
 
Form 2 

NOTICE OF AN APPLICATION FOR PLANNING PERMIT 
 

The land affected by the 
application is located at: 

16 Mckenzie Street LUCKNOW  VIC  3875  

Lot: 2 PS: 613291 

The application is for a 
permit to: 

Two Lot Subdivision 

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

Planning Scheme Clause Matter for which a permit is required 

32.08-3 To subdivide land (into two lots)  

The applicant for the 
permit is: 

Development Solutions Victoria Pty Ltd 

The application reference 
number is: 

5.2026.291.1 

 
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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Will the proposal result in a breach of a registered covenant restriction or agreement?: No 

Existing conditions : Existing dwelling and associated facilities  
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Has there been a pre-application meeting: No 

Your reference number: 26047 
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Address 16 McKenzie Street, Lucknow 

Site Description Lot 2 on Plan of Subdivision 613291T 

Title Particulars Vol 11081 Fol 240 

Site Area 4,016m2 

Proposal Two Lot Subdivision  

Planning Scheme East Gippsland Planning Scheme 

Zone General Residential Zone – Schedule 1 

Overlays None applicable 

Bushfire Prone Area Identified as a Bushfire Prone Area 

Aboriginal Cultural Heritage Identified as an area of Cultural Heritage Sensitivity 

Permit Triggers Clause 32.08-3 General Residential Zone – Subdivision  

Notice No exemption available  

Referrals No referrals required 

Work Authority Licence                                         Not applicable   

Planning Scheme requirements Municipal Planning Strategy – Clause 02 
Settlement - Towns – Clause 02.03-1 
Environmental and landscape values – Clause 02.03-2 
Environmental risks and amenity – Clause 02.03-3 
Planning Policy Framework – Clause 10 
Settlement – Clause 11 
Housing – Clause 16 
General Residential Zone – Clause 32.08 
Decision guidelines – Clause 56 
Bushfire Planning – Clause 53.02 
Decision guidelines – Clause 65.01 
Decision guidelines – Clause 65.02 
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2. SITE CONTEXT 

Site 

The subject site is located at 16 McKenzie 

Street, Lucknow.  A copy of the Title and Plan 

of Subdivision is contained in Appendix A. The 

title is affected by a restrictive covenant 

registered as AE620440G. 

AE620440G 

The covenant imposes a number of restrictions 

on the use and development of the land, 

including requirements relating to dwelling 

size, building materials and external finishes. It 

also restricts the construction of certain 

outbuildings, removal of soil or materials 

(except for specified purposes), offensive or 

noxious uses, commercial animal breeding or 

kennelling, keeping of poultry or pigeons, and 

the parking, garaging or servicing of vehicles 

exceeding 5 tonnes GVM, subject to limited 

exceptions. 

The subject site is irregular in shape with a total 

area of approximately 4,016m2, currently 

contains an existing dwelling and associated 

facilities, with planted vegetation scattered 

throughout. 

Details of the site are depicted in the 

photographs provided below.  

Access is existing via a gravel crossover and 

driveway along the southern boundary directly 

from McKenzie Street. 

McKenzie Street is a bitumen sealed road with 

roll over curb and channel on the northern side 

and gravel shoulder on the southern side. 

McKenzie Street traverses in an east to west 

direction adjoining the southern boundary of 

the subject site and contains a concrete 

footpath along the northern side.  

 

 

 

 

 

 

 

 

 

 

 

 

 

The subject site in relation to Lucknow as well 

as the surrounding land, is shown in the 

locality plans in Figure 1 and Figure 2.  

 

Figure 1 – Locality Plan – 16 McKenzie Street, Lucknow (source: mapshare.vic.gov.au) 

Figure 2 – Locality Plan – 16 McKenzie Street, Lucknow (source: mapshare.vic.gov.au) 
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 Surrounds 

The subject site is located within a residential 

area of Lucknow, with the surrounding land 

comprising a combination of existing 

residential development and vacant residential 

land. 

Adjoining the northern boundary is an existing 

residential dwelling. Adjoining the eastern 

boundary is vacant residential land, with the 

Princes Highway further. Adjoining the 

southern boundary is McKenzie Street and 

further vacant residential land. Adjoining the 

western boundary is an existing residential 

dwelling, with the Billabong and Mitchell River 

Backwater further. 

The site is located to the northeast of the 

central business district of Bairnsdale.  

Bairnsdale, the main commercial city of East 

Gippsland, is located on the Mitchell River and 

built around the Princes Highway. The highway 

through Bairnsdale's centre is a large boulevard 

with trees, garden areas, a rotunda, and 

various public amenities.  

The subject site in relation to Lucknow is shown 

in the aerial photograph below.  
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Photograph 1 – Aerial Photograph of the subject site and surrounding land 
– 16 Mckenzie Street, Lucknow (source: dpi.vic.gov.au) 
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Photograph 2 – Subject site at 16 McKenzie Street, 
Lucknow. 

 Photograph 4 – Subject site facing northwest showing 
existing dwelling. 

 Photograph 6 – Proposed Lot 1 facing north. 

     

 

 

 

 

 
 

Photograph 3 – Subject site facing north. 
 

  
Photograph 5 – Subject site facing east showing existing 

outbuilding. 
 

  
Photograph 7 – Proposed Lot 1 facing east. 
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Photograph 8 – Proposed Lot 1 facing south. 
 

 Photograph 10 – Proposed Lot 2 facing north.  Photograph 12 – Proposed Lot 2 facing south. 

     

 

 

 

 

 
 

Photograph 9 – Proposed Lot 1 facing west. 
  

Photograph 11 – Proposed Lot 2 facing east. 
  

Photograph 12 – Proposed Lot 2 facing west. 
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Photograph 8 – Neighbouring property adjoining the 
eastern boundary at 14 McKenzie Street, Lucknow. 

 

 Photograph 10 – Neighbouring property oposite the 
subject site at 7 McKenzie Street, Lucknow. 

 Photograph 12 – McKenzie Street facing west. 

     

 

 

 

  

 
Photograph 9 – Neighbouring property adjoining the 
western boundary at 18 McKenzie Street, Lucknow. 

  
Photograph 11 – McKenzie Street facing east. 
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3. THE PROPOSAL 

This application seeks approval for the subdivision of land into two lots under the provisions of the General Residential Zone. A proposed plan of subdivision 

is provided in Appendix B. 

Lot 1 

The proposed Lot 1 will comprise the western portion of the subject site and will have an area of approximately 1,694m². The lot will comprise vacant land 

and will be battle-axe in shape. 

Lot 2 

The proposed Lot 2 will comprise the eastern portion of the subject site and will have an area of approximately 2,322m². The lot will contain the existing 

dwelling, outbuilding and associated facilities and will also be battle-axe in shape. 

Access 

Access to the subject site is existing and is proposed to be widened to accommodate two separate driveways, providing access to proposed Lots 1 and 2 

individually. The existing accessway will also be extended to provide access to proposed Lot 1. The driveways are proposed to be constructed with a gravel 

surface. 

Easements 

An existing sewerage and drainage easement traverses throughout the subject site, including through the proposed access area. 

A Build Over Easement application has been approved by East Gippsland Water to allow the proposed access to be constructed over the sewerage easement. 

A Report and Consent application has also been endorsed by East Gippsland Shire Council to allow the gravel accessway to be constructed over the drainage 

easement these approvals are contained in Appendix C. 

Services 

The subject site is connected to existing services including reticulated water, sewerage, electricity, telecommunications, and the existing road network. The 

proposed lot will be connected to these services as part of permit compliance.  

A copy of the Proposed Plan of Subdivision is provided below and in Appendix B. 
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Figure 3 – Proposed Subdivision Plan – One Plan 
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4. ZONES AND OVERLAYS 

General Residential Zone – Schedule 1 

The purpose of the General Residential Zone is: 

- To implement the Municipal Planning 

Strategy and the Planning Policy 

Framework. 

- To encourage development that respects 

the neighbourhood character of the area.  

- To encourage a diversity of housing types 

and housing growth particularly in 

locations offering good access to services 

and transport.  

- To allow educational, recreational, 

religious, community and a limited range of 

other non-residential uses to serve local 

community needs in appropriate locations. 

An extract of the General Residential Zone Map 

is provided in Figure 4.  

Clause 32.08-3 of the General Residential Zone 

provides a permit is required to subdivide land.  

The applicable standards of Clause 56 are 

addressed in Section 6. 

The relevant decision guidelines of Clause 

32.08-14 of the General Residential Zone and 

Clause 65 are addressed below in Section 7 of 

this submission.

 

  

Figure 4 – Zoning Map – (source - mapshare.vic.gov.au) 
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5. OTHER PLANNING PROVISIONS 

Aboriginal Cultural Heritage 

Under the provisions of the Aboriginal Heritage 

Act 2006 the subject site is recognised as being 

within an area of Aboriginal Cultural Heritage 

Sensitivity.  

A 2 lot subdivision is an exempt activity, as such 

a Cultural Heritage Management Plan is not 

required. This is not addressed further.  

An extract of the Aboriginal Cultural Heritage 
Map is provided in Figure 5. 

 

 

 

 

 

 

 

 

 

 

Figure 5 – Aboriginal Cultural Heritage Map – (source - mapshare.vic.gov.au) 
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Bushfire Planning 

The purpose of bushfire planning is: 

- To implement the Municipal Planning 

Strategy and the Planning Policy 

Framework. 

- To ensure that the development of land 

prioritises the protection of human life and 

strengthens community resilience to 

bushfire. 

- To ensure that the location, design and 

construction of development appropriately 

responds to the bushfire hazard. 

- To ensure development is only permitted 

where the risk to life, property and 

community infrastructure from bushfire 

can be reduced to an acceptable level. 

- To specify location, design and construction 

measures for a single dwelling that reduces 

the bushfire risk to life and property to an 

acceptable level. 

An extract of the Bushfire Prone Area map is 
provided in Figure 6.  

The access portion of the subject site is located 
within a Bushfire Prone Area and is not affected 
by a Bushfire Management Overlay. As a 
permit is required under the General 
Residential Zone for the two lot subdivision, 

the decision guidelines at Clause 53.02-6 are 
applicable and have been addressed in Section 
7 of this submission. 

 

 

 

 

Figure 6 – Bushfire Prone Area – (source - mapshare.vic.gov.au) 
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6. CLAUSE 56 REQUIREMENTS  
 

Clause 56.04-2 Lot 
area and building 
envelopes objective:  
 

To provide lots with areas and dimensions that enable the appropriate siting and construction of a dwelling, solar access, 
private open space, vehicle access and parking, water management, easements and the retention of significant vegetation and 
site features.  
 

Response:  
 

This application seeks approval for the creation of two allotments, each well in excess of 300m2 lot area. Proposed Lot 1 will be 
1,694m² and proposed Lot 2 will be 2,322m² and will retain the existing single-storey dwelling. 
 
The proposed lots are of a size and configuration considered more than adequate to accommodate future residential development 
while respecting the pattern of surrounding lots along McKenzie Street. As this application is for subdivision only, with no 
development plans submitted for a dwelling on Lot 1 at this stage. 
 
The existing easements affecting the site (E-1 and E-7 sewerage, E-4 and E-7 drainage, and E-2 drainage) have been identified on 
the plan and will not be built over without consent. Consent has been obtained for construction of a driveway over these 
easements to facilitate access to the proposed lots.  
  
The proposal meets the objectives and standards of this clause. 
 

Clause 56.04-5 
Common area 
objectives 

To identify common areas and the purpose for which the area is commonly held. To ensure the provision of common area is 
appropriate and that necessary management arrangements are in place. To maintain direct public access throughout the 
neighbourhood street network. 
 

Response:  
 

The proposal does not include any common property area.  
 

This clause is not relevant to the proposal. 
 

Clause 56.06-8 Lot 
access objective:  
 

To provide for safe vehicles access between roads and lots.  
 

Response:  
 

The existing crossover serving proposed Lot 2 will be widened and upgraded to provide two separate 3.0m wide gravel driveways. 
Proposed Lot 1 will be provided with its own access via the shared crossover, connecting directly to McKenzie Street to the south 
of the site. 
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Each lot will therefore have separate vehicle access to McKenzie Street via the existing crossover arrangement, avoiding the need 
for a shared driveway between the two lots. Given the width of the McKenzie Street road reserve and the established pattern of 
residential crossovers in the immediate vicinity, the proposed access arrangements are considered safe, functional and consistent 
with the existing character of the surrounding area. 
 

The proposal meets the objectives and standards of this clause. 
 

Clause 56.07-4 
Stormwater 
management 
objectives 

To minimise damage to properties and inconvenience to residents from stormwater.  
To ensure that the street operates adequately during major storm events and provides for public safety.  
To minimise increases in stormwater and protect the environmental values and physical characteristics of receiving waters 
from degradation by stormwater.  
To encourage stormwater management that maximises the retention and reuse of stormwater.  
To encourage stormwater management that contributes to cooling, local habitat improvements and provision of attractive and 
enjoyable spaces. 
 

Response: Site runoff will be directed to a legal point of discharge to the satisfaction of the responsible authority. Existing drainage 
easements (E-2 and E-4/E-7) traverse the site and will be retained unaffected by the proposed subdivision, providing for the 
ongoing conveyance of stormwater from the site and adjoining properties. 
 
The subject site is not identified as being subject to flooding, and no flood mitigation works are considered necessary as part of 
this subdivision. The existing street drainage infrastructure serving McKenzie Street is considered adequate to accommodate the 
proposed two lot subdivision. 
 
The proposal meets the objectives and standards of this clause. 
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7. PLANNING ASSESSMENT 

This proposal has been assessed against the objectives and standards of applicable clauses of the Est Gippsland Planning Scheme and it is considered that the 

proposed subdivision is appropriate for the following reasons.  

The proposal meets the objectives of the Municipal Planning Strategy at Clause 02 and the Planning Policy Framework at Clause 10, providing an additional 

vacant parcel of land suitable for future residential development that can respect the existing surrounding development and environmental characteristics 

of the area.  

 

The proposal will contribute to a high standard of environmental sustainability, urban design and amenity by designing the subdivision having regard to the 

constraints of the land and reducing potential environmental impacts, consistent with the relevant provisions of Clauses 02.03 and 11. The site contains some 

scattered planted vegetation, however, no vegetation is required to be removed to facilitate the proposed subdivision.  

 

The proposed subdivision will result in one additional vacant allotment that can adequately accommodate a future residential dwelling. The subject site is 

currently connected to available services and the proposed vacant lot will be connected to existing infrastructure, including reticulated water, sewerage, 

electricity, telecommunications and the existing road network.  

 

The proposal supports the objectives of Clause 16 by creating an additional vacant allotment capable of accommodating future residential development and 

contributing to housing supply within an area with a suitable level of services and infrastructure. Clause 16.01-2S recognises the need to ensure that land 

supply is sufficient to meet demand. The proposal will create one additional vacant residential lot within an established residential area of Lucknow.  

 

The proposal is consistent with the decision guidelines of Clause 32.08-12, including consideration of the neighbourhood character and the suitability of the 

proposed subdivision pattern.  

 

The proposed subdivision creates one additional vacant allotment suitable for future residential development that can be developed in keeping with the 

established neighbourhood character. Proposed Lot 2 will contain the existing dwelling and associated facilities.  

 

The creation of an additional residential allotment within an established residential area and in proximity to existing services and infrastructure will support 

housing choice and the efficient use of existing infrastructure. 

  

The proposed subdivision has addressed the relevant standards set out in Clause 56, as detailed in Section 6.  
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The subdivision pattern within the surrounding area is varied, with existing lots ranging in size from approximately 821m² to 1.8 hectares. There are also 

existing battle-axe allotments within the surrounding area, including the subject site. The proposed subdivision is therefore consistent with the established 

pattern of subdivision in the locality.  

 

Access to the proposed lots will be provided from the southern boundary directly from McKenzie Street. Both proposed lots will utilise the existing gravel 

driveway, which is proposed to be widened, with a new concrete crossover also proposed.  

 

The proposed subdivision has been designed to respond to the characteristics and constraints of the site and will facilitate the creation of two appropriately 

sized and serviced residential allotments.  

 

No vegetation is required to be removed to facilitate the proposed subdivision. No additional planting is proposed as part of the subdivision, noting the 

bushfire-prone nature of the site and the need to avoid introducing additional vegetation that may contribute to bushfire risk.  

 

The subject land is identified as being within a Bushfire Prone Area. The proposal has therefore been considered having regard to the bushfire risk affecting 

the site and surrounding area and the decision guidelines of Clause 53.02-6.  

 

The proposal is limited to the creation of one additional residential allotment within an established residential area and will not result in a substantial increase 

in the intensity of development or the number of people exposed to bushfire risk.  

 

The proposed subdivision has been designed having regard to the existing site conditions, surrounding development, access arrangements and bushfire 

hazard. Both proposed lots will have access to the existing road network via McKenzie Street, providing a practical connection for residents and emergency 

vehicles.  

 

The proposed subdivision does not require the removal of native vegetation and retains the existing vegetation on the site. The future development of the 

proposed vacant allotment can be appropriately sited having regard to the bushfire hazard and applicable bushfire protection requirements.  

 

The proposed subdivision will not create an isolated or inaccessible allotment and the existing access arrangements provide a practical connection to the 

established road network.  

 

The availability of existing reticulated services and infrastructure will support the future development of the proposed lot without requiring substantial 

additional infrastructure through areas of bushfire risk.  
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Having regard to the limited scale of the proposal, its location within an established residential area, the existing road and service infrastructure, the absence 

of vegetation removal and the ability for future development to appropriately respond to the bushfire hazard, the proposal is considered to appropriately 

respond to the decision guidelines of Clause 53.02-6.  

 

The proposal has been considered against the decision guidelines of Clause 65.01 and supports the orderly planning of the area while taking into consideration 

the potential effects on the environment, human health and the amenity of the area. The proposal does not require the removal of native vegetation and is 

not expected to have an unreasonable impact on the existing road network.  

 

The site is not identified as being susceptible to natural hazards other than its identification as a Bushfire Prone Area, which has been considered above. 

Appropriate erosion and sediment control measures will be implemented during the provision of services to the proposed Lot 1.  

 

There are no aspects of the proposal that are likely to cause or contribute to land degradation, salinity or a reduction in water quality.  

 

The proposal has also been considered against the decision guidelines of Clause 65.02 and is considered suitable in this location. The vacant lot being created 

is capable of accommodating a future residential dwelling and will contribute to additional housing supply within the established residential area.  

 

The subject site is currently connected to available services and the proposed vacant lot will be connected to these services. The additional lot is not expected 

to exceed the capacity of existing infrastructure and services in the locality.  

 

The proposed vacant allotment will support infill residential development within an established residential area with access to existing services, infrastructure 

and the road network. The proposal represents an efficient use of existing infrastructure and will contribute to housing supply and choice within the locality. 
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8. CONCLUSION 

This submission is in support of a planning 

permit application for a Two Lot Subdivision at 

16 Mckenzie Street, Lucknow. 

The relevant provisions of the East Gippsland 

Planning Scheme have been addressed, and it 

has been ascertained that the proposal is 

appropriate in this location and will result in a 

positive planning outcome.  

It is requested that a planning permit be 

granted for this proposal. 

Development Solutions Victoria 

 

 

 

 

 

 

 

 

 

 

 

Disclaimer: 

This document has been prepared for planning 
permit application purposes only. The report has 
been made with careful consideration and with the 
best information available to Development 
Solutions Victoria Pty Ltd at the time. 

No component of this document is to be reproduced 
for any purpose without prior written consent of 
Development Solutions Victoria Pty Ltd. 

 














