
 
Form 2 

NOTICE OF AN APPLICATION FOR PLANNING PERMIT 
 

The land affected by the 
application is located at: 

280 Rivermouth Road EAGLE POINT  VIC  3878  

CA: PART 21 Sec: B 

The application is for a 
permit to: 

Buildings and Works for an Outbuilding and Vegetation 
Removal 

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

Planning Scheme Clause Matter for which a permit is required 

42.03-2 (SLO2) Construct a building or construct or carry out works 

42.03-2 (SLO2) Removal of vegetation 

44.04-2 (LSIO) Construct a building or construct or carry out works 

The applicant for the 
permit is: 

Development Solutions Victoria Pty Ltd 

The application reference 
number is: 

5.2026.49.1 

 
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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Existing conditions : The site contains an existing dwelling and associated facilities 

Description of proposal : Buildings and Works (Outbuilding) and Vegetation Removal 

Estimated cost of development: 40000 

Has there been a pre-application meeting: No 

Your reference number: 25124 

ExtraFile: 2 

Invoice Payer: Development Solutions Victoria 

Address for Invoice: 48 Bailey Street, Bairnsdale VIC 3875 

Invoice Email: admin@devsolvic.com.au 

Primary Phone Invoice: 0351524858 

Declaration: Yes 

Authority Check: Yes 

Notice Contact Check: Yes 

Notice check 2: Yes 

Privacy Statement Acknowledge: Yes 

2. Supporting information/reports: APPENDIX C Vegetation Assessment.pdf 

1. Supporting information/reports: 25124 Letter to Council.pdf 

Full copy of Title: APPENDIX A Copy of Plan.PDF, APPENDIX A Copy of Title.PDF 

Planning report: 25124 Planning Submission.pdf 

Plans: APPENDIX B Development Plans.pdf 
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2. SITE CONTEXT 

Site 

The subject site is located at 280 Rivermouth 

Road, Eagle Point.  A copy of the Title and Title 

Plan is contained in Appendix A. The title is not 

affected by any restrictive covenants or 

agreements.  

The site is rectangular in shape with a total area 

of approximately 4,729m2 and contains an 

existing dwelling and associated facilities. 

The site is generally flat in nature and contains 

scattered vegetation throughout. Details of the 

site are depicted in the photographs provided 

below.  

Access is existing via a gravel crossover and 

driveway along the northern boundary 

connecting directly to Rivermouth Road. 

Rivermouth Road is a gravel road with grassed 

shoulders that traverses generally in a east to 

west direction in this location. 

The subject site in relation to Eagle Point as 

well as the surrounding land, is shown in the 

locality plans in Figure 1 and Figure 2.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 2 – Locality Plan – 280 Rivermouth Road, Eagle Point (source: mapshare.vic.gov.au) 

Figure 1 – Locality Plan – 280 Rivermouth Road, Eagle Point (source: mapshare.vic.gov.au) 
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Surrounds 

The land within the locality is predominantly 

public land, with areas of developed residential 

land. 

Adjoining the northern boundary is 

Rivermouth Road and further is the Mitchell 

River. Adjoining the eastern boundary is an 

existing dwelling and associated facilities. 

Adjoining the southern boundary is the East 

Gippsland Lakes being Eagle Point Bay and 

adjoining the western boundary is Crown Land. 

Eagle Point is a coastal locality within the East 

Gippsland Shire, surrounded by the Gippsland 

Lakes. Eagle Point is located approximately 5.4 

kilometres northeast of Paynesville and 

approximately 14.6 kilometres southeast of 

Bairnsdale. Eagle Point has limited community 

facilities and no commercial services. 

Paynesville offers a basic level of commercial 

and community services whilst Bairnsdale 

offers a full range of services and facilities. 

The subject site in relation to Eagle Point is 

shown in the aerial photograph below 
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Photograph 1 – Aerial Photograph of the subject site and surrounding land 
– 280 Rivermouth Road, Eagle Point (source: app.landchecker.com.au) 
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Photograph 2 – Subject site at 280 Rivermouth Road. 
Eagle Point. 

 

 Photograph 4 – Existing dwelling on subject site facing 
northwest. 

 Photograph 6 – Existing tanks on subject site facing 
south. 

 

     

 

 

 

 

 
 

Photograph 3 – Existing access to subject site. 
 

  
Photograph 5 – Existing structure on subject site facing 

west. 
 

  
Photograph 7 – Existing outbuilding on subject site facing 

east.   
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Photograph 8 – Proposed outbuilding location facing 
north. 

 Photograph 10 – Proposed outbuilding location facing 
northeast. 

 Photograph 12 – Proposed outbuilding location facing 
southeast. 

     

 

 

 

 

 
 

Photograph 9 – Proposed outbuilding location facing 
northeast. 

 

  
Photograph 11 – Proposed outbuilding location facing 

southeast along eastern boundary. 

  
Photograph 13 – Subject site facing south. 
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Photograph 14 – Boobialla to be removed.  Photograph 16 – Neighbouring property adjoining the 
eastern boundary at 290 Rivermouth Road, Eagle Point. 

 Photograph 18 – Rivermouth Road facing east. 

     

 

 

 

 

 
 

Photograph 15 – Additional Boobialla tree to be removed 
  

Photograph 17 – Neighbouring property adjoining the 
western boundary at 278 Rivermouth Road, Eagle Point. 

  
Photograph 19 – Rivermouth Road facing west. 
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Photograph 20 – Proposed location of shed from aerial view 
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3. THE PROPOSAL 

This application seeks approval for buildings 

and works (outbuilding) and vegetation 

removal under the provisions of the Significant 

Landscape Overlay and Land Subject to 

Inundation Overlay. The proposed 

development plans are contained in Appendix 

B. 

The proposed buildings and works will be 

located in the north-eastern portion of the site. 

The proposed outbuilding will have a setback of 

approximately 22.03 metres from the western 

boundary, 20.51 metres from the northern 

boundary (being Rivermouth Road), and 

200mm from the eastern boundary. 

The total area of the proposed outbuilding will 

be 98m², measuring 14 metres in length and 7 

metres in width, with an overall height of 2.4 

metres. 

The external materials and finishes of the 

proposed outbuilding will comprise corrugated 

metal wall and roof sheeting, with a personal 

access door and roller doors finished in the 

colour Pale Eucalypt. A visual indication of the 

proposed colour is provided in Figure 3. 

  

An extract of the front elevation is provided in 

Figure 4, and within the proposed 

development plans contained in Appendix B. 

The proposed outbuilding will be used for 

general storage associated with the existing 

dwelling. 

Vehicle access to the site is existing in the 

western portion of the northern boundary 

directly from Rivermouth Road which will 

remain unchanged. The existing driveway will 

be used to access the proposed outbuilding. 

 

 

 

 

 

 

 

 

 

 

 

 

 

Drainage from the proposed development will 

be directed to the legal point of discharge to 

the satisfaction of the responsible authority.  

The proposal requires the removal of four 

planted native shrubs/small trees comprising 

one Wattle (Acacia sp.), two Common 

Boobialla (Myoporum insulare), and one 

Paperbark (Melaleuca sp.). As these are 

planted specimens, their removal does not 

require planning approval. The removal of one 

planted non-native tree is also proposed. 

Two Common Boobialla (Myoporum insulare) 

are proposed to be removed. These trees 

trigger the need for planning approval under 

the Significant Landscape Overlay.  

Clause 52.17 has been assessed, and it has 

been determined that the removal of all trees 

is exempt under this clause A vegetation 

assessment detailing the vegetation onsite to 

be removed is contained in Appendix C. 

No earthworks are proposed beyond minor site 

scraping and the construction of foundations 

associated with the development. 

 

 

 

 

Figure 3 – Proposed Colour – Riviera Barns & Garages 

Figure 4 –Front Elevation – Riviera Barns & Garages  
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4. ZONES AND OVERLAYS 

Rural Conservation Zone 

The purpose of the Rural Conservation Zone is: 

- To implement the Municipal Planning 

Strategy and the Planning Policy 

Framework. 

- To conserve the values specified in a 

schedule to this zone. 

- To protect and enhance the natural 

environment and natural processes for 

their historic, archaeological and 

scientific interest, landscape, faunal 

habitat and cultural values. 

- To protect and enhance natural 

resources and the biodiversity of the 

area. 

- To encourage development and use of 

land which is consistent with 

sustainable land management and 

land capability practices, and which 

takes into account the conservation 

values and environmental sensitivity of 

the locality. 

- To provide for agricultural use 

consistent with the conservation of 

environmental and landscape values of 

the area. 

 

- To conserve and enhance the cultural 

significance and character of open 

rural and scenic non urban landscapes. 

An extract of the Rural Conservation Zone Map 

is provided in Figure 5.  

Clause 35.06-5 provides a permit is not 

required to construct a building or to construct 

or carry out works if the outbuildings floor- 

 

 

 

 

 

 

 

 

 

 

 

 

 

 area does not exceed 100m2, the proposed 

outbuilding is 98m2.  

There are no specific requirements for planning 

approval for vegetation removal under the 

provisions of the Rural Conservation Zone, as 

such, this is not addressed further.

Figure 5 – Rural Conservation Zone – (source - mapshare.vic.gov.au) 
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Significant Landscape Overlay – Schedule 

2 

The purpose of the Significant Landscape 

Overlay is:    

- To implement the Municipal Planning 

Strategy and the Planning Policy 

Framework. 

- To identify significant landscapes. 

- To conserve and enhance the character of 

significant landscapes. 

An extract of the Significant Landscape Overlay 

Map is provided in Figure 6.  

Clause 42.03-2 provides a permit is required to 

construct a building or construct or carry out 

works and for vegetation removal.  

The relevant decision guidelines are addressed 

below in Section 5. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 6 – Significant Landscape Overlay – (source - mapshare.vic.gov.au) 
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Schedule 2 of the Significant Landscape 

Overlay: 

Schedule 2 provides the following statement of 

nature and key elements of landscape: 

‘’The Gippsland Lakes are of state significance 

as a unique estuarine environment with a 

network of lakes fringed by Ninety Mile Beach 

and extensive coastal dune systems. 

Within the East Gippsland Shire, Lakes Victoria 

and King are the most prominent water 

features in this landscape but there is also a 

collection of islands and small peninsulas that 

contribute to its visual significance.  It is the 

interplay of these features and their vegetated 

and undeveloped backdrop that make this 

landscape a valued scenic resource and 

Victorian icon.   

As well as its visual qualities, also recognised by 

the National Trust, this landscape contains 

some of the most significant and well known 

environmental and recreational areas in the 

state.  The Ramsar Convention notes this 

landscape as a wetland system of international 

significance, and there is a diverse array of flora 

and fauna, including many endangered 

species.  There are some 60 sites of scientific 

interest in the area, including sites of geological 

and geomorphologic significance associated 

with the sand barriers that have led to the 

formation of the Gippsland Lakes. The 

Gippsland Lakes are a highly significant 

Aboriginal cultural landscape. Evidence of 

traditional indigenous occupation of this 

unique system of waterways is commonplace 

and is found in the form of shell middens, flaked 

stone artefacts, scarred trees and other 

traditionally significant sites and places.’’ 

Landscape character objectives to be achieved: 

‘’To strengthen the presence of native and 

indigenous vegetation throughout the 

landscape, particularly adjacent to lakes, rivers 

and other waterbodies as well as along 

roadsides, and in settlements and riparian 

strips. 

To protect the cultural vegetation patterns in 

rural areas. 

To protect locally significant views and vistas 

that contribute to the character of the 

landscape, including scenic lookouts and 

recreation locations with views over the 

Gippsland Lakes.  

To protect locally significant views and vistas, 

including expansive open views across the 

inland lakes and natural and unbuilt views 

along Ninety Mile Beach. 

To ensure that development in and around 

existing settlements does not impact on the 

characteristics of the landscape, particularly 

the natural and unbuilt character at the edge of 

the Gippsland Lakes. 

To manage the impact of new development on 

the sense of space and openness in the rural 

landscape. 

To protect the largely natural and unbuilt views 

of Lakes King and Victoria from the lakes’ 

edges. 

To encourage the appropriate siting and design 

of native hardwood plantation forests that 

protects the character and viewing of the area. 

To minimise any increase in development 

visible above the dunes and coastal vegetation 

outside settlements, when viewed from the 

beach, foreshore or offshore. 

To avoid buildings set high on dunes or 

development that will be visible on the skyline. 

To minimise the visual impact of signage and 

infrastructure, particularly adjacent to the 

Gippsland Lakes or areas of high visibility. 

To recognise, and protect, the landscape of the 

Gippsland Lakes as a place of significant 

Aboriginal cultural heritage value.’ 
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Land Subject to Inundation Overlay 

The purpose of the Land Subject to Inundation 

Overlay is:    

- To implement the Municipal Planning 

Strategy and the Planning Policy 

Framework. 

- To identify flood prone land in a riverine or 

coastal area affected by the 1 in 100 (1 per 

cent Annual Exceedance Probability) year 

flood or any other area determined by the 

floodplain management authority. 

- To ensure that development maintains the 

free passage and temporary storage of 

floodwaters, minimises flood damage, 

responds to the flood hazard and local 

drainage conditions and will not cause any 

significant rise in flood level or flow 

velocity. 

- To minimise the potential flood risk to life, 

health and safety associated with 

development.  

- To reflect a declaration under Division 4 of 

Part 10 of the Water Act, 1989. 

- To protect water quality and waterways as 

natural resources by managing urban 

stormwater, protecting water supply 

catchment areas, and managing saline 

discharges to minimise the risks to the 

environmental quality of water and 

groundwater.  

- To ensure that development maintains or 

improves river, marine, coastal and 

wetland health, waterway protection and 

floodplain health. 

 

 

 

 

 

 

 

 

 

 

 

 

 

An extract of the Land Subject to Inundation 

Overlay Map is provided in Figure 7.  

Clause 44.04-2 provides a permit is required to 

construct a building or to construct or carry out 

works. As such, the relevant decision guidelines 

are addressed below in Section 5. 

 

 

 

 

 

 

 

 

 

 

 

 

 
Figure 7 – Land Subject to Inundation Overlay – (source - mapshare.vic.gov.au) 



PLANNING REPORT | 280 RIVERMOUTH ROAD, EAGLE POINT 

 
 

17 DSV Ref: 25124 

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.  

The proposed works are within the area 

identified as being of cultural heritage 

significance. However, the development of an 

outbuilding and vegetation removal associated 

with a dwelling is an exempt activity and as 

such does not require the preparation of a 

Cultural Heritage Management Plan.   

An extract of the Aboriginal Cultural Heritage 
Map is provided in Figure 8. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 8 – Aboriginal Cultural Heritage Map – (source - mapshare.vic.gov.au) 
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5. PLANNING ASSESSMENT 

This proposal has been assessed against the 

objectives and standards of applicable clauses 

of the East Gippsland Planning Scheme and it is 

considered that the proposed buildings and 

works (outbuilding) and vegetation removal 

are 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 for an appropriate 

outbuilding that can be respectful of the 

existing development on site, surrounding 

development and the environment.  

- The proposed outbuilding will be used for 

storage associated with the existing 

dwelling. 

- The proposal will contribute to a high 

standard of environmental sustainability, 

design and amenity by designing the 

outbuilding to meet the constraints of the 

land reducing any potential negative 

environmental implications as sought to 

achieve by the relevant clauses including 

Clause 02.03 and Clause 11.  

- Clause 02.03-1 identifies Eagle Point as a 

coastal settlement. Eagle Point is a small, 

consolidated town distinct from 

Paynesville, with a permanent resident 

settlement and a holiday recreation 

destination.  

- The proposal is consistent with the decision 

guidelines of the Significant Landscape 

Overlay at Clause 42.03-5 which seeks to 

identify and protect significant landscapes. 

The statement of nature and key elements 

of the landscape and the landscape 

character objectives to be achieved is 

contained in Section 4 of this submission 

which in short seeks to ensure that the 

significance of the area is retained and 

protected.  

- The subject site contains scattered 

vegetation throughout, as shown in the 

photograph above. Limited vegetation 

removal is required to facilitate the 

proposed outbuilding and will be kept to a 

minimum. 

- Approval is sought to remove two Common 

Boobialla (Myoporum insulare). All other 

vegetation proposed for removal falls 

within the planted vegetation exemption 

under Clause 42.03-3. The vegetation 

proposed for removal including the two 

Common Boobialla is within a patch of 

vegetation located on the eastern 

boundary. 

- Revegetation is not considered an 

appropriate response due to the elevated 

bushfire risk associated with the site. 

- The proposed buildings and works will not 

be intrusive within the existing landscape 

setting and are unlikely to be visible from 

surrounding waterways. The proposed 

outbuilding colour, Pale Eucalypt, will 

complement the surrounding environment. 

- Access is existing along the northern 

boundary in the western portion directly 

from Rivermouth Road and will remain 

unchanged.  

- The proposal is generally consistent with 

the decision guidelines of the Land Subject 

to Inundation Overlay at Clause 44.04-8 

which seeks to minimise the potential flood 

risk to life, health and safety associated with 

development. 

- The proposed buildings and works will be 

located in an area identified as susceptible 

to flooding hazards.  

- Preliminary advice has been sought for the 

proposed buildings and works (outbuilding) 

from the relevant floodplain management 

authority confirming that they would be 

unlikely to object to the proposal.  

- The outbuilding will be solely for storage 

purposes and will not be inhabited by 

people.  

- The proposed buildings and works are not 

expected to impact the likelihood of a flood 

or impact the flood flows or velocity.  
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- The proposed buildings and works are 

unlikely to impact the nearby waterways 

including the Mitchell River, located to the 

north and Lake King located to the south of 

the site particularly given the existing 

development and remaining vegetation on 

the site.  

- This submission has addressed the decision 

guidelines of Clause 65, and the proposed 

buildings and works and vegetation removal 

supports orderly planning of the area whilst 

taking into consideration the potential 

effect on the environment, human health 

and the amenity of the area.   

- There are no factors of this proposal that 

are likely to cause or contribute to land 

degradation, salinity or reduce water 

quality.  

 

 

 

 

  



PLANNING REPORT | 280 RIVERMOUTH ROAD, EAGLE POINT 

 
 

20 DSV Ref: 25124 

6. CONCLUSION 

This submission is in support of a planning 

permit application for buildings and works 

(outbuilding) and vegetation removal at 280 

Rivermouth Road, Eagle Point. 

The relevant provisions of the East Gippsland 

Planning Scheme have been addressed and it 

has been ascertained that the proposed 

development is appropriate in this location. It 

is requested that the proposal be supported for 

the following reasons:  

- The proposal is consistent with the 

objectives and strategies outlined in the 

Municipal Planning Strategy and the 

Planning Policy Framework.  

- The proposal is consistent with the 

objectives of the Significant Landscape 

Overlay and Land Subject to Inundation 

Overlay.  

- The hazards associated with flooding can 

be reduced to an acceptable level. 

- The design of the proposed outbuilding is 

complementary to the existing 

development on the site, surrounding 

development and consistent with the 

character of the area.   

It is requested that a planning permit be 

granted for this development. 

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. 

 








