
 
Form 2 

NOTICE OF AN APPLICATION FOR PLANNING PERMIT 
 

The land affected by the 
application is located at: 

10 Harrys Lane EAGLE POINT  VIC  3878  
Lot: 15 PS: 528624 

The application is for a 
permit to: 

Two Lot Subdivision 

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

Planning Scheme Clause Matter for which a permit is required 

32.03-3 To subdivide land 

43.02-3 To subdivide land 

The applicant for the 
permit is: 

Crowther & Sadler Pty Ltd 

The application reference 
number is: 

5.2025.343.1 

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

 
The Responsible Authority will not 
decide on the application before: 
 

 
Subject to the applicant giving notice 
 

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

https://www.eastgippsland.vic.gov.au/building-and-development/advertised-planning-permit-applications
https://www.eastgippsland.vic.gov.au/building-and-development/advertised-planning-permit-applications
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ExtraFile: 1 

Invoice Payer: Crowther & Sadler Pty Ltd 

Address for Invoice: PO Box 722 Bairnsdale 3875 

Invoice Email: contact@crowthersadler.com.au 

Primary Phone Invoice: 0351525011 

Declaration: Yes 

Authority Check: Yes 

Notice Contact Check: Yes 

Notice check 2: Yes 

Privacy Statement Acknowledge: Yes 

Full copy of Title: 21334 CoT Vol_11115_Fol_094.pdf 

Plans: 21334 Prop V2.pdf 

Planning report: 21334 Report.pdf 

1. Supporting information/reports: 21334 Design Response V1.pdf 
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1. Introduction 
 
This Planning Report is prepared in support of a proposed two lot subdivision at 
10 Harrys Lane, Eagle Point.  The Report addresses the provisions of the Low 
Density Residential Zone and Design and Development Overlay 11 as contained 
within the East Gippsland Planning Scheme. 
 

 
Aerial image of the subject land and surrounds (Source: Google Earth) 

 
 
  

Subject 
land 
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2. Subject Land & Surrounding Context 
 
The subject land is 10 Harrys Lane, Eagle Point and formally described as 
Formally known as Lot 15 on PS528624.  The subject land is an irregular shape 
having an area of 7,676 square metres.  The property has a frontage to Harrys 
Lane of 45 metres and an depth of approximately 110 metres.  
  
The subject land is developed with a double storey dwelling in the north east of 
the property. A large outbuilding is located behind the dwelling approximate within 
the eastern part of the land, setback approximately 10 metres from the south-
east side boundary. Vehicle access to the property is obtained near the north-
east corner of the site. 
 
The property appears relatively flat with a modest fall from the north-west to the 
south-east across the lot.  Screen planting has been established adjacent to the 
north-west  and south-west boundaries.  
 

 
Image of the northern part of the subject land looking south-west from Harrys Lane 

 

 
Image of the southern part of the subject land looking south-west from Harrys Lane 

 

 
Image of the southern part of the subject land 
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The subject land as well as numerous other properties in the area are connected 
to reticulated water, sewerage, electricity and telecommunications.  
 

 
Reticulated sewerage mapping showing the subject land is connected to reticulated 

sewerage (Source: EGW) 

 
Harrys Lane is an established residential precinct located between Forge Creek 
Road to the west and Woodman Road to the north.  This precinct is contained 
within the Low density Residential Zone having an irregular subdivision pattern 
comprising a variety of lot sizes and shapes.  Properties in Harrys land and 
surrounding the subject land are in the range of 4000m² - 6,500m². 
 
The area sees lots of various sizes and shapes generally developed with large 
dwellings and associated outbuildings, with dwellings often located centrally on 
allotments and setback from street frontages. 
 

 
Zone mapping of the precinct demonstrating a range of lot (Source: VicPlan) 

Subject 
land 

Subject 
land 
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Dwellings developed on properties are usually single storey dwellings, 
incorporate pitched roofs, have articulated facades, larger opening sizes and are 
often constructed from more heavier weight materials such as brick and masonry.   
 
Properties are serviced with large driveways leading to dwelling garages and 
outbuildings and providing large turnaround areas. Driveways are generally 
developed with gravel surfaces and front fencing if any are of an open style.   
 
Most properties within the precinct have well established landscaped gardens 
containing a mix of native and exotic vegetation species and large areas of 
grassed/lawn areas.  
 

 
Aerial image of the subject land showing property development within the precinct 

(Source: VicPlan) 

 
Unlike many other Low Density Residential Zoned areas of the Shire properties 
are well serviced with the provision of asphalt constructed roads with table drains. 
The precinct enjoys a full range of utility services being reticulated electricity, 
water, telecommunications and importantly sewerage.  
 

Subject 
land 



East Gippsland Shire Council 

  21334 Report 

 Page 7 

3. The Application & Proposal 
 
The application seeks approval to subdivide that subject land into two lots.  
 
Proposed Lot 1 will have a frontage to Harrys lane at the north west corner that 
will provide connection to services and vehicle access from Harrys Lane.  Lot 1 
takes up much of the north side and rear of the property resulting in an area of 
3370 square metres. 
 
Lot 2 will contain the existing dwelling and outbuilding and will have an area of 
4306 square metres.    
 
The proposed subdivision has been designed to take advantage of the properties 
connection to reticulated sewerage which allows lots to be created between 2,000 
and 4,000 square metres. 
 
Proposed Lot 2 will be of sufficient size to allow for a dwelling to be constructed 
with spacing between built form maintaining the neighbourhood character of the 
low density residential area.  
 

 
Proposed plan of subdivision 
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Planning approval is required pursuant to the following Clauses of the East 
Gippsland Planning Scheme: 

Planning Scheme Clause Matter for which a Permit is required 

Clause 32.03-3 Low Density 
Residential Zone 

 
Subdivide land 

 

Clause 43.02-3 Design and 
Development Overlay 11 

 
Subdivide land 

 

 
The application does not require referral to any authorities in accordance with 
Section 55 of the Planning and Environment 1987. 
 
4. Cultural Heritage 
 
Pursuant to Regulation 7 of the Aboriginal Heritage Regulations 2018, a CHMP is 
required for an activity if: 
 

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

(b) all or part of the activity is a high impact activity 

 

 
Extract from Cultural Heritage Sensitivity mapping,  

with sensitive areas shown in green (Source: VicPlan) 

 
The subject land is not within an area of cultural heritage sensitivity and a two lot 
subdivision is not considered a high impact activity and as such a CHMP is not 
required for the proposed development.  

Subject 
land 
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5. Planning Policy 
 
5.1 Planning Policy Framework 
 
Positive planning policy support for the proposed subdivision is contained within 
Clause 11.01-1S Settlement. The proposed subdivision within the settlement 
boundary of Eagle Point, will capitalise on opportunity for infill redevelopment, 
provides for population growth, assists to limit urban sprawl and directs growth 
into an existing settlement.  
 
Located between Paynesville and Bairnsdale, the further growth of Eagle Point 
is supported given its close proximity to other larger regional towns (Clause 
11.01-1R Settlement – Gippsland).  
 
Clause 11.01-1L-01 East Gippsland settlements supports the proposed 
subdivision as infill development within existing towns is encouraged, 
consolidation of township areas is preferred opposed to dispersed development 
and both lots will be connected to reticulated sewerage. 
 
The proposed subdivision is consistent with the Eagle Point Framework Plan 
providing for infill subdivision within the Low Density Residential Zoned area of 
the town as supported by Clause 11.03-4L-12 Eagle Point.   
 
The subject land substantially elevated (28m AHD) some distance from the Lake 
King foreshore and therefore is not vulnerable to coastal inundation and erosion 
(Clause 13.01-2S Coastal inundation and erosion).  
 
Consistent with Clause 15.01-3 Subdivision design the proposal will create a 
large vacant allotment ensuring future building spacing within the area will be 
maintained, provides a vacant lot to suit a variety of dwellings, maintains the 
garden character of the area and provides for a lot that can be developed with a 
future energy efficient dwelling.  
 
Consistent with Clause 16.01-1S Housing supply the proposed subdivision will 
play a role in East Gippsland providing for an additional 11,000 homes and 
increases the proportion of housing within an existing urban area reducing 
reliance in greenfield areas.  
 
Development of an additional vehicle crossing will not detract from the 
neighbourhood character of the area as sought within Clause 18.02-4S and 
18.02-4L-01 Roads.  
 
The subject land benefits from reticulated sewerage, water, electricity and 
telecommunications as encouraged within Clauses 19.03-2S and 19.03-2L 
Infrastructure design and construction.  
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5.2 Municipal Planning Strategy 
 
Clause 02.03-1 Settlement and housing – coastal settlements advises that Eagle 
Point is a small consolidated town distinct from Paynesville. The proposed 
subdivision will forward the relevant Council strategic direction for coastal 
settlements which seeks to provide significant expansion of existing areas in 
Eagle Point.  
 
Environmental and landscape values within Clause 02.03-2 are respected by the 
proposal as no remanent native vegetation on the subject land requires removal 
and no waterways will be disrupted by future development on the vacant lot 
created.  
 
Being located within a modified environment the site is well positioned for further 
development as the property is not identified within a high risk bushfire area nor 
is it within an area subject to flooding consistent with Clause 02.03-3 
Environmental risks and amenity. 
 
The natural beauty of the area is able to be maintained by a sensitively designed 
dwelling below the prevailing canopies, maintaining landscaping on site and 
providing for meaningful setbacks from adjoining built form as encouraged by the 
lot layout (Clause 02.03-5 Built environment and heritage).    
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6. Planning Elements 
 
6.1 Low Density Residential Zone 
 
The subject land is contained within Low Density Residential Zone in accordance 
with the East Gippsland Planning Scheme.  
 

 
Planning scheme zone mapping (Source: VicPlan) 

 
The purposes of the Low Density Residential Zone are meet by the proposed 
subdivision as positive planning policy support is contained within the Planning 
Policy Framework and Municipal Planning Strategy and provides a vacant lot for 
residential development connected to reticulated sewerage.  
 
Pursuant to Clause 32.03-3 Subdivision each lot to be created must be a 
minimum of 0.2 hectares if connected to reticulated sewerage.  
 
Clause 32.03-5 requires a report to be submitted with the application that advises 
of particular requirements: 

• The subject land is connected to reticulated sewerage and will be 
connected to each lot avoiding risks to human health and the environment.  

• A design response accompanies the application which demonstrates that 
the vacant allotment is able to contain a building envelope and driveway. 
The design response also shows existing vegetation on the property.  

• Existing use and development of adjoining and nearby land is for the 
purposes of residential use. The creation of an additional residential lot 
and will sit comfortably within the surrounding context of the area.  

• The subdivision can not be staged.  
 
 

Subject 
land 
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Decision Guidelines  
 
A review of the decision guidelines has been undertaken and the following 
comments are provided: 

• Strong planning policy support for the proposed subdivision is contained 
within the Planning Policy Framework and Municipal Planning Strategy. 
The subdivision will make the most efficient use of the land and realises 
the communities financial contributions to urban infrastructure. No 
detrimental environmental values will be impacted and environmental risks 
are low. 

• The subdivision will maintain the vegetated character of the area with the 
majority of existing vegetation planted around the property boundaries 
able to be kept. 

• All utility services are available to both lots including sewerage, water, 
drainage, electricity and telecommunications.  

• The vacant lot to be created has the ability to have the future dwelling 
connected to rainwater tanks for reuse on the property and reduce the use 
of drinking water.  

• The land is already connected to drainage which is released to swale drain 
in the road verge.   
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6.2 Design and Development Overlay 11 
 
The site is subject to the Design and Development Overlay 11. 
 

 
Planning scheme overlay mapping (Source: VicPlan) 

 
Schedule 11 to the Overlay is Residential Development in Coastal Settlements  
 
It is considered that the design objectives of schedule 11 are positively 
addressed:  

• The township character of the Low Density Residential Zoned areas of 
Eagle Point sees larger dwellings and outbuildings located within generally 
landscaped garden settings, generous setbacks between built form, larger 
driveways with often dual access and lots ranging in size, dimensions and 
areas. The proposed subdivision will allow these neighbourhood elements 
to be achieved with the creation of two larger allotments, that will enable 
the spacing of buildings and allowing for landscaping opportunities.   

• Development of the proposed lots within a flatter terrain with significant 
property perimeter planting will allow a future house on the vacant 
allotment to minimise visual impacts and integrate with the surrounding 
landscape.  

• Mature vegetation within the Boyd Court and Lake Victoria Road precincts 
will allow a new dwelling on the proposed vacant lot to be designed to be 
visually unobtrusive and below the prevailing mature tree canopy.  

 
 
 
 
 
 

Subject 
land 
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A review of the decision guidelines of schedule 11 has been undertaken and the 
following comments are offered:  

• Vegetation removal associated with the proposed subdivision has been 
avoided where possible so as to maintain the landscaped character of the 
area.  

• The size of both proposed lots are generous providing an opportunity for 
future landscaping.  

• No detrimental environmental impacts will result from the subdivision.  

• The Harry Lane precinct is linked in with the residential estate to the east 
with a grassed pedestrian corridor. As this link exists there is no need for 
this two lot subdivision to contribute to pedestrian walkways.  

• No drainage, wetland areas and existing remanent natural vegetation are 
present on the site. 

• No wildlife corridors are present on the property that the proposed 
subdivision would disrupt.  

• Being within an elevated part of the township and well setback from the 
Lake foreshore results in the subject land being unlikely to be impacted by 
future coastal processes.  
   

7. Conclusion 
 
The proposed two lot subdivision at 10 Harrys Lane, Eagle Point is considered to 
accord with all relevant provisions of the Low Density Residential Zone and 
Design and Development Overlay 11 of the East Gippsland Planning Scheme. 
The proposal is consistent with the Planning Policy Framework and Municipal 
Planning Strategy and it has been designed to complement the adjoining 
properties and the local character of the area. 
 
For these reasons we respectfully request that Council consider the merits of the 
application favourably and resolve to issue a Planning Permit. 
 
 
 
 






