
 
Form 2 

NOTICE OF AN APPLICATION FOR PLANNING PERMIT 
 

The land affected by the 
application is located at: 

123 Gold Ring Road LAKE BUNGA  VIC  3909  

Lot: 22 PS: 636911 

The application is for a 
permit to: 

Buildings and works for a Dwelling & Outbuilding with 
earthworks exceeding 1 metre 

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

Planning Scheme Clause Matter for which a permit is required 

Clause 43.02-2 The total building area proposed on a site is greater than 300 
square metres 

The slope of land where the building or works are to be carried 
out is greater than 15 percent. 

Clause 44.06-2 A permit is required to construct a dwelling  

Clause 44.01-2 Earthworks that result in a modified ground surface less than 
1000 millimetres above or below the natural ground level 

The applicant for the 
permit is: 

Crowther & Sadler Pty Ltd 

The application reference 
number is: 

5.2026.155.1 

 
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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1. Introduction 
 
This Planning Report is prepared in support of proposed buildings and works 
(dwelling) at 123 Gold Ring Road, Lake Bunga.  The Report addresses the 
provisions of the General Residential Zone, Design and Development Overlay 
13, Erosion Management Overlay and Bushfire Management Overlay as 
contained within the East Gippsland Planning Scheme. 
 

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

 
  

Subject 
land 
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2. Subject Land & Surrounding Context 
 
Formally known as Lot 22 on PS636911 or otherwise known as 123 Gold Ring 
Road, Lake Bunga the subject land has an area of 927 square metres, with a 
frontage of 21.0 metres and a depth of 44.54 metres. The site is located on the 
northern side of the road and is close to the intersection of Gold Ring Road and 
Vincent Crescent. 
 
The subject land is devoid of development and has a well maintained grass 
coverage. The properties landform has a crossfall falling from west to east and 
from south to north.   
 

 
Subject land looking north (Source:  Google Earth) 

 
Access to the property can be obtained from Gold Ring Road which is a relatively 
recently constructed urban road that includes a footpath network. Gold Ring Road 
runs adjacent to 90 Mile Beach and slopes down to the east coming to a court 
bowl, where a pedestrian track leads through a reserve connecting the precinct 
to the water’s edge.   
 

 
Gold Ring Road looking east (Source: Google Earth) 
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The site is within an evolving estate in Lake Bunga marketed as Oceans 99, with 
many properties developed with contemporary dwellings and a number of vacant 
allotments. At present the allotments surrounding the subject land are all vacant 
serviced lots. 
 
To the south of the estate is an East Gippsland Water’s sewerage treatment plant. 
The escarpment prior to the ponds contains scrub vegetation.  
 
Close to the subject land within the northern part of the estate is a reserve which 
also contains scrub vegetation.  
 

 
Aerial image of the Oceans 99 Estate (Source: Google Earth)  

Subject 
land 

Scrub 
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3. The Application & Proposal 
 
It is proposed to undertake buildings and works on the subject land to construct 
a dwelling and outbuilding.  
 
The proposed dwelling is to be sited 4.5 metres from the southern property 
boundary (Gold Ring Road frontage) and will be setback 4.0 metres from the 
western boundary and eastern boundary.  
 
To facilitate the development cut and fill across the property will be required, with 
earthworks managed by retaining walls and earth batters.   
 

 
Proposed site plan (Source: G.J Gardner Homes) 

 
The proposed single storey dwelling will consist of three bedrooms, media room, 
study, bathroom and open plan family/dining and kitchen area. The proposed 
dwelling will be serviced by a double garage, alfresco and patio.   
 

 
Proposed floor plan (Source:  G.J Gardner Homes) 
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The proposed dwelling will be constructed from face brickwork, rendered 
brickwork, Linea cladding and Biowood Castellated cladding. The dwelling is 
proposed to have a wall height of 2.55 metres with a maximum height of 4.2 
metres. 

 
Proposed southern elevation (Source: G.J Gardner Homes) 

 
As part of the proposed development an outbuilding is to be constructed within 
the northern part of the subject land with a length of 14.0 metres and a width of 
6.5 metres, having an overall area of 91 square metres.  
 
The proposed maximum height of the outbuilding will be 3.369 metres at the 
peak, with a 5 degree skillion roof proposed, sloping downward to the north.  Two 
roller doors are proposed in the southern elevation, together with a pedestrian 
access door and sliding window.   No openings are proposed in the remaining 
three elevations.   
 

 
Proposed outbuilding elevation plan (Source: Riviera Barns and Garages) 

 

 

The proposed outbuilding, including 
gutters, downpipes and flashings, will 
be constructed in Colorbond, in the 
colour Dover White.  A polycarbonate 
skylight in Light Bronze will be installed 
in the roof. 
 
 
 
(R) Dover White colour chip  
(Source:  www.stylesourcebook.com.au) 

http://www.stylesourcebook.com.au/
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Detail on external colours for the proposed dwelling is not currently available but 
has been requested from GJ Gardner.  Importantly, the elevations provided 
confirm that a variety of external materials are proposed to all aspects, with 
interest in each elevation achieved through a range of window sizes and 
placements.  Given surrounding properties are currently vacant, we respectfully 
request that the requirement for external colours be deferred, with a Condition of 
Permit to call for the lodgement of an external colour palette for Council’s 
consideration and endorsement prior to the commencement of works. 
 
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 

43.02-2 Design and Development 
Overlay 13 

 
Buildings and works 

 

44.01-2 Erosion Management 
Overlay 

 
Buildings and works 

 

44.06-2 Bushfire Management 
Overlay 

 
Buildings and works associated with 

accommodation 
 

 
The application is required to be referred in accordance with Section 55 of the 
Planning and Environment Act 1987 to the relevant fire authority.  
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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, 

with sensitive areas shown in green (Source: VicPlan) 

 
The subject land is partly within an area of cultural heritage sensitivity however, 
the construction of one dwelling on a lot is an exempt activity under the Aboriginal 
Heritage Regulations 2018. 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 
 
Clause 11.01-1L-04 Lakes Entrance supports the proposal as the development 
of a dwelling on serviced residential land consolidates the township and provides 
for population growth. 
 
The proposed development will support Lakes Entrance by providing population 
growth within an area that is not subject to coastal hazard or low-lying areas 
consistent with Clause 11.03-4S Coastal settlement.  
 
As encouraged within Clauses 12.05-2S and 12.05-2L the proposed dwelling 
being single storey, setback behind future development and within a modified 
environment avoids the building being a prominent structure above the ridgeline. 
 
The site is subject to a Bushfire Management Overlay and as such Clause 13.02-
1S Bushfire planning is relevant to the application. The proposed dwelling 
location provides for separation from the bushfire threat being scrub vegetation 
to the south of the site within East Gippsland Water’s property. Access to fire 
hydrants is available, emergency service access is straight forward, and the 
building will be constructed to a robust standard all mitigating the risk from a 
bushfire event.  
 
A Geotechnical Assessment undertaken by a qualified practitioner accompanies 
the application and advises that the geotechnical risks associated with the 
proposal are low consistent with Clauses 13.04-2S and 13.04-2L. 
 
The proposed dwelling design promotes an energy efficient building with northern 
facing habitable room windows minimising heating needs, all rooms contain 
windows reducing reliance on artificial lighting and given the site orientation there 
is the ability to install solar panels as encouraged within Clause 15.01-2S Building 
design.  
 
The character of the area is emerging seeing the development of contemporary 
housing utilising various building materials, large opening sizes, wide eaves and 
external living areas which will be complemented by the proposed dwelling 
(Clause 15.01-5S Neighbourhood character).    
 
Development of a vacant residential zoned and serviced property assists to 
consolidate the urban area of Lakes Entrance and reduces the share of housing 
in greenfield areas as promoted within Clause 16.01-1S Housing supply.  
 
This lower density infill housing in an established residential area is supported by 
Council policy within Clause 16.01-1L Housing supply.  
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5.2 Municipal Planning Strategy 
 
Development of a dwelling on a residentially zoned, vacant, serviced lot within 
the Lakes Entrance settlement boundary is a logical planning outcome. The 
proposal will positively further the future role Council envisages for Lakes 
Entrance by providing for population growth and infill development as sought 
within Clause 02.03-1 Settlement. 
 
The subject land is located within an elevated part of Lakes Entrance allowing 
avoidance from impacts of sea level rise. Separation from local bushfire hazard 
areas, availability to fire hydrants, easy access for emergency services and a 
robust building design mitigates risk associated with bushfire. The Geotechnical 
Assessment submitted with the application advises that the geotechnical risk 
resulting from the proposal is low (Clause 02.03-3 Environmental risks and 
amenity).   
 
Built form character of the area sees larger housing forms and contemporary 
dwelling designs. The proposed building will be respectful of setbacks, scale, 
form and materials of dwellings within the area as encouraged in Clause 02.03-5 
Built environment and heritage.  
 
Clause 02.03-6 Housing Supply advises that Council will require 8,300 new 
homes by 2041 to accommodate population growth. The proposed dwelling 
development will assist to achieve this housing target with an environmentally 
sustainable designed house.  
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6. Planning Elements 
 
6.1 General Residential Zone 
 
The subject land is zoned General Residential Zone in accordance with the East 
Gippsland Planning Scheme.  
 

 
Planning scheme zone mapping (Source: VicPlan) 

 
Pursuant to Clause 32.08-4 the proposed dwelling will achieve the required 
minimum garden area of 35% of the lot.  
 
In accordance with Clause 32.08-2 the use of the subject land for the purposes 
of a dwelling is as of right and no planning approval is required to construct a 
dwelling as the land exceeds 300 square metres.  
 
  

Subject 
land 



East Gippsland Shire Council 

  21546 Report 

 Page 13 

6.2 Design and Development Overlay 13 
 

 
                                                       Planning scheme overlay mapping (Source: VicPlan) 

 
Design objectives and decision guidelines for all township character areas of 
Lakes Entrance has been considered: 

• Many dwellings in Gold Ring Road are double storey in height and have a 
larger built form to obtain views of Bass Strait and the township. The proposed 
dwelling will be single storey in height and has a compact building footprint 
being compatible with the coastal neighbourhood setting. 

• The proposed outbuilding will be a single storey structure located to the rear 
of the dwelling reducing the visual appearance of the building when viewed 
from the public realm.  

• Outbuildings within the estate are common and with the modest dwelling 
footprint the proposed shed will balance development on the allotment. 

• Visual impacts on the natural landscape will be recessive as the building sits 
below the surrounding tree canopy. 

• Proposed dwelling materials being muted in colour will assist the dwelling to 
blend with the surrounding landscape.  

• There is little vegetated character within the Gold Ring Road Estate with the 
exception of some fringing remnant scrub. The proposed dwelling can be 
constructed without the need to remove vegetation, and the larger allotment 
allows for revegetation landscaping to be undertaken. 

• There will be no detrimental impact on nearby public land by the proposed 
development. 

  

Subject 
land 

The subject land is contained 
within the Design and 
Development Overlay.  The 
land is subject to Schedule 13 
which relates to Residential 
development in coastal 
settlements: Lakes Entrance. 
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6.3 Erosion Management Overlay 
 
The property is subject to the Erosion Management Overlay. 
 

 
Planning scheme overlay mapping (Source: VicPlan) 

 
A Geotechnical Assessment from a qualified geotechnical engineer accompanies 
the application and has been prepared in accordance with the Incorporated 
Document Requirements for a Geotechnical Assessment, Landslide Risk 
Assessment or Landslide Hazard Assessment prepared in support of a planning 
permit application under the Erosion Management Overlay.  
 
In accordance with Clause 6 of the Incorporated Document the assessment 
advises: 

• The site has a slope angle of less than 20 percent. 

• The property has not been affected by landslide. 

• There are no credible landslides that could affect the proposed development.  
 
The Geotechnical Assessment was prepared after a site inspection was 
undertaken and consideration of the proposed development.  
 
In this case we would request that Council waive the requirement for a 
Geotechnical Assessment.  
  

Subject 
land 
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6.4 Bushfire Management Overlay 
 

 
                                                              Extract from BMO mapping (Source: VicPlan) 

 

Recent fire history within the subject land’s vicinity (Source: Mapshare) 
 
The assessment of the wider landscape reveals the land is undulating falling from 
the south to the north, it is within an urban environment being the Lakes Entrance 
township, and is separated from the nearby bushfire hazard (scrub) by Gold Ring 
Road and a string of residential lots (some lots are developed while some are 
vacant). The site is considered to be in a Broader Landscape Type 3 as a bushfire 
could approach the property from more than one direction.     
 

Subject 
land 

1981 

Subject 
land 

The site is contained within the 
Bushfire Management Overlay, 
which reflects the presence of 
classifiable coastal scrub 
vegetation within the area. 
 
In accordance with the 
requirements of Clause 44.06-
3, the application is 
accompanied by a Bushfire 
Hazard Site Assessment, 
Bushfire Management 
Statement and a Bushfire 
Management Plan. 
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The Bushfire Hazard Site Assessment demonstrates that separation distances 
from the scrub vegetation can be achieved and the immediate surrounds of the 
subject land is low threat, which requires defendable space to be provided to the 
property boundaries. 
 
The assessment also demonstrates that as the estate develops the threat of 
bushfire will diminish as the vacant residential lots are developed, further creating 
a low threat environment.  
 
An assessment of the proposed dwelling against the requirements of Clause 
53.02 of the planning scheme has been undertaken.  
 

CLAUSE 53.02-3 DWELLINGS IN EXISTING SETTLEMENTS – BUSHFIRE 
PROTECTION OBJECTIVE 

 
Objective 
 
To specify bushfire design and construction measures for a single dwelling or alteration and 
extension to an existing dwelling that reduces the risk to life and property to an acceptable 
level.  
 
Approved Measures  
 
AM 1.1 
A building is sited to ensure the site best achieves the following:  

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

• The building is in close proximity to a public road.  

• Access can be provided to the building for emergency service vehicles.  
 
Response:  
 
The BHSA demonstrates that separation distances from the scrub vegetation will be 
achieved given surrounding residential lots and roads. The immediate low threat 
environment provides maximum separation and protection between the scrub 
vegetation and the proposed building.  
 
The dwelling has been centrally positioned on the site, with the incorporation of 
earthen embankments and retaining walls, and a new vehicle crossover and driveway 
to be developed to the south of the property. 
 
The structure will be developed on a single level flat pad upon which the dwelling will 
be located and will assist emergency personal to provide active protection. 
 
The proposed vehicle crossing and driveway as well as western accessway provides 
occupants and emergency services vehicles with easy and convenient access. 
 
 
AM 1.2 
  
A building provides the defendable space in accordance with Table 1 Columns A, B, C, D or 
E and Table 6 to Clause 53.02-5. Adjoining land may be included as defendable space where 
there is a reasonable assurance that the land will remain or continue to be managed in that 
condition as part of the defendable space.  
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A building is constructed to the bushfire attack level:  

• That corresponds to the defendable space provided in accordance with Table 1 to 
Clause 53.02-5, or  

• The next lower bushfire attack level that corresponds to the defendable space 
provided in accordance with Table 1 to Clause 53.02-5 where all the following apply.  

• A private bushfire shelter (a Clause 10c building within the meaning of the 
Building Regulations 2006) is constructed on the same land as the dwelling.  

• A minimum bushfire attack level of BAL 12.5 is provided in all circumstances.  
 
Response:  
 
Within the surrounding 150 metre assessment area a large proportion of the land is 
considered to be low-threat having regard for the residential urban context however, 
there is an area of vegetation classified as scrub to the south of the property.  
 
Table 1 to Clause 53.02-5 prescribes that defendable space must be provided for 50 
metres or to the property boundaries, whichever is the lesser for low-threat vegetation 
with minimum construction standard of BAL 12.5 (to the eastern and western aspects 
of the dwelling). 
The vegetation with the Scrub classification is approximately 59m south of the subject 
land separated from the property by residential lots and the road network. The 
separation distance exceeds the required minimum separation distance of 43 metres 
required for Column A in Table 1, (BAL 12.5).  
 
Internally to the site maximum separation distance between the dwelling and 
outbuilding is provided being 10.1m to prevent fire spread between the structures.  
 
The defendable space is prescribed within the Bushfire Management Plan to the 
property boundaries having regard for the presence of the nearby Scrub vegetation 
and surrounding low threat vegetation and to maximise protection to the building. 
Providing defendable space to the property boundaries also ensures that the owners 
of the land have the ability to manage and maintain the area on an ongoing basis.  
 
Vegetation on site will be managed in accordance with requirements of Table 4 to 
Clause 53.02-5 as prescribed on the Bushfire Management Plan.  
 
AM 1.3  
 
A building is provided with:  

• A static water supply for fire fighting and property protection purposes specified in 
Table 4 to Clause 53.02-5. The water supply may be in the same tank as other water 
supplies provided that a separate outlet is reserved for fire fighting water supplies.  

• Vehicle access that is designed and constructed as specified in Table 5 to Clause 
53.02-5. 

 
Response:  
 
Given the site is between 500-1,500m² in area and there are hydrants available within 
Gold Ring Road, the accompanying Bushfire Management Plan prescribes the need for 
a static water supply of 5,000 litres noting there are no fire authority fittings and access 
required.  
 
A fire hydrant is located to the south of the property. The placement of the dwelling 
centrally on the site ensures that the hydrant is within 120 metres of the northern side 
(rear) of the building.  
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There are no design and construction requirements for access to the water supply, in 
accordance with Table 3 to Clause 53.02-5, given the length of access is less than 30m, 
and there is no requirement for fire authority vehicles to gain access under AM 4.1. 
  

 
It is considered that the proposed dwelling is a good response to the Bushfire 
Management Overlay. 
 
7. Conclusion 
 
The proposed buildings and works (dwelling) at 123 Gold Ring Road, Lake Bunga 
is considered to accord with all relevant provisions of the General Residential 
Zone, Design and Development Overlay 13, Erosion Management Overlay and 
Bushfire Management Overlay of the East Gippsland Planning Scheme. The 
proposal is consistent with the Planning Policy Framework and Municipal 
Planning Strategy and has been designed to complement the coastal setting.  
 
For these reasons we respectfully request that Council consider the merits of the 
Application favourably and resolve to issue a Planning Permit. 
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land 
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Bushfire Management Plan – 123 GOLD RING ROAD, LAKE BUNGA Bushfire Protection Measures 

 

 
 

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

a) Defendable Space 

Defendable space is provided for a distance of 50 metres around the building or to the property 
boundary whichever is the lesser and managed in accordance with the following: 
• Grass must be short cropped and maintained during the declared fire danger period.  
• All leaves and vegetation debris must be removed at regular intervals during the declared fire 

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

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

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

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

level. 

b) Construction Standard 

The building must comply to a minimum Bushfire Attack Level of BAL – 12.5  

c) Water Supply 

The following requirements apply: 

• An effective capacity of 5,000 litres. 
• Be stored in an above ground water tank constructed of concrete or metal. 
• Have all fixed above ground water pipes and fittings required for firefighting purposes  made of 

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

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

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

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

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

d) Access 

Access Required: No ☐ 

 Yes ✓ The following design and construction requirements apply: 
• All-weather construction. 
• A load limit of at least 15 tonnes. 
• Provide a minimum trafficable width of 3.5 metres. 
• Be clear of encroachments for at least 0.5 metres on each side and at least 4 metres vertically. 
• Curves must have a minimum inner radius of 10 metres. 
• The average grade must be no more than 1 in 7 (14.4%) (8.1°) with a maximum grade of no 

more than 1 in 5 (20%) (11.3°) for no more than 50 metres. 
• Dips must have no more than a 1 in 8 (12.5%) (7.1°) entry and exit angle. 

Length of access is greater 100 metres: Yes  ☐  No ✓  

Where length of access is greater than 100 metres the following design and construction 
requirements apply: 
• A turning circle with a minimum radius of eight metres, or 
• A driveway encircling the building, or 
• The provision of other vehicle turning heads – such as a T or Y Head – which meet the 

specification of Austroad Design for an 8.8 metre Service Vehicle. 

Length of driveway is greater than 200 metres:  Yes ☐  No ✓ 

Where length of access is greater than 200 metres the following design and construction 
requirement applies: 

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

Prepared By:   Crowther & Sadler Pty Ltd Version:   1 Date:   22/05/2026 

 


