the subdivision of land zoned for Low-Density Residential development in Eagle Point to achieve 
efficient and effective growth of the residential areas of the town. 
 
I support the efficient subdivision of land in the Low-Density Residential zone and consider that, in the 
future, subdivision will need to service and make effective use of larger lots within the areas identified 
for closer subdivision. 
 
My property contains an area of approximately 2,400 square metres of under-utilised vacant land on the 
eastern boundary of the proposed subdivision. This land could be readily included in the proposed 
subdivision to provide an extra lot and thus: 

Provide a more efficient subdivision of land; 
Allocate additional land for housing that would not be made available for future housing 
development without inclusion in the subdivision; 
Provide for the extension of road access and services to available vacant land to achieve more 
integrated development of land in the Low Density Zone; 
Facilitate the integrated development of land and provide opportunities for additional housing 
on serviced land, in accordance with the objectives for the Low-Density Zone and the Planning 
Scheme. 

 
I have contacted the applicant to commence discussions regarding the potential inclusion of my land in 
the proposed subdivision. I am informed that objections have been lodged to the proposed subdivision 
and that further discussions regarding the final form of the subdivision will take place as part of the 
ongoing review of the proposal. 
 
I lodge this submission to advise of this intention and may make further submissions as the process 
unfolds. 
 
Yours Sincerely 
 

 
Martin Richardson 



































3. Egress/Ingress onto Lake Victoria Road.  This road is currently a single lane road with verges 
that do not allow 2 vehicles to pass safely on the bitumen at the same time.  The existing 
roadway would not allow for vehicles from an additional 11 properties to safely use Lake 
Victoria Road without impact on the natural environment. 

4. Loss of privacy and amenity to existing dwellings. 
 
 

How would you be affected by the granting of this permit? 
 

1. Loss of rural aspect and neighbourhood character 
2. Increase in traffic and noise within the neighbourhood 
3. Not in keeping with the Eagle Point Structure plan as stated in the overview of Eagle Point 

having a village character influenced by is natural attributes and low scale development 
form.   The structure plan states that the Eagle Point Township Structure plan is to protect 
and enhance the unique and special qualities of the town, by identifying where change is 
appropriate and where change will be limited .  Currently there are 46 vacant allotments, 69 
properties for sale and 282 listings between Paynesville, Eagle Point and Newlands Arm.  
Additional development of properties in Eagle Point will detract from the rural living 
neighbourhood and low density neighbourhood requirements that guide the Structure plan. 

4. Infrastructure currently in place would not support additional dwellings  eg: water 
pressure, sewerage requirements, road infrastructure. 

5. Impact on rural amenity of Eagle Point  more houses, more vehicles, more noise = loss of 
amenity for existing dwellings. 

6. Affect on my lifestyle  we moved to Eagle Point for the quiet rural environment, we do not 
want to live in an enclave off residential developments of less than 1 acre.  The area 
immediately to the East of us has been over developed and our concerns have been raised 
through the various consultations currently underway through the Structure Planning 
Process. 

 

Signed:  

Name:  Debra Benson  Date:  24 March 2019 

 



 

 



























2. Loss of neighbourhood character due to the density of the proposed subdivision and removal of 
vegetation which is not in keeping with the Eagle Point Structure Plan or Vegetation Protection 
Overlay. 

3. Ingress /egress to Lake Victoria Road, which is currently a single lane road with wide verges 
which does not allow two vehicles to pass safely when travelling in opposite directions. This road 
is not suitable to cater for an increase of traffic of potentially 22 more vehicles per day. 

 
 

How would you be affected by the granting of this permit? 
 

1. Loss of rural aspect and neighbourhood character 
2. Increase in traffic and noise within the neighbourhood 
3. Not in keeping with the Eagle Point Structure plan as stated in the overview of Eagle Point 

having a village character influenced by is natural attributes and low scale development 
form.   The structure plan states that the Eagle Point Township Structure plan is to protect 
and enhance the unique and special qualities of the town, by identifying where change is 
appropriate and where change will be limited .  Currently there are 46 vacant allotments, 69 
properties for sale and 282 listings between Paynesville, Eagle Point and Newlands Arm.  
Additional development of properties in Eagle Point will detract from the rural living 
neighbourhood and low density neighbourhood requirements that guide the Structure plan. 

4. Infrastructure currently in place would not support additional dwellings  eg: water 
pressure, sewerage requirements, road infrastructure. 

5. Impact on rural amenity of Eagle Point  more houses, more vehicles, more noise = loss of 
amenity for existing dwellings. 

6. Affect on our lifestyle  we moved to Eagle Point for the quiet rural environment, we do not 
want to live in an enclave of residential developments of less than 1 acre.  If the proposed 
subdivision is to proceed, we will lose any rural ambience from the rear of our property 
which will be replaced with 5 dwellings crammed onto half acre blocks, possibly separated 
by timber paling fences. This is not in keeping with the low density rural residential area that 
we bought into two years ago, and could have a negative impact on the value of our 
property. 

7. Concern at the possible loss of large well established native trees to the rear of our property 
which are home to many birds. 

 

Signed: 

 

Name:  Jennifer & Stuart Cowdell  Date:  25th March 2019 

 



 

 







Fire Safety Referrals 
Fire & Emergency Management

Protecting lives and property cfa.vic.gov.au 

Our Ref: 11000-65909-88863 
Council Ref: 368/2018/P 

BAIRNSDALE   VIC   3875 
 

CONDITIONAL CONSENT TO GRANT A PERMIT 
HOWEVER CERTIFICATION AND COMPLIANCE REQUIRED 

Application No:
Applicant:  
Address: 
Proposal:

Hydrants

Subdivision Act 1988



2. Common Property Driveway  

 
Additional Comments 
 
T

 
https://www.planning.vic.gov.au/policy-and-strategy/bushfire-protection/building-in-bushfire-
prone-areas



 

 
Peter Rogasch,      

 
 







133 Macleod Street, PO Box 52, Bairnsdale Victoria 3875
Tel: (03) 5150 4444    Fax: (03) 5150 4477 

Email: egw@egwater.vic.gov.au    Web: www.egwater.vic.gov.au

 

 
 
 
 

 
Our Ref: DOC/19/15864 
 
15 April 2019 
 
East Gippsland Shire Council 
(planning@egipps.vic.gov.au) 
 
Attention: Subdivision Officer, 
 
PLANNING APPLICATION NO: 368-2018-P 
FOR: SUBDIVISION OF LAND INTO 11 LOTS 
LOCATION: 5 LAKE VICTORIA ROAD EAGLE POINT (LOT 1 LP201788X) 
APPLICANT: CROWTHER & SADLER PTY LTD 
 
In response to your letter of 8 March 2019, regarding the above Planning Permit 
application, East Gippsland Water does not object provided the permit is subject to the 
following conditions: 
1. Water and sewer reticulation infrastructure (including sewer connection points) must 

be extended to service each Lot to East Gipps
of the Applicant/Developer
met, relevant infrastructure will then become Gifted Assets.  Each Lot is to be 
separately serviced by the water and sewer reticulation system and able to be 
separately metered (water) as appropriate to the satisfaction of East Gippsland Water.   

2. Current water meter (#96370) to be relocated to the relevant proposed Lot and 
remain with one of the two existing dwellings.  If the second existing dwelling requires 
a water supply service, a new connection and meter is to be installed. 

3. Modify existing sewerage and water service pipe work, to the satisfaction of East 
Gippsland Water, and in accordance with the applicable plumbing standards.  Pipe 
work to each Lot is to be kept clear of the other Lots. 

4. Arrangements for the design, construction, commissioning and acceptance of all 
Gifted Assets required by East Gippsland Water to extend water and / or sewerage 
services to each Lot require written approval by East Gippsland Water.  Subject to its 
written acceptance of the Gifted Assets, East Gippsland Water will become 
responsible for ownership and the ongoing maintenance and operation of the assets 
in perpetuity. 

5. Provide easements on the plan of subdivision over newly created or existing 
infrastructure, as required by East Gippsland Water. 

6. Payment of applicable Development Planning Charges by the Applicant/Developer to 
East Gippsland Water (refer Notes) 



133 Macleod Street, PO Box 52, Bairnsdale Victoria 3875
Tel: (03) 5150 4444    Fax: (03) 5150 4477 

Email: egw@egwater.vic.gov.au    Web: www.egwater.vic.gov.au

 

 
 
 
 

 
Notes: 
(A) Development Planning Charges apply where East Gippsland Water are involved in the 

East Gippsland Water for further information on these fees. 
(B) For any Lot area that is not able to be fully serviced by a gravity sewer connection, 

building envelopes or minimum floor levels are required to be listed as restrictions on 
title to the satisfaction of East Gippsland Water. 

(C) Should East Gippsland Water determine that a gravity sewerage service is not 
feasible, a Pressure Pump system may be approved by East Gippsland Water.  Where 
approved, payment by the Applicant/Developer to East Gippsland Water for an on-site 
Pressure Pump System for each Lot is required, at the rate applicable at the time of 
payment  contact East Gippsland Water for current price (excluding installation).  
East Gippsland Water will require on-going legal and physical (vehicle) access to each 
on-site Pressure Pump at any time to execute all its operational and maintenance 
obligations and requirements.  

(D) Any additional infrastructure required to adequately service the development would 

additional infrastructure, if needed, is subject to detailed engineering design and 
approval by East Gippsland Water.  A Negotiated New Customer Contribution may 
need to be agreed upon between the Developer and East Gippsland Water on a site 
specific basis prior to development commencing. 

 
Further enquiries may be directed to Kristine Hunter (5150 4425) at our Bairnsdale 
Office. 
 
Yours faithfully, 

 
CAROL ROSS 
EXECUTIVE MANAGER CUSTOMERS 
 
Cc: Crowther & Sadler Pty Ltd 152 Macleod St Bairnsdale 3875 (contact@crowthersadler.com.au)
 
 
 


