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NOTICE OF AN APPLICATION FOR PLANNING PERMIT 
 

The land affected by the 
application is located at: 

152 Marine Parade LAKES ENTRANCE  VIC  3909  

Lot: 1 LP: 29016, Lot: 1 LP: 126617, Lot: 3 LP: 128410 

The application is for a 
permit to: 

Buildings and works to alter and extend an existing motel 

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

Planning Scheme Clause Matter for which a permit is required 

32.08-10 (GRZ1) Buildings and works associated with an existing motel 

44,04-2 (LSIO) Buildings and works for an existing motel 

 

The applicant for the 
permit is: 

Glossop Town Planning 

The application reference 
number is: 

5.2026.178.1 

 
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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1.1. Plans and Supporting Documents  

This planning report should be read in conjunction with the following plans and other 
supporting documents: 

 Development Plans, prepared by JL Architects; 

 Landscape Plan, prepared by Nico Studio Pty Ltd; 

 Transport Impact Assessment, prepared by Quantum Traffic; and 

 Stormwater Management Water Sensitive Urban Design Assessment, prepared 
by LID Consulting.  
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2.  The Application Site and 

Surrounding Area  

2.1.  Application Site  

The Application Site is located on the southern side of Marine Parade, Lakes Entrance, 
approximately 100 metres east of Carstairs Avenue.  

The Application Site is battle-axe shaped with a frontage to Marine Parade of 
approximately 58 metres and a maximum depth along its eastern boundary of 
approximately 115 metres. The Application Site has an overall area of 4,589 square 
metres.  

The Application Site is currently used and developed as the Lakeside Motel Waterfront 
consisting of 28 motel rooms in four blocks plus ancillary buildings/ structures. It 
includes an existing first floor managers accommodation unit located above Block A 
fronting Marine Parade.  

   
Aerial overview of the Application Site (source: Landchecker 4 April 2021)  
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2.2.  Surrounding Area  

Unsurprisingly with the northern side of Marine Parade consisting of part of the 
Gippsland Lakes system, several properties along the southern side of Marine Parade 
have been developed for tourist accommodation including both abutting neighbours 
to the Application Site.  

The immediately adjacent property to the east (221 Esplanade) contains the Lakes 
Entrance RSL Glenara Motel. A series of motel units and associated buildings are 
constructed adjacent the common boundary with the Application Site.  

The immediately adjacent property to the west (142 Marine Parade) contains the 
Bellevue on the Lakes holiday apartments. Much of the interface with the Application 
Site is from an accessway, though some vegetation is present. The Bellevue on the 
Lake holiday apartments also continues to the south of the Application Site.  

 
Aerial overview of the Application Site and immediate surrounds (source: Landchecker 4 April 2021) 
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3.  East Gippsland Planning Scheme  

The majority of the Application Site is zoned General Residential Zone – Schedule 1 
(‘GRZ1’) with a small proportion at the rear zoned Commercial 1 Zone (‘C1Z’). No 
buildings and works are proposed in the portion of the Application Site zoned C1Z.  

 

Zone overview (source: Planning Property Reports)  

As a motel falls under the broader land use heading of ‘residential building’, a 
minimum garden area requirement of 35% applies pursuant to Clause 32.08-14.  

An exemption to this is if: 

An application to alter or extend an existing building that did not comply with 
the minimum garden area requirement of Clause 32.08-4 on the approval 
date of Amendment VC110. 

This application proposes an extension to Block A which existed at the date of 
Amendment VC110 (27 March 2017). At this time, the Application Site also did not 
comply with the garden area requirement being less than 35%. As such the garden 
area requirement does not apply.  
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The whole of the Application Site is located within the Land Subject to Inundation 
Overlay (‘LSIO’). 

 

LSIO overview (source: Planning Property Reports) 

Consistent with Clause 66.03, East Gippsland Catchment Management Authority is a 
recommending referral authority under this overlay.  

The whole of the Application Site is also within a mapped Area of Aboriginal Cultural 
Heritage Sensitivity.  

 

Aboriginal cultural heritage (source: Planning Property Reports)  
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Consistent with Regulation 46(3) of the Aboriginal Heritage Regulations 2018 a 
cultural heritage management plan is not required as the land has been lawfully 
used for the purposes of a ‘residential building’ since prior to 28 May 2007.  

 

Google Earth snapshot of the Review Site in 2005 

3.1.  Planning Permit Triggers  

A planning permit is required pursuant to the following clauses of the East Gippsland 
Planning Scheme.  

Zone 
GRZ1 Clause 32.08-7 – to construct or extend a residential building. 

Clause 32.08-10 – to construct a building or construct or carry 

out works for a use in Section 2 of Clause 32.08-2.  

Overlays 
LSIO Clause 44.04-2 – To construct a building or to construct or 

carry out works 
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In addition to the above planning permit triggers: 

 Clause 53.18 (Stormwater management in urban development) applies to this 
proposal and specifically Standards W2 and W3. 

 Clause 55 (Two or more dwellings on a lot and residential buildings of three 
storeys or less) applies.  

For completeness we confirm no permission is sought/ required for signage pursuant 
to Clause 52.05, car parking pursuant to Clause 52.06, road access pursuant to 
Clause 52.29, bicycle parking pursuant to Clause 52.34, or canopy tree removal 
pursuant to Clause 52.37. 

3.2.  Application Requirements  

Pursuant to Clause 32.08-12 (GRZ1), the following information is required: 

 For a development of two or more dwellings on a lot, dwellings on common 
property and residential buildings of three storeys or less, excluding a 
basement, the site description and design response as required in clause 55. 

Please refer to the Development Plans prepared by JL Architects.  

 Plans drawn to scale and dimensioned which show: 

o Site shape, size, dimensions and orientation. 

o The siting and use of existing and proposed buildings. 

o Adjacent buildings and uses. 

o The building form and scale. 

o Setbacks to property boundaries. 

Please refer to the Development Plans prepared by JL Architects.  

 The likely effects, if any, on adjoining land, including noise levels, traffic, the 
hours of delivery and despatch of good and materials, hours of operation and 
light spill, solar access and glare. 

Please refer to the Transport Impact Assessment prepared by Quantum Traffic 
in conjunction with Section 4.3 of this planning report.  
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Pursuant to Clause 52.06-8 (Car parking), the following information is required: 

 The plans must show, as appropriate: 

o All car parking spaces that are proposed to be provided (whether on 
the land or on other land). 

o Access lanes, driveways and associated works. 

o Allocation of car parking spaces to different uses or tenancies, if 
applicable. 

o Any landscaping and water sensitive urban design treatments. 

o Finished levels, if required by the responsible authority. 

Please refer to the Development Plans prepared by JL Architects in conjunction 
with the Transport Impact Assessment prepared by Quantum Traffic.  

3.3.  Key Planning Considerations  

In considering the decision guidelines associated with the relevant planning permit 
requirements and Clause 60.01 – Approval of an Application or Plan, the key planning 
considerations are: 

 Is the increased intensity of the land use strategically supported including with 
respect to flooding? 

 Does the proposal provide for an appropriate built form outcome and are any 
off-site amenity impacts appropriately managed? 

 Are matters of car parking and WSUD appropriately resolved? 
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4.  Planning Assessment  

4.1.  Is the increased intensity of the land use 

strategically supported  including with respect 

to flooding ?  

Within the Municipal Planning Strategy Lakes Entrance is identified as a District Town. 
Clause 02.03-1 ‘Settlement’ relevantly states that District Towns are service towns are 
generally popular visitor and retirement destinations.  

This reference to tourism is supported by Clause 02.03-7 ‘Economic development’ 
which identifies tourism as a key existing industry within East Gippsland outlining: 

The tourism industry attracted over 1.3 million visitors in 2017-18, contributing over 
$325 million to the regional economy.  East Gippsland is seen as a region 
with great tourism potential based on its nature based experiences.    

Council seeks to encourage nature based tourism development to complement 
opportunities in the State and National Parks.  

At a policy level Clause 11.01-1L-04 ‘Lakes Entrance’ provides settlement planning 
policy for Lakes Entrance. A relevant strategy is: 

 Encourage a variety of recreational and tourism use and development that is 
well connected to the commercial centre. 

Again this settlement policy is supported by tourism policy with Clause 17.04-1L 
‘Tourism – East Gippsland’ having as an objective: 

 To develop and promote East Gippsland as a major tourist destination.  

Relevant accompanying strategies are: 

 Encourage tourism proposals that are site responsive and well located to 
make use of existing services and infrastructure where service connections 
are required.    

 Encourage small scale tourist accommodation where appropriate, including 
‘bed and breakfast’ and self-contained units or cottages.   
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Under the GRZ, whilst a motel is a residential land use it has non-residential aspects. 
Noting that a permit is not required for use, a decision guideline for ‘non-residential 
use’ is 

 The scale and intensity of the use and development. 

Considering the above policy context and the existing use of the Application Site and 
surrounding properties it can only be concluded that an increase in intensity of the 
use of the land for tourism accommodation purposes is something which is both 
consistent with and strongly supported by the East Gippsland Planning Scheme.   

In this context, the question of flooding must be considered. Our client has made pre-
application enquiries with East Gippsland Catchment Management Authority who 
have advised: 

Flood mapping available to the EGCMA in this area is from the Gippsland 
Lakes Flood Level Modelling Project (2004). This flood study mapped the 1% 
annual exceedance probability (AEP) flood event (commonly known as the 1 in 
100 year flood) which is shown in Figure 1 in the explanatory report. 

Figure 1 and Table 1 in the explanatory report show that the 1% AEP depth of 
flooding: 

• on the property is greater than 0.5 metres. This is not within the EGCMA's 
criteria for this type of development 

• along the egress route is 0.8 metres. This is within the EGCMA's criteria for 
this type of development. 

In accordance with EGCMA policy, where flood depth during a 1% AEP flood 
event is likely to exceed 0.5 metres over a property or 0.8 metres over the 
vehicle egress route from the property, a proposal that seeks to intensify 
development through the creation of additional lots, dwellings or other 
accommodation at a property is not supported as it would expose additional 
people and property to the flood hazard. 

From this advice it is understood that the concern is that the flood depth on the 
property is 0.8 metres. That the Application Site and Lakes Entrance more broadly is 
liable to flooding is uncontroversial given much of the township is covered by the LSIO 
and is only marginally above that of the surrounding Gippsland Lakes system.  
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Clause 13.03-1L ‘Floodplain management’ contains as strategies: 

 Direct use and development to locations that minimise its vulnerability to the 
threat of flood.  

 Minimise development on flood prone land to reduce the likelihood of 
impeding or redirecting floodwaters. 

All eight proposed accommodation units are located at the first floor level of Block A. 
These units will be unimpacted by direct flooding. No additional units are proposed at 
ground level which would either a) be directly susceptible to flooding, or b) obstruct 
or otherwise impact flood flows. This is directly aligned with Clause 13.03-1L as the 
proposed units will not be directly vulnerable to flooding and will not impede or 
redirect floodwaters.  

There would be no ‘novelty’ or additional risk caused by the addition of these eight 
units were a flood event to impact Lakes Entrance. The Application Site itself already 
contains 28 units which would require management/ evacuation in a flood event and 
the provision of an additional eight first floor units will not change this situation. 
Furthermore in a flood event, it will not be the Application Site alone which is 
impacted but rather a significant number of properties which requires a broader 
coordinated response approach. Again, the provision of an additional eight first floor 
units will not undermine or make such an outcome inherently more difficult.  

It is also relevant that the LSIO is applied to areas with the ‘lowest category’ of flood 
risk. As stated in both PPN11 ‘Applying for a planning permit under the flood provisions’ 
and PPN12 ‘Applying the Flood Provisions in Planning Schemes’: 

In general, areas covered by the LSIO have a lower flood risk than UFZ or FO areas. 

The Purpose of the LSIO is not to prevent development but rather to minimise risk.  

The provisions of the East Gippsland Planning Scheme clearly anticipate and 
encourage development in this location. As subsequently identified in Section 4.2, the 
Application Site falls within the defined Lakes Entrance Activity Centre at Clause 11.03-
1L-03. Unlike bushfire risk, flooding risk is not elevated above all other policy 
considerations and is just one consideration. The provisions of the East Gippsland 
Planning specific to Lakes Entrance support development occurring. To effectively 
seek to impose a blanket prohibition on development with Lakes Entrance on flood 
risk grounds is not supported by the East Gippsland Planning Scheme.  
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4.2.  Does the proposal provide for an appropriate 

built form outcome  and are any off - site amenity 

impacts appropriately managed ?  

The strategic directions for ‘built environment and heritage’ at Clause 02.03-5 
include: 

 Supporting appropriately designed and located development that 
complements the built form, character, environmental, topographical and 
landscape values of its location.   

This sentiment is reinforced through relevant policy at Clause 15 ‘Built Environment 
and Heritage’, with Clause 15.01-1L ‘Urban Design’ seeking: 

 Encourage high standards of design in urban areas, coastal and lakeside 
areas, areas of high landscape quality, and land adjacent to parks and 
reserves.  

 Avoid overshadowing of foreshores and other public areas.  

 Support transparent ground floor windows and door openings to commercial 
developments.  

Similarly, local tourism policy at Clause 17.04-1L includes a strategy: 

 Design tourist facilities that are in keeping with the landscape, environment 
and the character of the area.   

Specific to Lakes Entrance, the Application Site falls within the defined Lakes Entrance 
Activity Centre at Clause 11.03-1L-03 for which a relevant strategy is: 

 Encourage medium-rise residential and commercial development.   

This notion of ‘medium-rise’ development is supported by the provisions of the GRZ 
where there is an expectation of development of up to three storeys in height.  

The existing motel on the Application Site provides for primarily single storey built 
form with the exception of a caretakers unit fronting Marine Parade. The proposal will 
add additional first floor fronting Marine Parade which is better in keeping with the 
intent of policy to have ‘medium-rise’ development apparent.  
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The proposed built form fronting Marine Parade is designed to match the existing 
buildings on the Application Site. This is an appropriate response and reflective of 
other built forms within this GRZ area where built form is of residential design e.g. 
provision of hipped roofs, use of brick material.  

Each proposed first floor unit will be provided with a balcony directly overlooking 
Marine Parade and the Gippsland Lakes and being located on the southern side will 
not cause any overshadowing of the public realm.  

The proposal will result in an appropriate built form outcome from a character 
perspective.  

The Landscape Plans prepared by Nico Studio demonstrate that the proposal will 
result in a far improved landscape character outcome with 16 trees proposed to be 
planted in addition to smaller screening trees and shrubs.  

The proposal will also not create any overshadowing or overlooking impacts due to 
its design and the context of adjoining properties. Further the adjacent Bellevue on 
the Lakes holiday apartments to the west will be unimpacted due to the existing 
double height brick wall of Block A situated on the boundary to remain.  

There will therefore be no material loss of amenity to adjoining properties. 

As the land use ‘motel’ falls under the broader land use definition of ‘residential 
building’, the requirements of Clause 55 ‘Two or more dwellings on a lot and 
residential buildings of three storeys or less’ apply. However, in this instance Clause 
55 is of little material assistance given the context and as a motel land use providing 
short-term tourist accommodation is a very different proposition to that of 
permanent dwellings to which Clause 55 is principally directed. A brief assessment of 
the proposal against Clause 55 is provided at Appendix A. 

4.3.  Are other matters of car parking and WSUD 

appropriately resolved?  

Quantum Traffic have prepared a Traffic Impact Assessment Report which is relied 
upon to demonstrate the appropriateness of the proposed car parking 
arrangements. We note from the conclusion that: 
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The application has provision for eight (8) car spaces and therefore meets the 
statutory car parking requirement of the East Gippsland Planning Scheme. 

The carpark layout and access arrangements are designed in accordance 
with the relevant design requirements of Clause 52.06-9 of the Planning 
Scheme. 

The proposed extension does not have a statutory requirement to formally 
provide bicycle parking or end of trip facilities. However, bicycles can be 
stored informally on the site. 

The traffic projected to be generated by the proposed application is expected 
to be up to three (3) peak hour movements, which is low in traffic engineering 
terms. In this regard, the traffic generated by the proposed extension is 
unlikely to have a material impact on the operation or performance of the 
surrounding road network. 

The waste collection arrangements will be consistent with existing conditions. 

Loading demands are expected to remain consistent with existing conditions 
and deliveries can continue to occur informally on the site by vans and small 
trucks. 

Similarly, the LID Consulting Stormwater Management WSUD Report is relied upon 
with respect to matters of stormwater management and water sensitive urban 
design with this report outlining: 

The chosen response is to direct the proposed roof rainfall runoff to a 5000L 
retention tank serving all new toilets within the proposed development. In 
addition, all of the proposed car park/driveway impermeable paved area is 
directed to an in ground rain garden. 

… 

The proposed development achieves the Water-Sensitive Urban Design (WSUD) 
objectives of East Gippsland by water harvesting and re-use. A Blue Factor 
assessment on the above property has been undertaken in order to 
demonstrate in-operation compliance with Best Practice stormwater treatment 
objectives as set out in the Urban Stormwater Best Practice Environmental 
Management Guidelines1. The proposed plans achieved a stormwater 
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treatment score of 127% (100% or greater shows compliance with Best Practice 
Nitrogen removal targets) with the following parameters: 
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5.  Conclusion  

Based on the above assessment, the proposed buildings and works at 152 Marine 
Parade, Lakes Entrance represents an acceptable town planning outcome and is 
appropriate as in summary: 

 The provision of additional tourist accommodation within the Lakes Entrance 
activity centre is strongly encouraged by the East Gippsland Planning Scheme.  

 The proposal will provide for an increased street presence to Marine Parade in 
a manner which is complementary to the existing buildings on the Application 
Site and surrounding development.  

 The proposal does not provide for any new development that would be 
susceptible to flooding instead providing only new first floor accommodation 
that will be unimpacted.  

 The proposal will raise no off-site amenity impacts.  

 Matters of car parking supply and layout and water sensitive urban design are 
appropriately addressed through supporting consultant reports.  

It follows that a town planning permit should be granted for the proposal.  

 

Glossop Town Planning  

June  2026  
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Appendix A –  Clause 55 Assessment  

Clause 55.02 Neighbourhood Character  

Clause 55.02-1 

Street setback 

Standard B2-1 – Not applicable. 

The existing street setback is unchanged.  

Clause 55.02-2 

Building height 

Standard B2-2 – Met 

A maximum building height of 6.9 metres is proposed.  

Clause 55.02-3  

Side and rear 
setbacks 

Standard B2-3 – Not applicable. 

The proposed new built form is constructed to the boundary.  

Clause 55.02-4  

Walls on boundaries 

Standard B2-4 – Met 

The extension to Block A does not exceed the height of the existing wall 
on boundary.  

Clause 55.02-5 

Site coverage    

Standard B2-5 – Met 

Site coverage of 25.01% is nominated. 

Clause 55.02-6 

Access 

Standard B2-6 – Not applicable. 

The access is unchanged.   

Clause 55.02-7 

Tree canopy 

Standard B2-7 – Does not comply. 

With a site area of 4,589 square metres, a canopy coverage of 917.8 
square metres is nominally sought.  

The proposed canopy coverage is 423.59sqm which represents a 
substantial increase on the existing canopy coverage which is 
essentially limited to a single tree (which is proposed to be retained) and 
in a situation where the building footprint is not proposed to be 
increased.  

Clause 55.02-8 

Front fences 

Standard B2-8 – Not applicable 

No front fence is proposed. 
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Clause 55.03 Liveability  

Clause 55.03-1         

Dwelling diversity 

Standard B3-1 – Not applicable 

Dwellings are not proposed. 

Clause 55.03-2      

Parking location 

Standard B3-2 – Met 

All new habitable room windows are at first floor level.   

Clause 55.03-3             

Street integration 

Standard B3-3 – Met 

The development continues to front the street and existing lighting is to 
be retained. 

Clause 55.03-4 

Entry 

Standard B3-4 – Met 

A wraparound verandah is provided across the frontage of each unit. 

Clause 55.03-5 

Private open spaces         

Standard B3-5 – Not Met 

The balconies provided to each unit are 4sqm in area.  

Clause 55.03-6    

Solar access to 

open space 

Standard B3-6 – Met 

The balconies provided are north-facing. 

Clause 55.03-7 

Functional layout          

Standard B3-7 – Not applicable 

Dwellings are not proposed.  

Clause 55.03-8 

Room depth 

Standard B3-8 – Met 

Room depths would not exceed the standard. 

Clause 55.03-9       

Daylight to new 

windows 

Standard B3-9 – Met 

All units have a window with direct daylight either clear to the sky or 
beneath a verandah. 

Clause 55.03-10     

Natural ventilation 

Standard B3-10 – Not applicable. 

Dwellings are not proposed. 
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Clause 55.03-11     

Storage 

Standard B3-11 – Not applicable 

Dwellings are not proposed. 

Clause 55.03-12 

Accessibility for 

apartment 

developments 

Standard B3-12 – Not applicable 

Dwellings are not proposed. 

Clause 55.04 External amenity  

Clause 55.04-1            

Daylight to existing 

windows 

Standard B4-1 – Met 

No existing window are impacted upon. 

Clause 55.04-2          

Existing north -

facing windows 

Standard B4-2 – Met 

No north-facing windows are impacted upon. 

Clause 55.04-3      

Overshadowing 

secluded open 

space 

Standard B4-3 – Met 

No overshadowing of secluded private open space would occur.  

Clause 55.04-4         

Overlooking 

Standard B4-4 – Met 

No overlooking of secluded private open space or habitable room 

windows would occur.  

Clause 55.04-5 

Internal views 

Standard B4-5 – Met 

Solid full height walls are provided between the balconies fronting 

Marine Parade.  

Clause 55.05 Sustainability  

Clause 55.05-1 
Permeability and 
stormwater 
management 

Standard B5-1 – Met 

Permeability of 59.4% is nominated. 

A Bluefactor Assessment score of 127% is achieved.  
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Clause 55.05-2      
Overshadowing 
domestic solar 
energy systems 

Standard B5-2 – Not applicable. 

No overshadowing of domestic solar energy systems would occur.  

 

Clause 55.05-3      
Rooftop solar 
energy generation 
area 

Standard B5-3 – Not applicable 

Dwellings are not proposed.  

Clause 55.05-4        
Solar protection to 
new north-facing 
windows 

Standard B5-4 – Met 

New north-facing windows are provided with shading.  

Clause 55.05-5           
Waste and 
recycling 

Standard B5-5 – Not applicable  

Dwellings are not proposed. 

Clause 55.05-6 
Noise impacts 

Standard B5-6 – Not applicable 

Dwellings are not proposed.  

Clause 55.05-7 
Energy efficiency for 
apartment 
developments 

Standard B5-7 – Not applicable 

Dwellings are not proposed. 
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Disclaimer 

This report is copyright and has been written exclusively for the subject project discussed 

throughout. No part of this document may be reproduced or transcribed without the 

express agreement of LID Consulting Pty Ltd. The content of this report remains the 

intellectual property of LID Consulting. 

 

The content of this document represents the entirety of work output or recommendations 

offered by LID Consulting for this particular project. This content supersedes all other verbal 

discussions undertaken by LID Consulting representatives in relation to this project.   
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1 Introduction 
Low Impact Development (LID) Consulting was engaged by to assess the proposed 

development at 152 Marine Parade Lakes Entranceand prepare a Stormwater Management 

(Water Sensitive Urban Design) response addressing the requirements of planning scheme 

clauses: 

• VPP 19.03-3S Integrated water management 

• LPP 19.03-3L Water sensitive urban design 

• VPP 53.18 Stormwater management in urban development 

This report is based on the drawing set provided by JL Architects dated 03/06/2026 

The site area can be seen below in Figure 1, showing the catchment boundary considered. 

 

Figure 1 - Site Area 
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Note in accordance with clause 53.18-7 Decision guidelines, this assessment is limited to new 

works areas only, where there is reasonable opportunity to incorporate new WSUD features. 

Areas not subject to new works are excluded on the basis they will not generate additional 

stormwater discharge or adversely affect water quality entering the drainage system, and 

the inclusion of stormwater treatment systems for these areas would necessitate further 

drainage infrastructure works on-site. 

 

The following documents informed the WSUD recommendations of this report: 

1. Best Practice Environmental Management Guidelines for Urban Stormwater (CSIRO 

1999) (BPEMG) 

2. WSUD Engineering Procedures: Stormwater (CSIRO 2005 EPS) 

3. WSUD Maintenance Guidelines – A guide for asset managers (Melbourne Water) 

 

1.1 Development Summary 

Address:    152 Marine Parade Lakes Entrance 

Type:       Commercial site (Motel) 

Site area:      4589 m2 

Assessment area:     974 m2 

Occupants  

(in proposed works only): 9  

 

1.2 Response Summary 

The chosen response is to direct the proposed roof rainfall runoff to a 5000L retention tank 

serving all new toilets within the proposed development. In addition, all of the proposed car 

park/driveway impermeable paved area is directed to an in ground rain garden. These 

responses should be co-ordinated with architect and civil design to ensure feasibility. 

Catchment areas are summarised as follows: 

 

Table 1 - Catchment Summary 

Catchment Area (m2) Treatment Type Treatment Size (L/m2) 

Roof  (north building 

extension) 

338 Rainwater tank 5,000L 

Driveway/carpark 578 Raingarden (100mm) 12m2 

Pervious 58 - - 

 

2 Site Layout 
Refer to Appendix 2 for site layout plan. 
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3 Proposed Response 

3.1 Response 

The proposed development achieves the Water-Sensitive Urban Design (WSUD) objectives of 

East Gippsland by water harvesting and re-use.  A Blue Factor assessment on the above 

property has been undertaken in order to demonstrate in-operation compliance with Best 

Practice stormwater treatment objectives as set out in the Urban Stormwater Best Practice 

Environmental Management Guidelines1.  The proposed plans achieved a stormwater 

treatment score of 127% (100% or greater shows compliance with Best Practice Nitrogen 

removal targets) with the following parameters: 

• Rainwater shed from the proposed roof areas of north building extensions (minimum 

of 338m2) will be collected in a rainwater tank of minimum 5,000L retention capacity.  

• Rainwater tank will be connected to all new toilets in the development for flushing 

purposes. In addition to stormwater benefits, this capture and re-use of rainwater 

provides mains water saving benefits. 

• Leaf diverting rain heads and first flush diverters should be included upstream of the 

tank to divert the initial sediment flow when rain events occur from flowing into the 

tank. 

• The turf/soft landscaping areas will be permeable, allowing direct ground infiltration. 

As such, these have been excluded from effective impervious areas.  

• In accordance with the Australian Rainfall and Runoff (ARR2019) guidelines, 

impervious areas are those which have an immediate rainfall runoff response (i.e. 

dedicated drainage from a surface or concentrated flows). Paved paths and 

external stairs along turfs have been considered effectively pervious as runoff from 

these surfaces will drain directly into adjacent pervious landscaping.  

• Rain gardens have been sized to equal 2% of the catchment area2. The proposed 

bitumen driveway as shown will be treated by a total area of 12m2 of raingarden(s)  

• The development is not expected to have any chemical pollutants or toxicants 

where stormwater runoff would impact the local environment.  

• The design includes vegetated landscaping. The turf/lawn area will assist with 

retaining moisture and promote evapotranspiration in the immediate environment. 

This will contribute towards cooling and improving the local habitat, and providing an 

attractive and enjoyable space.  

 

 
1 Urban Stormwater: Best Practice Environmental Management Guidelines, CSIRO, 1999, 
http://www.publish.csiro.au/pid/2190.htm 
2 Melbourne Water – Healthy Waterways Raingardens – Instruction sheet – Building an inground raingarden p3 
– Size. 

http://www.publish.csiro.au/pid/2190.htm
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3.2 Items to be included on plans 

Where not already shown the following should be included on plans for town planning 

submission: 

1. All treatment means need to be shown.  

a. The rain water tank location and minimum retention volume (size) of 5,000L for 

the building with proposed works needs to be shown, also indicating whether 

the tank is above ground or below ground. Indicate the tank is connected to 

all toilets for flushing.  

b. The rain garden location and size needs. Where rain gardens pick up water 

from paved surfaces levels and falls must be shown to the rain gardens. 

2. The permeability status of surface finishes if unclear.  

3. Any location where retaining walls or garden bed edging would prevent water run-

off from paths entering landscaped permeable areas (this scenario can make WSUD 

assessments more challenging to comply ie water infiltration on site is beneficial). 

From the plans we have not assumed any of these scenarios on site.  
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4 Site Management  
The following is intended to inform the site management plan in matters relating to 

stormwater management during construction.  Relevant principles per the EPA Civil 

Construction, Building and Demolition Guide3, and measures as per Urban Stormwater Best 

Practice Environmental Management Guidelines Section 6.3 are shown below.   

The site management plan should restrict runoff to adjoining properties and ensure minimal 

earth disturbance occurs during construction. Additionally, building waste, dangerous 

chemicals and food waste must be managed to prevent damage to flora and fauna, or 

build up or blockage in drains and nearby creeks.  

Item Potential issues Control Measure 

Fences Porous fences allow 

stormwater runoff to carry 

sediment across the site and 

discharge into the 

stormwater network. 

Mesh fabric and silt fences to be installed 

on fences where site includes slopes greater 

than 1:20. Hay bales may also be suitable 

for larger sites. 

Pit inlets Without sediment filters, pit 

inlets allow sediment to enter 

the stormwater network 

causing sediment build-up 

downstream. 

Sediment traps or drain filters should be 

installed on all pit inlets, particularly those in 

the street that are the first to receive water 

from the site. 

Downpipes Localised flooding due to 

lack of site drainage. 

Temporary downpipes to be installed as 

soon as roofing is installed to minimise 

overland flow across the site (see plastic 

tube roll image below). These should be 

connected to the rainwater tank where 

possible, or alternatively the stormwater 

pipes. 

Vehicle 

traffic on 

site 

Areas of vehicle traffic are 

subject to disturbance of soil. 

Use stabilised vehicle entrances and paths, 

with crushed rock or other suitable material.  

Include rumble grates, track mats (where 

access is over sand), and physically remove 

mud from tyres of vehicles prior to leaving 

the site. 

Mounded 

earth 

Unsecured mounds create 

significant issues with 

sedimentation after rainfall. 

Use erosion control blankets for mounded 

earth. Ensure correct installation, and 

incorporate secondary measures such as silt 

fences on steep sites. 

 
3 EPA Civil Construction, Building and Demolition Guide, Publication 1834 (2020)  
https://www.epa.vic.gov.au/about-epa/publications/1834  

https://www.epa.vic.gov.au/about-epa/publications/1834
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Item Potential issues Control Measure 

Bins Where suitable bins are not 

provided, litter can be 

washed from the site. 

Ensure appropriate bins are provided for 

construction workers and staff. Ensure bins 

for lightweight food packaging and 

construction waste have lids to stop waste 

blowing away.   

Waste 

material 

Pollution of stormwater can 

occur where appropriate 

disposal methods for waste 

materials are not established 

on site. 

Provide separate bins for paints and 

solvents to allow safe removal and disposal 

at accredited locations.  

Ensure all staff are aware of correct disposal 

methods. 

Stockpiles Incorrect stockpiling can 

lead to stormwater 

contamination, and site 

pollution. 

Locate stockpiles away from drainage 

paths, and construct stockpiles with gentle 

slopes (max 1:2). 

 

 

 

In addition, the contractor will be required to: 

• Identify and document, prior to construction commencing, where these measures will 

be installed, and how erosion and loose waste will be managed.  

• Install tarps on site waste bins every night. 

• Avoid overfilling vehicles or cover all soil loads being taken offsite. 

• Sweep up the site every day when works occur on site to ensure loose waste does not 

blow around the site and into the surrounding streets. 

• Ensure erosion and sediment control measures are maintained through daily checks – 

maintenance measures may include removing sediment trapped in filters and 

topping up gravel on the vehicle entry path. 

 

 
Figure 2 - Temporary Downpipes 

 
Figure 3 - Sediment Trap 
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Figure 4 - Block and Gravel Filter (CSIRO) 

 
Figure 5 - Sediment Trap 

 
Figure 6 - Silt Fence (EPA 2004, Publication 960 p.30) 

 

 
Figure 7 - Silt Fence (US EPA 2008) 
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5 Maintenance Plan 

5.1 Rainwater Tanks 

The following maintenance schedule is to be used as a guide for rainwater tank 

maintenance. It is based on average maintenance requirements for rainwater tanks in 

Victoria, and timings may need to be adjusted to suit specific site assets. Regular inspections 

should be undertaken every three months. Inspection and maintenance of all rainwater 

tanks will be the responsibility of the owners. 

Refer to the Melbourne Water WSUD Maintenance Guidelines for further details. 

Item What to check for Action Frequency 

Tank inlet Tank inlet is not blocked 

by accumulated debris 

Physically remove debris build 

up 

1-3 

months 

First flush 

device and 

filters 

First flush device and 

filters are not blocked 

and flow is not limited by 

litter or sediment 

accumulation 

Physically remove litter and 

sediment from first flush device, 

or if it contains a flush-out valve, 

use water to remove sediment. 

1-3 

months 

Tank outlet Tank outlet is not 

restricted by sediment. 

Flush tank as required. 1-3 

months 

Mosquito 

screens 

Mosquito screens are not 

torn or loose 

Replace mosquito screens if 

necessary. Put screens back 

carefully, ensuring they are 

tightly refitted. 

1-3 

months 

Pumps Water around pump 

equipment. 

Water pressure. 

Replace seals where leaks are 

noted. 

Clean pumps as required to 

maintain pump pressure. Refer 

to pump manufacturer's 

maintenance requirements. 

1-3 

months 

Roof and 

gutters 

Accumulated debris in 

gutters.  

Discolouration of tank 

water, or notable odours. 

Physically remove accumulated 

debris, including leaf and other 

plant material. More regular 

maintenance may be required 

where there are overhanging 

trees. 

3-6 

months 

Overhanging 

trees 

Vegetation overhanging 

roof and gutters 

Prune overhanging trees where 

possible to reduce vegetation 

build up and chance of 

blockages in tank network. 

3-6 

months 

Tank Tank defects or damage. 

Sediment and sludge 

build up in tank, or 

sulphide/rotten egg 

odours. 

Replace defect or damaged 

tank as necessary. 

Remove accumulated sediment 

and sludge from tank. Clean 

tank if required. 

2-3 years 

  



  
 

© Low Impact Development Consulting  Page | 12 

  

5.2 Raingardens 

The following maintenance schedule is to be used as a guide for raingarden maintenance. It 

is based on average maintenance requirements for raingardens in Victoria, and timings may 

need to be adjusted to suit specific site assets. Regular inspections should be undertaken 

every three months. Inspection and maintenance of all raingardens will be the responsibility 

of the owners. 

Refer to the Melbourne Water WSUD Maintenance Guidelines for further details4. 

Item What to check for Action Frequency 

Inlet No evidence of erosion, 

blockage, damage or 

standing water. 

Clear inlet of accumulated 

sediment or debris. 

Eroded areas should be locally 

re-profiled or reinforced, and 

re-planted if necessary. 

Refer to Water By Design (2012) 

Rectifying Vegetated 

Stormwater Treatment Assets if 

the erosion is either recurring or 

severe. 

Storm 

events 

3 months 

Outlet No evidence of erosion, 

blockage, damage or 

standing water. 

Outlet freely draining. 

Clear outlet of accumulated 

sediment or debris. 

Refer to Water by Design (2012) 

Rectifying Vegetated 

Stormwater Treatment Assets if 

standing (backwatering into 

the raingarden) is present. 

Storm 

events 

3 months 

Other 

structures 

No evidence of erosion 

and damage to other 

structures, e.g. pits, pipes, 

access ramps, walls and 

rock protection. 

Repair minor damage to 

structures. 

Eroded areas should be 

repaired (reinforced). This may 

involve minor re-profiling or re-

planting works. 

For severe damage, i.e. where 

flows have scoured down the 

side of a structure refer to 

Water by Design (2012) 

Rectifying Vegetated 

Stormwater Treatment Assets. 

3 months 

 
4 WSUD maintenance guidelines: Inspection and maintenance activities, Melbourne Water Corporation, 2013, 
http://www.melbournewater.com.au/Planning-and-building/Forms-guidelines-and-standard-
drawings/Documents/WSUD-Maintenance-Inspection-and-maintenance-activity-guidelines.pdf 

http://www.melbournewater.com.au/Planning-and-building/Forms-guidelines-and-standard-drawings/Documents/WSUD-Maintenance-Inspection-and-maintenance-activity-guidelines.pdf
http://www.melbournewater.com.au/Planning-and-building/Forms-guidelines-and-standard-drawings/Documents/WSUD-Maintenance-Inspection-and-maintenance-activity-guidelines.pdf
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Item What to check for Action Frequency 

Hydraulic 

conductivity 

Filter media is draining 

freely. 

No water ponded on the 

surface of the raingarden 

for more than 12 hours 

after rainfall. 

If water is ponded on the 

surface of the raingarden for 

more than 12 hours after 

rainfall, refer to Water by Design 

(2012) Rectifying Vegetated 

Stormwater Treatment Assets. 

Note: the disposal of 

raingarden filter material must 

comply with EPA Victoria 

guidelines for the disposal of 

contaminated soil. 

Storm 

events 

Sediment 

accumulation 

No major sediment 

accumulation on surface 

of the raingarden. 

Accumulated sediment to be 

removed from the surface of 

the raingarden and the system 

replanted as required. 

Annually 

Filter media 

surface 

No surface scour, 

depressions 

Filter surface to be repaired. 

This may involve evening out 

the surface, importing 

additional filter media and 

replanting. 

3 months 

Fine sediment 

surface crust 

No impermeable or 

clayey surface on the 

filter media. 

No major surface crusting 

(<3mm depth across less 

than 10% of the filter area 

is permissible). 

Repair surface layer by scarify 

filter media surface, re-profiling 

and re-establishing vegetation, 

if required. 

If the problem persists refer to 

Water by Design (2012) 

Rectifying Vegetated 

Stormwater Treatment Assets. 

3 months 

Mulch layer Even depth and 

distribution of the mulch 

layer. 

Surface of the mulch 

layer is at least 100mm 

below the top of the 

outflow pit. 

Much is not touching the 

plant stems. 

Re-distribute or replace mulch 

that has been washed out or 

displaced. This may involve 

retaining mulch using jute mats 

or nets. 

Remove mulch that is touching 

plant stems. 

3 months 

Algal or moss 

growth 

No major algal growth 

(less than 10% of the 

raingarden area is 

permissible). 

No moss growth. 

If significant patches of algal 

growth or moss persist across 

the surface of the raingarden 

(i.e. greater than 10% of the 

surface) then refer to Water by 

Design (2012) Rectifying 

Vegetated Stormwater 

Treatment Assets. 

3 months 
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Item What to check for Action Frequency 

Inspection 

opening 

Water level is below filter 

media layer. 

No sediment 

accumulation in 

underdrain system. 

Refer to Water by Design (2012) 

Rectifying Vegetated 

Stormwater Treatment Assets if 

standing water is present in the 

filter media layer. 

Flush the underdrain system 

using low pressure water to 

remove accumulated 

sediment. 

Annually 

Vegetation 

cover - filter 

media 

Greater than 90% 

vegetation cover. 

Plants healthy, free from 

disease and vigorously 

growing. 

Remove any dead or diseased 

vegetation. 

Replant individual bare 

patches (greater than 5% of the 

area) using either new plants or 

by dividing and translocating 

existing plants. 

3 months 

Weeds - filter 

media 

Less than 10% of the filter 

media surface area and 

batters covered in 

weeds. 

Physically remove weeds from 

filter media surface. 

Do not use herbicides as these 

may harm the raingarden 

vegetation and contaminate 

the filter media. 

Refer to Water by Design (2012) 

Rectifying Vegetated 

Stormwater Treatment Assets if 

weed ingress is a persistent 

problem (i.e. weed coverage is 

persistently greater than 30%). 

3 months 

Litter Filter media surface free 

of litter (i.e. less than 1 

piece of litter per 4m2). 

Remove all litter and excessive 

debris. 

3 months 

Pests No damage by pest 

animals and insects. 

Seek specialist advice if 

persistent insect damage is 

observed. 

Refer to Water by Design (2012) 

Rectifying Vegetated 

Stormwater Treatment Assets if 

there is evidence of pest 

animal damage. 

3 months 
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Appendix 1 - Policy Objectives 
For information only, the objectives of relevant stormwater management policies are shown 

here: 
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Appendix 2 - Site Layout Plan 
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Appendix 3 - Blue Factor Report  
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Appendix 4 - Technical Measures Explained 

Rainwater Harvesting 

Rain water tanks collect water from the roof via downpipes, providing flow detention 

capacity and storage for reuse. Rainwater tanks reduce stormwater run-off but also treat 

water by allowing particle settlement within the tank. Water can be generally used for 

irrigation, toilet flushing, laundry services and showers.   

 

  
Figure 8 - Components of a Rainwater Harvesting System (Bluescope Steel) 

 

Rainwater Filtration 

 

Rainwater Filtration requirements depend upon intended end-use. See the following table for 

required quality levels across typical end-uses:  

 
Table 2 - Required Rainwater Quality for Different End Uses 5 

 Required Quality 

End Use Clear Odourless 
Low in dissolved 

solids 

No human 

pathogens, toxins or 

heavy metals 

Garden/lawn irrigation     

Toilet flushing ✓ ✓   

Clothes washing ✓ ✓   

Showering/bathing ✓ ✓ ✓  

Drinking ✓ ✓ ✓ ✓ 

 

See the following table for appropriate treatment measures to meet the specified quality 

above: 

 

 

 

 

 

 
5 https://www.yourhome.gov.au/water/rainwater  

https://www.yourhome.gov.au/water/rainwater
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Table 3 - Required Rainwater Filtration for Different End Uses 6 

 Filter 

Fixture/use Tannin filter (if tannins from 

overhanging trees expected) 

Sediment filter 

(eg. 20 micron) 

Sub 1 micron 

absolute filter 

Irrigation and outdoor    

Hot water system ✓   

Toilet cistern/washing 

machine 
✓   

Drinking water outlets (cold) ✓ ✓ ✓ 

 

Further considerations: 

 

• The simplest tank system is where downpipes can flow directly into the top of a water 

tank as shown above. Where a number of downpipes from around the building are 

collecting water for the same tank that is not underground, a charged pipe system 

might be required, where by water sits in the downpipes to the level of the top of the 

tank. When more water enters the downpipes, the existing water in the pipes will 

enter the tank as the water level stays balanced. 

• Rainwater tank systems may either be wet (charged) or dry. Charged systems are 

systems where the pipes from the gutter go down the wall and underground, then up 

into the tank. They are ‘wet’ because the size of buildings and/or the placement of 

tanks away from buildings mean that there are long runs of pipe underground which 

remain full of water. Dry systems are systems where the pipe network is designed to 

run direct from the gutter into the tank. The pipes drain out after rain and do not hold 

water when rainfall stops. 

• Charged tank systems (where water tanks are above ground) should incorporate 

1mm aperture screens on all openings to ensure pipes do not become breeding 

grounds for mosquitoes. No charged pipes are to be located beneath ground slabs. 

• A first flush device that diverts the initial most polluted 1-2 minutes of runoff from the 

roof into the garden should be incorporated in the system prior to the tank. 

• Connection to toilets or other regularly used end-uses should ensure that tanks are run 

down regularly. This leaves spare capacity to collect new rainfall water and hence 

reduces the level of rain from the roofs going down the drains. 

• Tank to mains switches which can divert water supply from tanks to mains need to be 

incorporated in any design, in the event that tanks empty or become near empty. 

Automated switch-over is ideal, but having good access to switches in the event of 

failure of the automated switches is also a good design consideration. 

 

 

 

 
6 https://www.yourhome.gov.au/water/rainwater  

https://www.yourhome.gov.au/water/rainwater
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a) 

 
 

b) 

 
 

c) 

 

d) 

 
 

Figure 9 - Types of Rainwater Tanks a) Slimline; b) Storage walls; c) Underground; d) Modular 

(www.yourhome.gov.au/water/rainwater & www.freshwater.com.au) 
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Raingardens 

Raingardens are a type of vegetated filtration systems, consisting typically of a vegetated 

soil-based filter medium (a garden bed) draining into a porous pipe. They combine physical, 

chemical and biological treatment systems, removing pollutants and filtering out solids 

before redirecting water into the stormwater mains.  Melbourne Water provide useful 

information about raingardens at their website7. 

 

  
Figure 10 - Raingarden Components (Melbourne Water) 

Further considerations: 

 

• Rectangle shapes are often the simplest and cheapest to construct. 

• They should not be built too close to permanent structures, as filtration of water into 

surrounding soils may affect building foundations. Lining may be used if nearby 

infrastructure is sensitive to infiltration. 

• Raingardens require layers of filter media and plants above a slotted pipe connected 

to the stormwater mains or stormwater outfall. An overflow pipe should also be 

located nearby should the raingarden clog up and/or be inundated beyond design 

capacity. A heavy mulch or gauze type matting over the top of the ground is also 

useful to reduce erosion of surface layers during high rainfall events.  

• The plants and filter media should physically, chemically and biologically remove 

pollutants from the water. The filter media may include scoria, screenings or loamy 

sand. Water takes longer to infiltrate in clay soils than sandy soils.  

• Mulch can be used as an additional layer to the raingarden as a weed control 

system. However unwashed gravel mulch can clog pipes so it should be avoided. 

 

 

 

 

 

 
7 http://www.melbournewater.com.au/getinvolved/protecttheenvironment/raingardens/Pages/ 
How-do-I-build-a-raingarden.aspx 
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Planting 

 

A good guide to suitable plants to use in a raingarden is provided in Melbourne Water’s 

instruction sheet “Building a Raingarden”8 (page 7) which can be found through the 

Melbourne Water website. 

 

 

 
 

 

 

 

 
8 http://www.melbournewater.com.au/getinvolved/protecttheenvironment/raingardens/Pages/ 
How-do-I-build-a-raingarden.aspx 
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Figure 11 - In Ground and Planter Box Raingarden Systems (SPEL, Melbourne Water, LID Consulting) 
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Executive Summary 

This report assesses the car parking and traffic impacts of the Proposed Motel Extension at 152  
Marine Parade, Lakes Entrance.  The following provides an executive summary of the report.  

Proposed Development 

The proposal seeks planning approval for an eight (8) guestrooms / bedroom extension to an existing 
motel and modification to the car parking layout to provide for additional car parking including an 
accessible car space. 

Car Parking  

The proposed motel extension, under a Planning Scheme Clause 52.06 assessment has a car parking 
requirement to provide eight (8) car spaces.  

The application has provision for eight (8) car spaces and therefore meets the statutory car parking 
requirement of the East Gippsland Planning Scheme.  

The carpark layout and access arrangements are designed in accordance with the relevant design 
requirements of Clause 52.06-9 of the Planning Scheme. 

Bicycle Parking 

The proposed extension does not have a statutory requirement to formally provide bicycle parking or 
end of trip facilities. However, bicycles can be stored informally on the site. 

Traffic Impacts 

The traffic projected to be generated by the proposed application is expected to be up to three (3) peak 
hour movements, which is low in traffic engineering terms. In this regard, the traffic generated by the 
proposed extension is unlikely to have a material impact on the operation or performance of the 
surrounding road network.  

Service Vehicles 

The waste collection arrangements will be consistent with existing conditions. 

Loading demands are expected to remain consistent with existing conditions and deliveries can 
continue to occur informally on the site by vans and small trucks.  

Summary of Opinions 

Having undertaken all tasks necessary to adequately assess the traffic engineering impacts of the 
Proposed Motel Extension at 152  Marine Parade, Lakes Entrance, the car parking and traffic impacts 
are acceptable. 
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1 Introduction 

The following Traffic Impact Assessment Report reviews the critical traffic engineering matters 
associated with the Proposed Motel Extension at 152  Marine Parade, Lakes Entrance. 

The proposed development is listed as a motel under Clause 52.06-5 of the East Gippsland Planning 
Scheme and has been assessed with consideration to the statutory car parking requirements, local 
strategic parking and traffic objectives, and prevailing car parking conditions on the site and in the 
surrounding area. 

2 Proposal 

The application proposes the partial demolition of the existing accommodation, extension of, and 
modification to an existing motel currently trading under the name of ‘Lakeside Motel Waterfront’. 

The caretaker’s residence on Level 01 will be deleted. It is currently not allocated/provided with a car 
space. The car parking provision for the existing use, that is seven (7) spaces, will be maintained by 
the proposed development. 

Overall, the application would increase the total number of guestrooms by eight (8) units and increase 
the total number of bedrooms by eight (8). An expansion of the on-site carpark to accommodate an 
additional eight (8) car spaces along the western boundary of the site.  

The existing vehicle crossing to/from Marine Parade will be retained and is not proposed to be 
modified by the application. Table 1 outlines the key attributes of the proposal. Development 
application plans prepared by JL Architects (dated February 2026) are attached at Appendix A. 

Table 1:  Key Proposal Characteristics 

Attribute Proposal 

Land Use 

Motel (Accommodation)  Additional eight (8) rooms / beds 

Operational Characteristics 

Trading Name Lakeside Motel Waterfront 

Reception Opening Hours 2:00PM-6:30PM Monday to Sunday 

Check-in Time From 2:00PM 

Check-out Time By 10:00AM 

Parking & Movement 

Car Spaces Additional eight (8) car spaces, including an accessible car space 

Bicycle Spaces Can be informally accommodated 

End of Trip Facilities Informally on site, or within rooms 

Locational/Planning Characteristics 

Principal Public Transport Network No 

Statutory Parking Category Category 1 
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3 Existing Conditions 

3.1 Subject Site 
The subject site, addressed as 152  Marine Parade, Lakes Entrance, is located on the south side of 
Marine Parade approximately 130m east of its intersection with Carstairs Avenue. 

The subject site is currently occupied by two (2) buildings providing accommodation and associated 
car parking. The buildings accommodate a total of 17 guestrooms and a caretaker’s residence which 
are served by 30 car parking spaces (marked and unmarked bays). 

Table 2 outlines the key existing features of the development site. An aerial photograph and location 
map of the site and surrounds is provided at Figure 1 and Figure 2 respectively. 

Table 2:  Existing Site Features 

Feature Detail 

Municipality & Referral Authorities 

Municipality  East Gippsland 

Zoning and Overlays 

Zoning General Residential Zone – Schedule 1 (GRZ1) 

Overlays Land Subject to Inundation Overlay Schedule (LSIO) 

Existing/Historical Use 

Motel (Accommodation) 
17 rooms 

30 car spaces (marked and unmarked bays) 

On-Site Car Parking 

Via Marine Parade 
15 marked car spaces 

15 unmarked car spaces 

On-Street Car Parking 

Marine Parade Unrestricted indented parallel car spaces on the north side 
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Figure 1:  Aerial Photograph (Source: Nearmap)  

  

Figure 2:  Location Map (Source: www.melway.com.au) 

Subject Site 

Subject Site 
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3.2 Road Network 
Marine Parade 

Marine Parade is a local road under the care and management of East Gippsland Shire Council. 
Marine Parade is generally aligned in an east to west direction, providing a connection between 
Barkers Avenue in the east (continuing as Orme Street) and Esplanade/Princes Highway in the west 
(continuing as Bullock Island Road). 

Adjacent the subject site, Marine Parade has a carriageway width of approximately of 10.7m and is 
configured with a traffic lane and a bicycle lane in both directions. Marine Parade is also constructed 
with raised platforms at regular intervals and at major road intersections. 

Car parking is provided on the north side of Marine Parade in the form of indented parallel car parking. 
Car parking in the nearby vicinity to the subject site is generally unrestricted. 

Pedestrian facilities are formalised on both sides with 2.0m wide pedestrian footpaths provided on 
both sides of the road. On-road cycling lanes measuring 1.5m in width are also provided in each 
direction of traffic. 

A posted speed limit of 50km/h applies to Marine Parade adjacent to the subject site. 

3.3 Alternate Modes of Transport 

3.3.1 Public Transport 
There is limited public transport options within Lakes Entrance, however, three (3) bus routes operate 
along the site’s Marine Parade frontage. These services are summarised below. 

• Route 1: Lakes Entrance – Kalimna 

• Route 2: Lakes Entrance – Lakes Entrance North 

• Route 3: Lakes Entrance – Lanes Entrance East 

The routes of the above services are presented in Figure 3 to Figure 5, respectively. 

These services provide limited bus services across the day between the Lakes Entrance town centre, 
and the west, north and east of Lakes Entrance, with an operating frequency of approximately 2-4 
hours on weekdays. 
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Figure 3:  Bus Route 1 (Source: Transport Victoria) 

 

Figure 4:  Bus Route 2 (Source: Transport Victoria) 
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Figure 5:  Bus Route 3 (Source: Transport Victoria) 

 

  



Traffic Impact Assessment Report 

152  Marine Parade, Lakes Entrance - Proposed Motel Extension       

QUANTUM TIAR (152 Marine Parade) - Amended.docx  9 | P a g e  

4 Car Parking Assessment 

4.1 Statutory Car Parking  
Clause 52.06-5 prescribes the number of car spaces to be provided for the proposed change in use. 

Under Clause 73 of the Planning Scheme, the proposed land use is classified as a ‘Motel’, which is 
described as: 

‘Land used to provide accommodation in serviced rooms for persons away from their 
normal place of residence, and where provision is made for parking guests’ vehicles 
convenient to the rooms.’   

Based on the Department of Transport and Planning (DTP) Victorian planning maps, the subject site 
is located within a Category 1 designated area. This is illustrated within Figure 6 overleaf. 

The site is not subject to local Government Parking Overlay, and therefore the rates within Table 1 of 
Clause 52.06-5 applies. Table 3 applies the relevant car parking rates within Category 1 and 
summarises the car parking requirement for the proposed development as follows. 

Table 3:  Statutory Car Parking Assessment – Clause 52.06 

Use No./Area Statutory Car Parking 
Rate (Category 1) 

Statutory 
Requirement 

Provision 

Commercial 

Motel 8 bedrooms 1 car space to each 
bedroom 

8 car spaces 8 car spaces 

TOTAL 8 car spaces 8 car spaces 

Based on the preceding assessment, the proposal has a statutory car parking requirement to provide 
eight (8) car parking spaces. 

As the proposed development is provided with eight (8) on-site car spaces in addition to the 30 car 
spaces already provided, the statutory car parking requirement is met by the proposed application.  

In this regard, a permit to vary the statutory car parking requirement is not sought by the application 
and Clause 52.06 of the East Gippsland Planning Scheme is satisfactorily met. 
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Figure 6:  Location Map (Source: VicPlan) 

4.2 Car Park Design 
The on-site carpark shall be expanded to include the lawn area on the southwest corner of the subject 
site.  

The existing 90 degree car spaces will be formally line-marked and reconfigured to provide for a more 
efficient car parking layout, and an accessible car space will be provided as part of this development 
application. 

The application will provide eight (8) additional car spaces, including an accessible car space. 

Vehicle access to/from Marine Parade is proposed to be retained, and no modifications to the existing 
arrangements are considered by the application. 

Table 4 outlines the assessment of the proposed car parking and vehicle access arrangements 
against the requirements of Clause 52.06 of the Planning Scheme.  

The design review assesses the component of the carpark that is new or modified. 

  

Subject Site 
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Table 4:  Clause 52.06-9 Design Standards – Design Review & Response  

Design Standard Compliance Response 

Design Standard 1 - Accessways 

Be at least 3 metres wide Compliant 
The new accessways will have a 
minimum width of 6.4m 

Have an internal radius of at least 4 
metres at changes of direction or 
intersection or be at least 4.2 metres 
wide. 

Compliant 

All driveways are 6.4m wide and will 
appropriately accommodate changes 
in direction associated with vehicle 
manoeuvring and circulation. 

Allow vehicles parked in the last space 
of a dead-end accessway in public car 
parks to exit in a forward direction with 
one manoeuvre 

Not Applicable 

The carpark is private in nature, 
nevertheless, all car spaces have been 
designed to allow for exiting in a 
forward direction. 

Provide at least 2.1 metres headroom 
beneath overhead obstructions, 
calculated for a vehicle with a 
wheelbase of 2.8 metres 

Not Applicable 
Standard car spaces will be open to the 
air. 

If the accessway serves four or more car 
spaces or connects to a road in a 
Transport Zone 2 or Transport Zone 3, 
the accessway must be designed so 
that cars can exit the site in a forward 
direction 

Compliant 
The carpark allows all movements to 
be a in forward direction when entering 
and exiting the site. 

Provide a passing area at the entrance 
at least 6.1 metres wide and 7 metres 
long if the accessway serves ten or more 
car parking spaces and is either more 
than 50 metres long or connects to a 
road in a Transport Zone 2 or Transport 
Zone 3 

Not Applicable 

The vehicle entrance is not proposed to 
be modified by the application. The 
access does not connect to a road in a 
Transport Zone and is not longer than 
50m without an opportunity to pass. 

Have a corner splay or area at least 50 
per cent clear of visual obstructions 
extending at least 2 metres along the 
frontage road from the edge of an exit 
lane and 2.5 metres along the exit lane 
from the frontage, to provide a clear 
view of pedestrians on the footpath of 
the frontage road 

Not Applicable 

The entrance to the carpark is not 
proposed to be modified. The sight 
splay on the departure side of the 
entrance, however, provides sufficient 
sight distance to pedestrians for 
motorists. 
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Design Standard Compliance Response 

If an accessway to four or more car 
parking spaces is from land in a 
Transport Zone 2 or Transport Zone 3, 
the access to the car spaces must be at 
least 6 metres from the road 
carriageway 

Not Applicable 

The accessway does not take access 
from a road in a Transport Zone. 
Nevertheless, car parking spaces are 
provided more than 6.0m from the 
edge of the carriageway. 

If entry to the car space is from a road, 
the width of the accessway may include 
the road 

Not Applicable 
All car parking spaces are proposed to 
take access from internal accessways 
and aisles. 

Design Standard 2 – Car Parking Spaces 

Car parking spaces and accessways 
must have the minimum dimensions as 
outlined in Table 2. 

Compliant 

All standard car parking spaces are 
provided with module dimensions of 
2.6m wide, 4.9m depth, and is directly 
accessible from an accessway that is 
at least 6.4m wide.  

These dimensions meet the minimum 
design standard of the Planning 
Scheme. 

A wall, fence, column, tree, tree guard or 
any other structure that abuts a car 
space must not encroach into the area 
marked ‘clearance required’ on Diagram 
1, other than: 

• A column, tree or tree guard, which 
may project into a space if it is 
within the area marked ‘tree or 
column permitted’ on Diagram 1. 

A structure, which may project into the 
space if it is at least 2.1 metres above 
the space. 

Compliant 
Appropriate clearances have been 
provided for car parking spaces that 
are located adjacent a wall/fence. 

Car spaces in garages or carports must 
be at least 6 metres long and 3.5 metres 
wide for a single space and 5.5 metres 
wide for a double space measured 
inside the garage or carport. 

Not applicable No garages or carports are proposed by 
the application. 

Where parking spaces are provided in 
tandem (one space behind the other) an 
additional 500 mm in length must be 
provided between each space 

Not applicable No car spaces are proposed to be 
arranged in tandem. 
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Design Standard Compliance Response 

Where two or more car parking spaces 
are provided for a dwelling, at least one 
space must be under cover 

Not applicable No dwellings are proposed by the 
application. 

Disabled car parking spaces must be 
designed in accordance with Australian 
Standard AS2890.6-2009 (disabled) and 
the Building Code of Australia. Disabled 
car parking spaces may encroach into 
an accessway width specified in Table 2 
by 500mm 

Compliant 
An accessible car space and shared 
area have been provided in 
accordance with AS2890.6. 

Design  Standard 3 - Gradients 

Accessway grades must not be steeper 
than 1:10 (10 per cent) within 5 metres 
of the frontage. 

Not applicable 
The vehicle entrance is not proposed to 
be modified, however is generally flat 
under existing conditions. 

Ramps (except within 5 metres of the 
frontage) must have the maximum 
grades as outlined in Table 3 and be 
designed for vehicles travelling in a 
forward direction. 

Not applicable 

No accessways are proposed to be 
significantly ramped. Grades will be 
applied to provide adequate drainage 
within new/modified car parking areas. 

Where the difference in grade between 
two sections of ramp or floor is greater 
that 1:8 (12.5 per cent) for a summit 
grade change, or greater than 1:6.7 (15 
per cent) for a sag grade change, the 
ramp must include a transition section 
of at least 2 metres to prevent vehicles 
scraping or bottoming. 

Not applicable 

Plans must include an assessment of 
grade changes of greater than 1:5.6 (18 
per cent) or less than 3 metres apart for 
clearances, to the satisfaction of the 
responsible authority. 

Not applicable 
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5 Bicycle Parking Assessment 

5.1 Statutory Bicycle Parking  
Clause 52.34 prescribes the number of bicycle spaces to be provided for the proposed extension. 

A motel has a statutory requirement to provide bicycle parking at the following rates: 

• 1 to each 40 rooms for employees; 

No bicycle parking spaces are required for visitors. 

Based on the proposed number of rooms (8 No.), the development application does not have a 
statutory requirement to provide for bicycle parking. 

Bicycle parking however can readily be accommodated on the site or within rooms, and end of trip 
facilities such as a shower, changeroom and closet can occur within guest rooms. 
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6 Traffic Impacts 

6.1 Traffic Generation 
The RTA Guide to Traffic Generating Developments – Issue 2.2 (GtTGD 2002) specifies that motels 
operating at full capacity typically generate in the order of three (3) vehicle trips per guest room per 
day, including 0.4 vehicle trips per guest room per hour during the evening peak.  

In accordance with advice published in the GtTGD 2002, it has been assumed that 15% of rooms are 
vacant on a typical weekday. Noting that the GtTGD 2002 does not provide traffic generation rates for 
the morning or midday peak hours, these traffic generation rates have been assumed to reflect the 
daily traffic generation profile of ‘commercial accommodation’ land uses in TMR’s Traffic Generation 
Data 2006-2019 dataset and presented at Figure 7 below. 

 

Figure 7:  Traffic Demand Profile – Commercial Accommodation 

On this basis, the morning and midday peak hour traffic generation rates have been assumed to be 
approximately 92% and 81% of the evening peak hour rate, respectively, as set out at Table 5 below. 

Table 5:  Traffic Generation Rates – Commercial Accommodation 

Peak Hour Peak Hour Rate 

Morning Peak Hour (8am-9am) 0.31 vehicle trips per guest room per hour 

Midday Peak Hour (12noon-1pm) 0.27 vehicle trips per guest room per hour 

Evening Peak Hour (4:30pm-5:30pm) 0.34 vehicle trips per guest room per hour 
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Application of the traffic generations rates to a eight (8) guest room motel equates to the traffic 
generated volumes summarised at Table 6. 

Table 6:  Traffic Generation – Commercial Accommodation 

Peak Hour Peak Hour Trips 

Morning Peak Hour (8am-9am) 3 vehicle trips per hour 

Midday Peak Hour (12noon-1pm) 2 vehicle trips per hour 

Evening Peak Hour (4:30pm-5:30pm) 3 vehicle trips per hour 

On the preceding basis, the proposed motel development is projected to generate in the order of three 
(3) additional trips to the road network during the critical evening peak hour. 

As the proposed motel accommodation development is not proposing a restaurant or other motel 
facilities that are open to the public, the projected peak traffic generation estimates above are likely 
to represent peak traffic demands. 

6.2 Traffic Impact 
The motel is predicted to generate a total of up to three (3) peak hour movements equivalent to, on 
average, a single movement approximately every 20 minutes. This level of traffic is negligible by traffic 
engineering standards and would be accommodated without consequence to the operation and 
performance of the adjacent road network. 

The projected level of peak hour traffic generated to the road network is considered to be modest with 
traffic movements expected to be broadly dispersed across the day to coincide with the operative 
check-in and check-out times of the motel. 

Since check-out is scheduled for 10:00AM and check-in for 2:00PM, development traffic is expected 
to be generated outside of standard commuter peak hours. Holiday traffic occurs seasonally and few 
times of the year where drivers may experience periodic surges, however, they are largely predictable 
and generally anticipated by both visitors and local residents. 
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7 Service Vehicles 

7.1 Waste Collection 
Waste collection demands are expected to be largely consistent with existing conditions and the 
additional waste generated by the new guest rooms will have negligible impact on existing traffic 
conditions.  

7.2 Loading 
Loading demands associated with deliveries of operational supplies, linen, guest services etc. are 
expected to be consistent with existing conditions. These loading demands can continue to be 
informally accommodated on the site by vans and small trucks. 
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8 Conclusions 

Having undertaken a detailed traffic engineering assessment the following conclusions are reached 
in relation to the Proposed Motel Extension at 152  Marine Parade, Lakes Entrance: 

1. The proposal seeks planning approval for an eight (8) guestrooms / bedroom extension to an 
existing motel and modification to the car parking layout to provide for additional car parking 
including an accessible car space. 

2. The proposed motel extension, under a Planning Scheme Clause 52.06 assessment has a car 
parking requirement to provide eight (8) car spaces.  

3. The application has provision for eight (8) car spaces and therefore meets the statutory car parking 
requirement of the East Gippsland Planning Scheme.  

4. The carpark layout and access arrangements are designed in accordance with the relevant design 
requirements of Clause 52.06-9 of the Planning Scheme. 

5. The proposed extension does not have a statutory requirement to formally provide bicycle parking 
or end of trip facilities. However, bicycles can be stored informally on the site. 

6. The traffic projected to be generated by the proposed application is expected to be up to three (3) 
peak hour movements, which is low in traffic engineering terms. In this regard, the traffic 
generated by the proposed extension is unlikely to have a material impact on the operation or 
performance of the surrounding road network.  

7. The waste collection arrangements will be consistent with existing conditions. 

8. Loading demands are expected to remain consistent with existing conditions and deliveries can 
continue to occur informally on the site by vans and small trucks.  

Having undertaken all tasks necessary to adequately assess the traffic engineering impacts of the 
Proposed Motel Extension at 152  Marine Parade, Lakes Entrance, there are no reasons why a permit 
should be precluded from a traffic engineering perspective, subject to appropriate conditions.  
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