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1. Introduction 
 
This Planning Report is prepared in support of proposed use and development of 
ten dwellings and a communal non-habitable outbuilding at 14 Factory Lane, 
Swifts Creek.  The Report addresses the provisions of the Farming Zone 1 and 
Design and Development Overlay (Schedule 7) of the East Gippsland Planning 
Scheme. 
 

 
Aerial photo of subject land (Source:  Google Earth) 
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2. Subject Land & Surrounding Context 
 
The subject land is comprised of two titles formally described as Lot 1 on 
TP405439 and Lot 1 on TP571511or otherwise known as 14 Factory Lane, Swifts 
Creek. 
 
The property has a combined area of 2.06 hectares and is located a short 
distance (approximately 400 metres) from the Swifts Creek Activity Area. The site 
is zoned Farming Zone 1.  
 

 
Locality Map, with subject land circled (Source:  Google Earth) 

 
Within the south-eastern part of the property are a number of aged structures in 
disrepair formerly used in association with the residential occupation of the land.   

 

 
Aged structures on the subject land, 

viewed from south-eastern section of Factory Lane 
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A number of scattered trees are located on the site, with their location near the 
south-eastern boundary indicating they may have been established as part of the 
former residential occupation of the land.   
 

 
Looking west across subject land from south-eastern section of Factory Lane 

 
The land is currently grazed for maintenance purposes, with sections of fencing 
used for the short-term agistment of stock.   
 

 
Looking north-east from south-western section of Factory Lane 

 
The subject land is located at the intersection of Great Alpine Road and Factory 
Lane.  Factory Lane extends along the full length of the subject land’s south-
eastern and south-western boundaries, with access established at two points to 
the south of the south-eastern boundary, approaching the bend in the road.   
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Existing access points, viewed from south-western section of Factory Lane 

 
The Factory Lane road reserve is generous, developed with an all-weather 
crushed rock surface and scattered roadside vegetation. 
 

 
South-western section of Factory Lane adjoining subject land, looking south-east 

 

 
South-eastern section of Factory Lane adjoining subject land, looking south-west 
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While Great Alpine Road adjoins the north-eastern boundary, no access is taken 
from this Transport 2 Zone road.  Great Alpine Road is a good quality road with 
bitumen seal, and wide shoulders containing swale drains. 
 

 
Great Alpine Road adjoining subject land 

 
Factory Lane is divided by a large informal traffic island at the intersection with 
Great Alpine Road, separating inbound and outbound traffic.  A large swale with 
culvert preserves the overland flow path, with elevated trafficable areas remain 
dry in a heavy rainfall event. 
 

 
Intersection of Factory Lane and Great Alpine Road, viewed from south-west 
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Southern view across informal traffic island in Factory Lane 

 
The subject land has a generally even landform, gently sloping downward in a 
northerly direction, with the lowest levels on the site coinciding with a mapped 
watercourse which dissects the northern part of the property in an east-west 
direction.  A noticeable swale is visible on site, with consistent vegetation 
coverage of pastoral grasses.  It is understood this represents a former water 
race associated with the historic use of the land for agricultural purposes. 
 

 
Looking west across designated water from Great Alpine Road 
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The majority of the site has a more even landform, enjoying wide landscape 
towards the high country.   
 

 
Northerly view across subject land from south-east section of Factory Lane 

 
The subject land is surrounded by smaller rural residential style properties, 
typically containing detached dwellings and large rural style shedding.   
 
North-west of the site is a rural living property developed with a dwelling and 
sheds which gains access from the Great Alpine Road.  
 

 
Looking northward across subject land towards neighbouring property 

(at 6941 Great Alpine Road) 
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Located a short distance from the Swifts Creek central township area, the subject 
land enjoys the availability of convenience retailing, passive and active 
recreational opportunities and the Swifts Creek Bush Nursing Centre.   
 

 
Locality Plan (Source: VicPlan) 

 
 
 
 
  

Subject 
land 

Approx. 
400m 
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3. The Application & Proposal 
 
It is proposed to use and develop the subject land for the purposes of ten self-
contained dwellings and a small communal non-habitable outbuilding, to provide 
a housing estate known as the Oram Estate project.  Oram Estate is a not-for-
profit organisation conceived by the Swifts Creek Bush Nursing Centre created 
to assist ageing local residents to remain within their community, delivering 
independent living accommodation in a connected setting, providing 
opportunities for engagement and connection.   
 
The subject land was identified as an appropriate site for the Estate given the 
proximity to town and the availability of infrastructure including power and water.  
Historically owned by the late Pat Oram, the proposed development of this 
particular site was seen as a befitting honour, reflecting on Pat’s legacy of 
community leadership.  Pat was a prominent, long-term resident of the town who 
played a key role in developing community infrastructure in Swifts Creek, 
campaigning for and driving the construction of the Swifts Creek swimming pool. 
 
The purpose of the project is to provide an independent elderly residents hub for 
persons that can no longer live in their homes, often on larger rural holdings, but 
wish to continue to live in their community. Residents of the project will be 
supported with the assistance of the Swifts Creek Bush Nursing Centre, under a 
separate governance structure well supported by a passionate team of local 
community members, drawing on external advice from industry professionals to 
ensure the operation remains successful and sustainable in the longer term.  
 
There are no aged independent living opportunities within the high country area 
that are suitable for persons who are not ready to transition from their homes to 
a nursing home facility.  The proposed development provides an important 
transition step and allows for ageing in place while retaining independence. 
 
The Swifts Creek Future Regional Context Analysis, funded by the Victorian 
Government’s Victorian Forestry Transition Program identified the importance of 
establishing independent living within the local community, to reduce social 
isolation and provide wellbeing benefits to residents and the broader community.  
 
To encourage and facilitate social connectiveness with the broader community, 
communal facilities are proposed including a community garden and provide for 
shared BBQ and toilet facilities within a communal non-habitable outbuilding.     
 
Significant social and economic benefits within the Swifts Creek community will 
result from the project including: 

• Supported and safe accommodation for the local elderly community avoiding 
the need for persons to leave the district. 

• Appropriate support for residents will be provided from the Swift Creek Bush 
Nursing Centre with regular home visits.  

• Palliative accommodation for the terminal phase of dwelling residents where 
they will be close to Bush Nursing Centres for adequate and safe care.  
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• Community inclusion within the project allowing for the avoidance of resident 
social isolation.  

• Ongoing employment opportunities beyond the construction phase will be 
generated, including maintenance and management of the buildings, and 
garden maintenance.  

• Retaining spending within the community, avoiding resident loss from the area. 
 
The project proposes to develop 10 dwellings on the subject land. All structures 
are to be located within the south-eastern part of the property which will be 
accessed by an internal accessway from Factory Lane.   
 
Each dwelling will have an independent driveway providing a single car parking 
space immediately adjacent to the dwelling, with a footpath network connecting 
each dwelling and the communal facilities.  Two onsite visitor car parking spaces 
will be provided in proximity to the communal facilities.  Surrounding areas of the 
dwellings will be landscaped and a community garden established.   
 

 
Extract of the site plan showing the dwelling locations and accessway 

 (Source: Session Architecture) 
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The accessway will be privately maintained and has been designed to 
accommodate safe and appropriate vehicle movements, including for emergency 
services and waste collection vehicles.  The accessway will have a width of 5.1 
metres incorporating a passing bay for the first 25.5 metres from Factory Lane, 
providing for safe two-way traffic flow. As the accessway extends further into the 
site, the trafficable width will reduce to 3.5 metres and will terminate at a court-
bowl with an internal radius of 10.0 metres.  The reduction in width will act as a 
traffic calming device, encouraging motorists to slow to walking pace. 
 
Each of the proposed dwellings will be identical in form, with a length of 15.8 
metres and a width of 5.6 metres equating to a floor area of 88.48 square metres.  
A standardised floor plan is proposed including two bedrooms, bathroom, 
laundry, kitchen, dining and living areas, together with an external verandah with 
a length of 6.155 metres and width of 1.9 metres.  
 
The dwellings have been carefully designed to ensure safe access for non-
ambulant persons, with levels managed to provide for easy movement between 
the dwelling and the footpath network.  
 
Proposed dwellings incorporate passive energy efficient design allowing for north 
facing living rooms and main bedroom, with window eave hoods to prevent 
overexposure to summer sun.  North facing solar energy systems will be installed 
on the roofs, reducing occupant energy costs.  
 

 
Extract of a typical unit floor plan (Source: Session Architecture) 

 
All dwellings will be single storey in height with a maximum height to the roof apex 
of 4.2 metres. The dwellings will be constructed from vertical cladding, dark grey 
in colour and custom orb roofing also in dark grey.  
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Extract of the typical north elevation (Source: Session Architecture) 

 
The proposed communal non-habitable outbuilding will be 10.0 metres in length 
and 8.0 metres in width allowing for 80 square metres of roofed area providing 
for table seating, BBQ and bathroom facilities. A rainwater tank will be installed 
providing for community garden irrigation.  The communal non-habitable 
outbuilding will be constructed of the same materials as the proposed dwellings.  
 

 
Communal non-habitable outbuilding floor plan (Source: Session Architecture) 
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All dwellings will be connected to reticulated water, electricity and 
telecommunications. Effluent disposal fields will be provided with a 30 metre 
setback from the waterway.  The restriction of all structures to the south of the 
waterway ensures potential impacts on waterway health and arterial road amenity 
can be avoided. 
 
The application is accompanied by a Land Capability Assessment prepared by 
Simon Anderson Consultants which advises that the anticipated wastewater load 
will be 450 litres/day for each dwelling and 4,950 litres/day, presuming load 
associated with 11 dwellings. The disposal system for sub-surface irrigation for 
all dwellings is 1,650 square metres. To provide for the protection of surface and 
groundwater and appropriate separation from the designated waterway on the 
subject land, secondary treatment systems are recommended.   
 
The Site Plan prepared by Session Architecture note an effluent disposal zone, 
with all wastewater infrastructure well clear of this area. 
 
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 

35.07-1 Farming Zone 1 Use of land for dwellings 

35.07-4 Farming Zone 1 
Buildings and works 
to a Section 2 use 

35.07-4 Farming Zone 1 
Buildings and works 

within 100m of a waterway 

35.07-4 Farming Zone 1 
Buildings and works within 100m of a 
dwelling not in the same ownership 

35.07-4 Farming Zone 1 
Buildings and works 

within 100m of a Transport 2 Zone 

35.07-4 Farming Zone 1 
Buildings and works 

within 20m of any other road 

43.02-2 Design and Development 
Overlay 7 

Buildings and works 

 
The application is required to be referred to the relevant water supply authority 
(special water supply catchment area) in accordance with section 55 of the 
Planning and Environment Act 1987.    
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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 – cultural heritage sensitivity land is 

shown in dark green (Source: VicPlan) 

 
Whilst part of the subject land is identified as an area of cultural heritage activity, 
the Activity Area associated with the proposal does not include that portion of the 
subject land. 
 
The separation of the proposed development from the more sensitive areas of 
the site by virtue of the designated waterway ensures there will be no actual or 
perceived disturbance to areas of cultural heritage sensitivity, eliminating any risk 
of harm.  
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5. Planning Policy 
 

5.1 Planning Policy Framework 
 

The proposal avoids the removal of native vegetation on the subject land, but will 
provide additional landscaping resulting in biodiversity and ecological benefits to 
the local area as encouraged by Clauses 12.01-1L Protection of biodiversity and 
12.01-2S Native vegetation management.  
 
Consistent with Clause 12.03-1S River and riparian corridors, waterways, lakes, 
wetlands and billabongs, the proposed development has ensured the effluent 
disposal areas are setback over 30 metres from the waterway, minimised 
dwelling intrusion within the waterway banks, will exclude stock from waterways, 
providing for landscaping to assist with water quality and minimises visual 
impacts on the landscape through the use of quality built form in muted tones.  
 
The subject land is within a designated Bushfire Prone Area and the application 
seeks the development of accommodation, resulting in Clause 13.02-1S Bushfire 
being relevant to the application. The subject land is well placed to mitigate the 
bushfire risk to the development and occupants to an appropriate level.  The 
property is provided with perimeter roads on three sides of the site, with 
classifiable vegetation within proximity of the site limited to grassland, given 
surrounding properties are managed through livestock grazing and rural living.  
Appropriate separation around the dwellings can be implemented, and the land 
is close to the Swifts Creek Neighbourhood Safer Place, where residents can 
evacuate to a place of lower risk in the event of an emergency.  
 
Clause 14.01-1S seeks to protect the State’s agricultural base by preserving 
productive farmland. The proposed development will result in the permanent 
removal of agricultural land however, in this instance the land does not represent 
a significant or agriculturally useful land parcel given the site’s size, adjoining rural 
residential uses and close proximity to Swifts Creek.  Agricultural activities 
undertaken on the land have been limited to agistment of ponies and grazing for 
maintenance purposes for quite some time, making no meaningful contribution to 
the State’s agricultural base. 
 
The proposed development of dwellings on the subject land addresses Clause 
14.01-1L-03 Rural dwellings, with the subject land well placed for the style of 
development proposed.  The land does not adjoin Crown land, avoiding impacts 
to public land, bushfire risk can be reduced to an appropriate level, and setbacks 
to the waterway are achieved minimising impacts on waterway health.  Legal road 
access will be retained and enhanced to an acceptable level to accommodate the 
proposed use.  The site’s location on the peri-urban fringe of Swifts Creek 
ensures the development will not place unreasonable demands on services. 
 
The accompanying Land Capability Assessment confirms wastewater from the 
dwellings can be appropriately treated and retained on site, consistent with 
Clause 14.02-1S Catchment planning and management.  Onsite treatment can 
avoid detrimental environmental impacts, and disturbance within the natural 
drainage corridor has been minimised.  
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During construction, waterway health can be preserved by implementing 
construction techniques to avoid sediment runoff, and temporary stormwater 
drainage solutions can be implemented to ensure stormwater runoff is 
appropriately managed (Clause 14.02-2S Water quality).  
 
Designed to maximise passive energy performance, the dwellings will be 
northerly orientated allowing habitable rooms to enjoy solar access.  Northern 
windows will be provided with eaves to shield against the summer sun and solar 
energy will be harvested consistent with Clause 15.01-2S Building design.   
 
One of the key principles of the project is to foster healthy and active living and 
community wellbeing as encouraged by Clause 15.01-4 Healthy neighbourhoods. 
A footpath network has been included within the design to promote pedestrian 
connectivity and allow for passive recreation.  The inclusion of a communal non-
habitable outbuilding has been deliberately designed to allow for broader 
community interaction with residents and provide for wellbeing outcomes 
including as avoiding social isolation and loneliness. The site has been 
deliberately chosen to allow occupants to live within close proximity of the town 
and local services, providing occupants with independence in a fit for purpose 
environment.     
 
The proposed dwellings have been designed to complement the landscape of the 
area. Buildings will have a simple form and use elements common to rural 
dwellings, including pitched roofing, verandahs and use of muted tones and 
materials including colorbonded steel. Building height and footprints are modest 
to avoid visual appearance within the natural landscape as sought within Clause 
15.01-6S Design for rural areas.  
 
The project will support the local economy and provide local employment 
opportunities as encouraged by Clauses 17.01-1S and 17.01-1L Diversified 
economy. The development will provide construction employment in the short 
term, and in the longer term the employment of a gardener and (as needed) 
property maintenance professionals. The intent of the project is to enable the 
community to stay connected, retaining local people to within the area which will 
provide economic benefits for Swifts Creek businesses.   
 
Provision of an internal accessway off Factory Lane will provide for safe access 
given clear sightlines and limited vehicle movements within Factory Lane. The 
accessway has been designed to accommodate occupant and visitor car parking 
on site, with a passing bay at the commencement of the accessway ensuring safe 
access and egress consistent with Clauses 18.02-4S and 18.02-4L Roads.  
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5.2 Municipal Planning Strategy 
 
Consistent with Clause 02.03-2 Environment and landscape values – 
Environmental Sustainability Principles, the proposed development will avoid 
impacts to native vegetation and will introduce meaningful landscaping that will 
add to local biodiversity, balanced with managing bushfire risk.  Energy efficient 
dwellings are proposed assisting climate mitigation, providing for sustainable 
economic growth and new job opportunities.  
 
As sought within Biodiversity and habitat conservation and significant 
environments and landscapes, the waterway on the subject land will be respected 
with wastewater land application areas located outside of the waterway.  Native 
vegetation will be retained, with the proposed dwellings designed to integrate with 
the landscape, respecting roadside vegetation, well setback from Great Alpine 
Road.  
 
Environmental risks identified in Clause 02.03-3 have been minimised, with risk 
to persons and property from bushfire appropriately mitigated by maintaining 
separation distances consistent with Column A of Table 1 to Clause 53.02-5. 
Proposed buildings will be constructed to robust standards and located within 
close proximity of town, well setback from overland flow paths.  There is no 
evidence of erosion on the subject land.   
 
Clause 02.03-4 Natural resource management is respected, given the subject 
land is not considered prime agricultural land.  The land area is too small to 
sustain an agricultural enterprise, with minimal interface to nearby rural 
residential development together with the natural features of the land restricting 
any development of intensive agricultural uses. The accompanying Land 
Capability Assessment confirms wastewater can be treated on the property 
without detrimental impacts to water quality.  
 
Strategic directions contained in Clause 02.03-5 are supported, with proposed 
buildings designed to respect the landscape values of the land. The development 
will see a small cluster of dwellings with modest footprints, well setback from 
Great Alpine Road and designed to replicate rural architectural styles.    
 
A key objective of the project is to retain the local population and to support aging 
within the district as identified within Clause 02.03-6 Housing – Rural residential 
development. Proposed dwellings will provide for a diversification of housing 
through the provision of smaller household sizes, and environmentally 
sustainable design techniques adopted to provide for more affordable living.  
 
The project will stimulate local economic development and jobs through 
construction and servicing requirements of the project. The retention of existing 
population, freeing up existing housing stock for additional residents will assist to 
support local businesses as encouraged by Clause 02.03-7.   The ten additional 
dwellings will act as a form of aged care housing, albeit for independent living. 
supported by the Swifts Creek Bush Nursing Centre (Clause 02.03-9 
Infrastructure). 
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6. Planning Elements 
 
6.1 Farming Zone 1 
 
The provisions of the Farming Zone require consideration for the use and 
development of multiple dwellings.  The requirements of Clause 35.07-2 are met 
for each dwelling given the following: 

• Access to all dwellings will be provided via an all-weather road which can 
accommodate emergency vehicles.  

• The Land Capability Assessment that accompanies the application advises 
that wastewater can be managed on the site for all dwellings in accordance 
with the Environmental Protection Regulations.  

• All dwellings will be connected to reticulated potable water supply.  

• All dwellings will be connected to a reticulated electricity supply.  
 
Response to Decision Guidelines 

• The proposal responds positively to planning policy contained within the 
Municipal Planning Strategy and the Planning Policy Framework, balancing 
social, economic and land use outcomes for the benefit of the Swifts Creek 
community. 

• No native vegetation will be removed, and the waterway is respected as 
encouraged within the East Gippsland Regional Catchment Strategy.  

• A Land Capability Assessment submitted as part of the application 
demonstrates the land’s ability for onsite disposal of effluent.  

• The site is suitable for the use and development of dwellings and is compatible 
with the surrounding residential/rural residential nearby land uses.  

• All dwellings can be connected to reticulated potable water, electricity and 
telecommunications.  

• Despite the land being zoned Farming Zone 1, the limited area does not 
support agricultural production.  

• Little agricultural production apart from land management grazing activities 
occur within the precinct, resulting in the proposal being unlikely to have any 
adverse impact of agricultural activities.  

• The site due to its size can only sustain minor agricultural production. The 
interface with surrounding rural residential properties together with the 
watercourse on the land prevents any intensive agricultural activities 
establishing on the land.  

• Agricultural activity in the area is generally livestock grazing which is a 
relatively benign agricultural use and the dwellings are not likely to be 
significantly affected by agricultural activities.   

• There is no wind energy facility within one kilometre from the nearest title 
boundary of the land.  
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• There is no extractive industry operation within 500 metres of the nearest title 
boundary of the land.  

• No native vegetation will be removed to facilitate the development.  

• It is proposed to landscape the immediate areas around the dwellings 
providing for some environmental improvements, balanced against the need 
to avoid establishing classifiable vegetation that would give rise to a bushfire 
hazard.  

• The closest dwelling to Great Alpine Road is setback 73.87 metres from the 
proposed development.  The road reserve contains significant screening 
vegetation which will soften the visual appearance of the development from 
the tourist route.  

• Development of modest dwellings with low building footprints and single 
storey scale constructed in muted colours will avoid a contrast with the 
landscape.      
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6.2 Design and Development Overlay 7 
 
The site is contained within the Design and Development Overlay, with Schedule 
7 Highway Corridors, Princes Highway & Great Alpine Road.  The Overlay seeks 
to ensure high standards of design within proximity to Highway corridors. 
 

 
Extract from Overlay mapping (Source: VicPlan) 

 
As the proposal is a Section 2 use within the Farming Zone, planning approval is 
required, to assess any potential amenity impacts on the Highway corridor. 
 
The proposed development is well setback from the Highway corridor, with the 
orientation of the dwellings well clear of the line of site for vehicles travelling in 
either direction.   
 
The development will not feature within the peripheral view of drivers, with only 
passengers able to see the development if they intentionally turn their heads to 
look to the south-west within the gap between adjoining development.  Roadside 
vegetation further restricts views, acting as a visual screen to filter views from 
passing vehicles. 

Subject 
land 
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Looking north-west along Great Alpine Road from intersection with Factory Lane 

 
For vehicles travelling south-east towards Swifts Creek, the subject land presents 
as part of the established settlement, meaning that even if a passenger were to 
turn their head and see the development, it would not be out of context given the 
established surrounding land uses. 
 

 
Looking north-west along Great Alpine Road from intersection with Factory Lane 
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The proposed development responds positively to the Schedule objectives and 
decision guidelines through the following: 

• Access from the site directly onto the Great Alpine Road is not proposed.  
Existing access via Factory Lane will be retained. 

• Factory Lane will carry additional vehicle movements as a result of the 
proposal. The intersection of Factory Lane provides for forked access and 
egress from/to the Great Alpine Road and is a constructed road pavement. 
The intersection is within a low-speed environment between 60km/hr and 
80km/hr providing for a safe intersection with excellent sightlines in both 
directions.  

• The closest dwelling to the Great Alpine Road is setback 73.87 metres and 
the road reserve contains significant screening vegetation which will soften 
the visual appearance of the development from the tourist route.  

• The dwellings have a low height, modest footprint, incorporate rural housing 
elements including pitched roofing and verandahs, and will be constructed in 
muted tones providing for a high design standard.  

• The development will be within the highway corridor and will provide for linear 
development however, this is a consistent character theme with the Swifts 
Creek town approaches.  Significant setbacks from Great Alpine Road will 
ensure the development will not read as a mass of buildings fronting the 
principal road.  

• No native vegetation is proposed to be removed, with all roadside vegetation 
to be retained.   

• No signage is proposed for the project.  
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6.3 Bushfire Considerations 
 
The subject land is within a designated Bushfire Prone Area, however, is not 
included within the Bushfire Management Overlay.  Clause 13.02-1S Bushfire 
planning is to be applied to all decision making within designated bushfire prone 
areas.  
 
The subject land is well suited to provide for population growth and development. 
A review of the landscape hazard within one kilometre of the subject land reveals 
that the risk from bushfire is low. 
 

 
Bushfire hazard landscape assessment (Source: Google Earth) 

 
The bushfire hazard landscape assessment reveals that the landscape within one 
kilometre of the subject land is predominately managed grassland which 
represents a lower risk vegetation fuel type. The immediate area around the site 
is generally flatter avoiding steep downslopes and the land is close to a township 
which provides for evacuation to areas of minimal risk.   
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At a local level, the subject land is well placed to mitigate the risk from a bushfire 
event. The site is bounded on three sides with roads providing for a significant 
fuel break.  
 

 
Looking south-west along Factory Lane from Great Alpine Road 

 

 
Factory Lane adjoining the south-western boundary 

 
The landform is advantageous with upslopes or flatter land surrounding the 
proposed dwellings allowing for a slower fire speed should a fire approach the 
property from that direction. 
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Separation distances in accordance with Column A of Table 1 to Clause 53.02-5 
can be achieved in all directions, incorporating the Factory Lane road reserves 
on two sides.  It is considered appropriate to assume ongoing management of 
these areas external to the site, as they are included on Council’s Road Register.  
Whilst scattered trees are located within the south-eastern section of the Factory 
Lane road reserve, they are appropriately separated, with no merged canopy 
cover.   
 
Landscaping proposed on the subject land will be appropriately established to 
avoid becoming classifiable vegetation under AS3959.   
 
The application site plan clearly demonstrates that emergency services vehicle 
access to the individual dwellings will be readily available by the provision of a 
constructed accessway connected to the existing road network.  
 
The subject land is large in area, allowing for the provision of appropriate 
separation distances around each dwelling and the installation of rainwater tanks 
to assist with firefighting. The proposed dwellings will be constructed from robust 
building materials, and the simple on-slab dwelling design prevents re-entrant 
embers via the roof or subfloor and will assist to avoid the accumulation of leaf 
litter on roofs.    
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6.4 Car Parking 
 
In accordance with Clause 52.06-2 before a new use commences the minimum 
number of car spaces required under Clause 52.06-5 must be provided on the 
land.  
 
The following table summarises the car parking requirement associated with the 
proposed dwellings development as prescribed in the Table to Clause 52.06-5. 
 

Car Parking Measure Rate Requirement 

To each dwelling 1.2 car spaces 12 car spaces 

 Parking proposed 12 car spaces 

   
The number of onsite car parking spaces meets the requirements of Clause 
52.06-5.  
 
Before a new use commences Clause 52.06-8 requires the provision of a car 
parking plan. The site plan of the proposed development plan set shows: 

• All car parking spaces on the land. 

• The proposed accessway, visitor spaces and dwelling car spaces.  

• Each dwelling has been allocated a car parking space. Visitor car parking 
spaces will be identified.  

• Landscaping along the accessway and car spaces is shown.  
 
Design standards for car parking within Clause 52.06-9 are met: 
 
Design standard 1 - Accessways 

• The proposed accessway will have a minimum width of 3.5 metres. 

• Has at least an internal radius of 4 metres at the change of direction. 

• There are no overhead obstructions.  

• Cars have the ability to leave the accessway in a forward direction.  

• A passing area at the entrance of 6.1 metres wide and 7.0 metres long is 
provided for.  

• Large corner splays at the intersection of Factory Lane and the accessway 
are provided.  

 
Design standard 2 – Car parking spaces 
 
All car parking spaces exceed 4.9 metres in length and 2.6 metres in width. 
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Design standard 3 - Gradients 
 
The proposed accessway is within a flatter part of the land will not exceed 1:10.  
 
Design standard 4 – Mechanical parking 
 
No mechanical parking is proposed.  
 
Design standard 5 – Urban design 
 
Car parking spaces will be integrated with dwellings, and the visitor car parking 
spaces are centrally located on the land avoiding domination of the streetscape.  
 
Design standard 6 - Safety 
 
Natural surveillance of car parking will be achieved from the internal accessway 
and footpath network.  
 
Design standard 7 - Landscaping 
 
Landscaping throughout the proposed development will be undertaken allowing 
for the softening car parking spaces. 
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6.5 Waterway 
 

The subject land contains a designated waterway within the northern part of the 
property.  
 

 
Image of the designated waterway (Source: VicPlan) 

 

 
Looking north towards designated waterway within the northern part of the land 

Designated 
waterway 
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The designated waterway within the northern part of the property has been 
respected by the proposed development. The waterway is ephemeral and does 
not hold permanent water.  
 
The Land Capability Assessment supporting the proposal advises that the 
property is able to manage wastewater on the land. The Land Application Areas 
forming part of the assessment provide a 30 metre setback from the waterway 
and with secondary treatment nutrient runoff into local watercourses can be 
avoided.  
 
Dwellings 9 and 10 are slightly within the 30 metre waterway setback and advice 
has been provided by the East Gippsland Catchment Management Authority 
noting that the proposed dwellings are not likely to be subject to inundation.  
 
The Authority has raised concerns that during a 1% AEP event access from the 
property to the town centre (where emergency relief facilities may be accessed) 
is likely to be subject to inundation and flood velocity over Factory Lane is likely 
to reach 0.5 metres per second.  
 
We have been advised by our client that Council have agreed, through the Swifts 
Creek Masterplan process, to undertake an upgrade of the culverts at the 
intersection of Factory Lane and Great Alpine Road to facilitate the project and 
alleviate localised flooding.    
 
It is presumed this work will need to be finalised prior to the occupation of the 
proposed dwellings. 
 
 
7. Conclusion 
 
The proposed use and development of ten dwellings and a communal non-
habitable outbuilding building at 14 Factory Lane, Swifts Creek is considered to 
accord with all relevant provisions of the Farming Zone 1 and Design and 
Development Overlay 7 of the East Gippsland Planning Scheme. The proposal 
is consistent with the Planning Policy Framework and Municipal Planning 
Strategy and provides for a positive social outcome for Swifts Creek.  
 
For these reasons we respectfully request that Council consider the merits of the 
application favourably and resolve to issue a Planning Permit. 
 
 
 
 


































