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1. Introduction 
The Lakes Entrance Northern Growth Area (“LENGA”) has been identified by East Gippsland Shire Council to largely facilitate the long term residential growth of Lakes 
Entrance. This Outline Development Plan (“ODP”) has been prepared by SMEC Urban, for and on behalf of East Gippsland Shire Council (“EGSC”). The ODP will define 
a long term vision for land use in the Lakes Entrance LENGA for the next thirty to forty years. It will help guide future growth and development to improve the quality of life 
for the local community. 
The Lakes Entrance LENGA ODP brings together a wide range of opportunities and constraints for development within the area. In doing so, it establishes a visionary 
and deliverable framework to guide future growth and development of Lakes Entrance in a logical and integrated way, the needs and aspirations of the existing and future 
community demands. 
 
The Lakes Entrance LENGA ODP is underpinned by a range of guiding documents which provide the parameters for growth to occur, These include: 

 Lakes Entrance Northern Growth Area Native Vegetation Precinct Plan ( October 2013) by East Gippsland Shire Council; 
 Lakes Entrance Northern Growth Area Hydrology Plan, Water Technology (October 2013) prepared by Water Technology Pty Ltd; 
 Lakes Entrance Northern Growth Area Social Impact Assessment (August, 2012) prepared by East Gippsland Shire Council; and 
 Lakes Entrance Northern Growth Area Development Contributions Plan (November 2013) prepared by Urban Enterprise Pty Ltd. 

 
These documents and the Lakes Entrance ODP will ensure the following objectives are achieved in the LENGA: 
 

 Sustainability – balancing the economic, social and environmental consequences of growth to ensure that benefits are sustained in the long term; 
 Diversity – promoting a varied mix of economic, social and environmental opportunities (where appropriate); 
 Liveability – promoting a high quality urban and rural environment that supports healthy lifestyles; and 
 Integration – maximising opportunities for linkages and synergies between the growth area and existing community.  
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2. Subject Area Analysis 
2.1. Development Plan Area 

This ODP relates to land parcels located within the 
Northern Growth Area of Lakes Entrance, as outlined 
in Plan 1 right: 
Plan 1 – Lakes Entrance Northern Growth Area 
 



 

 

 

Page 3 of 60 

 

 

2.2. Site Context 
The LENGA is situated to the north east of the Lakes Entrance Township.  It can generally be described as the land bound by Myers Street, Blairs Road and Ostlers 
Road to the west, Thorpes Lane and the established Merrangbaur Heights Estate to the west, and the East Gippsland Shire Council (Lakes Entrance Branch) building to 
the south.  
 
The total area covered by the LENGA covers in excess of 245.06 hectares.  It is located on the east side of Ostler Road; Myers Street extending north from Outlook 
Avenue and the Lakes Entrance Secondary College to a point adjoining the intersection on Blairs Road; and Ostlers Road in Lakes. This land is situated away from the 
low-lying main township region and is to be rezoned for residential use. 
 

2.3. Development History 
During recent history, parcels of land within the LENGA Precinct have been subject to rezoning applications and discussions with Council. This has provided impetus for 
leading to the creation of this Northern Growth Area ODP. The study area is largely made up of (but not limited to) six land holdings which have actively contributed to the 
development of this ODP.  
 
Five separate applications from major land holders within this growth area have been made for rezoning. Additionally, another landholder in the LENGA has expressed 
intent to rezone and subdivide their land. These applications and discussions are summarised in Table 1 – Previous Rezoning Requests. The ODP draws on the 
subdivision details prepared in support of each of these rezoning requests, and provides further analysis in relation to biodiversity, topography, hydrological and 
community infrastructure assessment.  
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Table 1 – Previous Rezoning Requests 

Landholder Site and development details 
Geomin / Bertloti 
 

- Land adjacent to Myer St and Ostlers Road on the eastern side.  
- Landholder has applied for five (5) separate Planning Scheme Amendment requests, with the latest 
being C75 which received a conditional Authorisation pending the outcome of Amendment C68 – East 
Gippsland Town Urban Design Framework.  
- Draft development plans indicated the proposal will have a lot yield of approximately 260.  

Goff Berlingeri - Land fronting Myer St and Blairs Road.  
- Site area of 11ha. 
- A draft plan has proposed a lower density concept for the area including 59 lower density lots with an 
average of 1,366m².  

Paynter Dixon  - Land fronting Ostlers Road and Colquhoun Road 
- Site is approximately 39ha in size, with  considerable  vegetation cover. The concept plan proposed 
210 standards density lots.  

Guillot 
 

- Land fronting Palmers Road and Colquhoun Road.  
- Site is approximately 36Ha. The concept proposed development of 176 lots.  

McColley - Land to the south of the LENGA fronting Palmers Road.  
- This site is one of the smaller parcels of land within the LENGA. With an area of 3.89ha , the concept plan 

has envisaged 30 lots to be created on site.  
Kelly - Land located to the west of Palmers Road (described as Lot 2 PS515970) 

- This is a smaller parcel of land within the LENGA with an area of 1.5ha.  
- The site is capable of accommodating approximately 9 standard residential lots. 

 



 

 

 

Page 5 of 60 

 

 

 
 

2.4. Topography and Landform 
The LENGA comprises valleys, slopes and waterways throughout. These areas naturally generate a sloping and hilly landform across the area. Land situated to the west 
of the LENGA, along Blairs Road has a general slope toward the south west with gullies existing along waterways. Similarly the central area of the LENGA, bound by 
Ostlers Road and Palmers Road undulates to the south of the LENGA and is defined largely by the waterway and gully located on land to the west of Ostlers Road. Land 
within the LENGA situated to the east of Palmers Road has a slighter slope which undulates south of the LENGA. Again, a waterway and gully running north to south 
through this area, characterises the land form in this area. Refer to Plan 3 – Slope Analysis. 

The land is not subject to inundation and falls above the 1 in 100 year flood level.   

Plan 2 – Slope Analysis 
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2.5. Surrounding area 
Key observations are: 

• The centre point of the Northern Growth Area is approximately 1km north of Lakes Entrance; 
• The land to the immediate south, east and west of the subject site is currently included within the residential 1 zone; 
• Land to the North East, is currently zoned Rural Living Areas, with a landfill site to the immediate north; 
• Land to the North West is zoned Low-density residential; and 
• Nearby community facilities include Tennis Courts, Lakes Entrance Indoor Swimming Pool, Secondary College, Primary schools, recreation ovals and a surf lifesaving 

club.  

Please refer to Plan 3 - Site Context Plan.  

2.6. Community Facilities 
Lakes Entrance has extensive social/community infrastructure which reflects its historical growth over a long period of time Key services in the area include: 

• Lakes Entrance Neighbourhood House; 
• Lakes Aquadome Leisure Centre;  
• Lakes Entrance Youth and Recreation Centre; 
• Lakes Entrance Recreation Reserve; 
• Apex Park;  
• Lakes Entrance Primary Schools;  
• Child care centres; and  
• Health facilities. 

 
Most of the infrastructure is either ageing, unable to expand to service increased demand or is physically disparate and poorly integrated across the community. As a response 
(due to flooding concerns), future development of the LENGA will be required to contribute towards new and upgrades to existing community facilities. 
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Plan 3 – Site 
Context Plan 
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2.7. Site Assessments 
A number of site assessments have been undertaken for the land. A summary of each is provided below. 

2.7.1. Utilities and Services 
Water 
• A recently installed water booster pumping station in Whiters Street is understood to have adequate design capacity to cater for part of the study area.  
• The remaining study area will require upgrades to the water supply system. 
Sewer 
• To service the study area, all reticulated sewerage is to be conveyed via gravity trunk sewers to the existing sewerage pumping station in Palmers Road or into a new 

regional sewerage pumping station that would transfer the collected sewerage directly to the sewerage treatment plant. 
• The Growth Development area that has been identified by EGW as being serviced via the existing Tea Tree sewerage pumping station. A dedicated trunk sewer would 

need to be constructed to connect the development to the existing system. 
Electricity 
• The study area is provided with overhead power within the existing road reserves.  
• Sections of the existing above ground power network that transverses the developable sections of land could be relocated that would allow easements to be removed 

and increase the potential lot yields.  The cost of relocation of existing assets would be borne by the developers of the land. 
Gas 
• The study area is currently not within the planned reticulated gas supply for Lakes Entrance. 
• It is likely that future reticulated gas will be provided from the existing Woollongong-Longford High Pressure main that runs to the north of the study area.  
Internet 
• The study area falls within NBN Co.’s long term footprint for deploying fibre infrastructure in broad acre developments (in excess of 100 lots).  
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2.7.2. Native Vegetation  
Key areas and biodiversity values within the LENGA include: 

• 49.5 hectares with an assessed value of 24 habitat hectares, of native vegetation patches; 
- three (3) patches of remnant Lowland Forest;  
- eight (8) patches of remnant Plains Grassy Forest; 
- six (6) patches of remnant Limestone Box Forest 

vegetation  
- eight (8) patches of remnant Swamp Scrub 

vegetation 
- two (2) patches of Plains Grassy Wetland 

- two (2) patches of planted Warm Temperate 
Rainforest and two (2) patches of planted Plains 
Grassy Forest;  

- a number of small patches of native vegetation 
within existing road reserves consisting of Lowland 
Forest, Limestone Box Forest and Plains Grassy 
Forest, Damp Sands Herb-rich Woodland and 
Swamp Scrub 

• 648 scattered trees; 
• A large area of vegetation exists in the north eastern corner of the LENGA which includes Lowland Forest, Limestone Box Forest 

and Plains Grassy Forest. This area forms a significant body of vegetation within the LENGA and is of high to very high conservation 
significance; 

• Smaller patches of vegetation categorised as very high conservation significance also exist to the south of the LENGA within the 
central area. These patches consist mostly of Swamp Scrub but also include Plains Grassy Forest, Limestone Box Forest, Lowland 
Forest and Wetland. Vegetation categorised as very high conservation significance can also be found in the existing road reserves 
along Palmers Road and Ostlers Road; 

• Nine areas of vegetation located throughout the LENGA are identified as having high conservation significance; 
• Many scattered trees are identified as having high conservation significance; 
• The rare species Coast Grey Box Eucalyptus Bosistoana, is locally abundant; and 
• A number of other rare or threatened species of flora and fauna occur within the LENGA. 

 

Refer to Plan 4 – Native Vegetation Conservation Significance. 

The conservation of biodiversity values is important throughout the LENGA. The majority of significant vegetation will be retained in the 
LENGA, however some areas may be removed in accordance with the Lakes Entrance Northern Growth Area Native Vegetation Precinct 
Plan (October 2013). 
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Plan 4 - Native Vegetation 
Conservation Significance 
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2.7.3. Heritage 
There are four areas of Cultural Heritage Sensitivity identified within the LENGA. Three of these areas are on land holdings located along the 
east of Ostlers Road. The remaining area of Cultural Heritage Sensitivity site is located in the western most land holding in the LENGA. An 
Aboriginal Cultural Heritage Place Survey and Cultural Heritage Management Plan has been completed for this area.  
A Cultural Heritage Management Plan is to be prepared for all areas of Cultural Heritage Sensitivity within the LENGA. In the instance an 
existing Cultural Heritage Management Plan has been prepared, future development must accord with this Plan.  

2.7.4. Environmental Significance Overlay 
The Environmental Significance Overlay (“ESO”) applies to land holdings situated in the eastern most part of the LENGA. purpose of the 
ESO is: 

To identify areas where the development of land may be affected by environmental constraints. 
To ensure that development is compatible with identified environmental values. 

The application of the ESO to the LENGA requires that a planning permit is required to subdivide land. This does not apply if a schedule to 
this overlay specifically states that a permit is not required. Future subdivision proposed for this land included in the ESO will be required to 
demonstrate compliance the Lakes Entrance NVPP in relation to the retention of existing vegetation.  

2.7.5. Bushfire hazard and risk 
The Lakes Entrance Northern Growth Area is located within a locality subject to bushfire risk. 
A bushfire study has been prepared by GHD (August 2013) East Gippsland Shire Council Lakes Entrance Northern Growth Area – Bushfire 
Study was undertaken with the following Project objectives as recited from section 1.2; 
The objectives of the project are: 

• For EGSC to have increased understanding of the bushfire planning requirements for subdivisions where there are complex 
vegetation related issues; 

• To show case site analysis methods and expected standards of reporting; and 
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• To enable transfer of learning from the case study to other large scale subdivision proposals in East Gippsland ”(page 4, GHD, 
August 2013)”. 

 
The bushfire study also included a qualitative landscape bushfire risk assessment and modelled likely construction standards in accordance 
with AS3959. 
 
Statutory controls 
 
The LENGA is located entirely within a Declared Bushfire Prone Area. Additionally part of the land meets the criteria set out in Planning 
Advisory Note 46: Bushfire Management Overlay Mapping Methodology and Criteria (August 2013). 
 
Bushfire hazard 
 
At a landscape scale, having consideration of vegetation, weather and topography there is area and significant threat of high intensity 
bushfires reaching the LENGA. 
North to north westerly influence weather patterns are associated with most adverse conditions possible in East Gippsland. With adverse 
conditions the likely forms of bushfire attack in the area would include ember attack and spotting. There is also potential for spot fires to form 
ahead of the main fire front impacting on the area from various directions. Also if the main fire front impacts on the area there is potential for 
other forms of bushfire attack, including radiant heat and direct flame contact. 
Fire may emerge from the forest and could travel through existing vegetation and grassland, regenerating fire intensity relevant o the 
vegetation. This could result in direct flame contact and radiant heat impacts, particularly from the northern aspects. 
In more extreme fire event, there is a potentially for a convective driven fire (convention column over the Colquhoun State Forest) to move in 
from the north and west. This type of fire would move through the landscape in a manner, unaffected by the local conditions (including 
weather and topography). When fires of this nature reach areas of lower fuel (for example Lakes Entrance LENGA) generally convective 
column would ‘collapse’ showering embers across the landscape and generating excessive winds (for example 75kph). 
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2.7.6. Erosion Management Overlay  
A review of the existing Erosion Management Overlay (“EMO”), as it applies 
under the East Gippsland Planning Scheme has been carried out by Ethos 
NRM.  A detailed analysis has identified prospective changes to the Overlay. 
These changes are summarised as follows: 

• Overall the EMO covers a large area, however it only focuses on 
tunnel and gully erosion.  

• The EMO is proposed to be removed from the LENGA.  
• This change in EMO and the fact that it only focuses on tunnel and 

gully erosion will mean that very few planning permits will be 
triggered by development of the LENGA as the, “EMO should be 
amended to exempt all development except for work associated with 
subdivisions”. 

This will have specific implications for the Northern Growth Area for Lakes 
Entrance as the area will not be exempt from the EMO.  
Given the level of detail provided on mapping currently available, it is unclear 
as to whether the LENGA is included in the EMO if the draft changes take 
effect. In their supporting report, Ethos NRM have identified that further steps 
are required to support proposed changes to the EMO which seeks to 
establish a fine-scale edit to the revised EMO map.  
 

2.7.7. Surface Water Management Strategy (Water 
Technology, October 2013) 

The LENGA Precinct comprises into three (3) drainage catchments. Broadly 
these catchments can be defined as: 

• Catchment 1 – land west of Ostlers Road; 
• Catchment 2 – land bound by Palmers Road to the west and 

Ostlers Road to the east; 
• Catchment 3 – land east of Palmers Road.  

Within each of these catchment areas, there are localised sub-catchments 
which drain toward one central waterway. Refer to Plan 5 – Catchment 
Areas, this was updated in October 2013 to reflect the proposed splitting of 
the Planning Scheme Amendment (PSA) into Parts 1 & 2, the drainage has 
plan been updated to enable development to occur in Part 1 area initially with 
drainage design separated for each PSA component. 
Due to the steep nature of the development area it is difficult to modify 
stormwater flow paths through the LENGA Precinct to water treatment and 
conveyance features which will be developed. Future subdivision design will 
often need to accommodate existing land attributes such as waterways and 
dams.  
In some circumstances existing dam features have been identified to serve 
as stormwater flow attenuation storage areas. Where existing dams are 
identified to be retained, engineering modifications are required for the 
existing to increase/decrease storage volume, incorporation of low flow pipes 
to maintain storage capacity, and construction of scour protected spillways.  
The North Arm and Eastern Creek are the respective receiving water bodies 
for all sub catchments within the development. As part of the greater 
Gippsland Lakes system, both waterways are considered to have high 
environmental, amenity, cultural, stormwater and economic values to the 
local community.  
The LENGA Precinct must be designed to protect the values of waterways it 
discharges into.  
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Plan 5 – Catchment Areas 
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2.7.8. Transport and Traffic Impact Assessment Report  
The LENGA is currently serviced by Palmers Road and Ostlers Road which run south to north through the precinct from the Lakes Entrance township. Palmers 
Road is situated to the east of the LENGA and is an Urban Collector Road. The existing Palmers Road reserve can accommodate increased traffic flow generated 
by the LENGA. Intersections along Palmers Road need to be established in appropriate locations to provide access to the LENGA.  

As Lakes Entrance continues to develop and respond to changing environmental issues, Palmers Road may be upgraded to form a second northern access 
between Lakes Entrance Township and the Princes 

Ostlers Road is located in the western portion of the LENGA and is an Urban Collector Road.  The existing road reserve is capable of accommodating increased 
traffic generated by development of the LENGA. Intersections along Ostlers Road need to be established to provide internal access to the LENGA.  

2.7.9. Contaminated Land 
A number of oil and gas bores, wells and shafts have been identified scattered across the LENGA (refer to ‘Wells and Borehole’ as identified at 
geovic.vic.gov.au). These oil and gas bores, wells and shafts have potential to be of environmental interest. Further assessment of these particular areas is 
required prior to development occurring and will need to demonstrate that the land is suitable for sensitive uses and any remediation measures required to 
be undertake. Refer to Plan 6 – Potential Hazard Areas.  
The existing landfill situated opposite the north east of the LENGA is identified as potentially being of high environmental interest. Further assessments are 
required to demonstrate that sensitive land uses are suitable in this area. The Lakes Entrance LENGA ODP reflects this requirement, providing a 500m 
environmental audit buffer over this area. Implementation of the Environmental Audit Overlay (EAO) within the Planning Scheme will also reflect this 
requirement for further assessment to identify the extent (if any) of land contamination issues prior to carrying out any development. Refer to Plan 7 – 
Environmental Audit Overlay. 
 



 

 

Page 16 of 60 

 

 
 
 
 
 

 
 
Plan 6 – Potential Hazard Areas 
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Plan 7 – Environmental Audit 
Overlay 
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2.8. Key Opportunities & Constraints 
The subject area analysis has revealed a series of key opportunities and constraints that have influenced the overall ODP.  

Opportunities 
- Provide an integrated wetland system with both flood storage and water quality management functions. Incorporate an existing feature of the site into the 

new development and streetscapes whilst providing open space and integration opportunities with existing waterway reserves; 
- Create better connections to surrounding social infrastructure, residential areas and open space. The street and open space network should clearly link 

residents to surrounding community infrastructure , reserves and public facilities; 
- Introduce a neighbourhood level activity centre within walking distance of most residents to serve their daily shopping needs. Sustainable neighbourhood 

design is based around the provision of local services and shops within walking distance of residents in order to reduce car trips. Such centres also create 
a focus for new communities and improve interactions with residents; 

- Create large lots or open spaces to manage challenging interfaces, particularly with the Bushfire Management Overlay to the north and high quality native 
vegetation areas. Managing these interfaces through the creation of large lots or the provision of open spaces to enable appropriate separation between 
uses, and not impact on the overall amenity and safety of new residents; 

- Improve connections to surrounding open spaces; and 
- Create an urban area that is integrated with surrounding residential areas. This can be achieved through a clearly connected street network, utilising 

existing road infrastructure including Palmers Road and Ostlers Road, and creating frontage to key external facing roads and open spaces. Locating open 
spaces within a walkable catchment of surrounding residents also encourages them to be part of the new development. 

 
Constraints 

- A large portion of the LENGA is covered by vegetation with a high conservation significance, which requires conservation.  
- Vegetation with high conservation significance located in the northern portion of the LENGA is a recognised bushfire hazard in the locality of the LENGA 

and changes to the vegetation and landscaping could affect the risk from bushfire. Bushfire protection measures need to be considered, including the 
need for buffers between the hazard and the residential development 

- “A section of the LENGA Precinct has been identified as being suitable for  inclusion within future Bushfire Management Overlay mapping, identifying and 
recognising the bushfire hazard as a constraint”.  
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- The LENGA includes a number of existing waterways which require an ecological buffer area though the development. These waterways are connected 
with the wider Gippsland Lakes network and therefore careful design and maintenance of storm water treatment is required in the LENGA. 

- Terrain of the LENGA is steep in areas, which requires bulk earthworks and innovative urban design to establish residential areas.  
- Existing residential areas located in the centre of the LENGA are to be integrated with new development in area.  
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3. Outline Development Plan Principles 

3.1. Development Principles 
A series of development principles have been established to inform the development planning process. These will act as a ‘checking 
mechanism’ to ensure the feasibility and deliverability of the Development Plan over time. The development principles are as follows: 

• Maximise development outcomes; 
• Provide a Neighbourhood Activity Centre centrally located within the area; 
• Provide passive & active open spaces; 
• Minimise development costs through logical design; 
• Consider title boundaries when designing essential structural elements to ensure (early) delivery and avoid issues related to cost; 
• Consider title boundaries in neighbourhood design; 
• Utilise existing easements and reserves; 
• Connect to the existing grid / road network where possible; 
• Avoid single fronted roads with the exception of public open space interfaces; 
• Avoid irregular shaped lots; 
• Utilise natural features in design and development; 
• Facilitate the achievement of sustainable neighbourhood outcomes; 
• Provide legible connections to key community anchors within and surrounding the study area i.e. schools, commercial, recreation reserve; 
• Provide for walkability throughout the new community with strong connections to existing urban areas and natural settings; 
• Integrate Water Sensitive Urban Design (WSUD) elements with open space requirements; and 
• Incorporate Crime Prevention through Environment Design (CCPTED) principles in neighbourhood design. 

• Provide subdivision layouts and bushfire management statement plans which appropriately identify the prevailing bushfire risk. 

• Respond to environmental conditions, constraints and hazards (adopting a risk based approach). 

The preparation of the Development Plan was guided by these agreed development principles. 
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3.2. Development Plan Objectives 
In addition to the principles listed above, the key elements of the Development Plan have been prepared in accordance with a series of strategic 
objectives based around best practice approaches to growth area planning established by the State Government’s Growth Area Authority (GAA) 
and Clause 56 of the Victoria Planning Provisions.  
The GAA’s Growth Area Precinct Structure Planning guidelines provide clear objectives and direction for delivering sustainable neighbourhood 
design in growth areas. These guidelines have equal relevance to Lakes Entrance, despite it being a regional centre, and have been applied to 
the growth area planning process and used to test the key elements of the plan. The objectives of the Development Plan are listed below. 

 
Community Design Objectives 
To establish a sense of place and community 

• Design neighbourhoods to be safe and compact, making it easy to walk or cycle to shops, local jobs, schools, community facilities and public 
transport stops; 

• Promote healthy lifestyles and strong diverse communities through well designed public spaces and community facilities; 
• Provide access to residents and workers to a variety of open spaces (parks, gardens, plazas and reserves) for relaxation and recreation; 
• Create strong local character through distinct natural and cultural features as well as the urban form; 
• Create communities and urban form that incorporates ecological processes of subject area; 
• Promote positive experiences in the growth area for future generations through high quality design and built form; and 
• Design neighbourhood centres to ensure they are attractive, lively and convenient focus for the community they serve and include the provision 

of quality public spaces. 
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Housing Diversity Objectives 
To create greater housing choice, diversity and affordable places to live: 

• Provide housing that meets a range of population needs as the community ages and grows over time; 
• Achieve an average net density of 9 dwellings per developable hectare; 
• Locate higher density housing within and around the neighbourhood centre, along bus routes and close to public open space; 
• Complement existing stock housing within Lakes Entrance; 
• Provide a range of lot sizes and housing styles; 
• Locate a mix of private, affordable and social housing, in and around activity centres for households on low to moderate incomes; and 
• Locate houses close to where people work. 

Movement Network Objectives 
To provide better transport choices and options 

• Provide safe and efficient walking, cycling, public transport and vehicle access to connect residents directly to the convenience centre, open 
space, community facilities within and adjoining the growth area and wider regional networks; 

• Ensure that all areas can be adequately and efficiently serviced by buses; 
• Design streets to cater for shared paths and bus movements; and 
• Locate higher density housing along the bus route 

To create well connected streets 
• Ensure streets and urban form are designed to cater for people’s choice in movement – walking, cycling, public transport, car and other 

motorized vehicles; 
• Encourage a mix of land uses within and around the convenience centre that can be easily accessed; 
• Distribute traffic evenly through the local street network, and avoid opportunities for ‘rat running’; and 

• Create permeable street networks, avoiding use of cul-de-sacs. 
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Open Space Objectives 
To provide easily accessible open ––space for passive recreation 

• Provide local parks within at least 400m safe walking distance of at least 95% of all dwellings; 
• Provide active open space within 1km of 95% of all dwellings; 
• Provide linear parks and trails, most often along waterways, but also linked to vegetation corridors and road reserves within 1km of 95% of all 

dwellings; 
• Create clear links to active recreation opportunities at the existing Lakes Aquadome; and 
• Use encumbered land productively for open space where possible. 

Environment Objectives 
To increase environmental sustainability ––and urban water management 

• Implement integrated water management, including water sensitive urban design, re-use of storm water and recycled water; 
• Encourage best practice urban water management systems to deliver appropriate water quality and quantity outcomes. 
• Neighbourhood design should ensure that waterways and ecologically significant areas of native vegetation and other important habitat areas 

become key community assets; 
• Protect the built environment from flooding, inundation and storm water drainage. 
• Encourage the preparation of Landscape plans which comprehensively integrate open space, reserves, streetscapes, pathways, buffers, 

entrance features, protected and retaining vegetation including offset areas and any vegetation to be managed for bushfire risk recognising 
multiplicity of roles and outcomes. 
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4. Outline Development Plan 
The Outline Development Plan provides the grounds to produce a diverse and sustainable neighbourhood. The plan aims to provide diverse housing types 
and tenures to cater for a range of socio-economic groups. The Outline Development Plan also acknowledges the varied motivations people have to live in 
Lakes Entrance, be that as a permanent resident, holiday maker or, increasingly, retiree. The variation in lot size and the allocation of land for certain uses 
has been considered for these varied lifestyles. 
 
The Outline Development Plan has been profoundly influenced by natural features, drainage and vegetation across the site. These elements create a 
striking natural setting with beautiful views thus offering excellent development opportunities for existing land holders. The ODP seeks to ensure that there 
is development equity for all land holders based on these constraints and opportunities. 
 
The design has been particularly careful in connecting with surrounding residential areas and internally. The provision of shared and linear paths takes full 
advantage of the unique landscape of Lakes Entrance. Paths are designed to meander throughout the neighbourhood to ensure high walkability and an 
active lifestyle. 
 
In regard to sustainability, a variety of housing density is encouraged through the growth area, with opportunities for medium density housing closer to 
shops, parks and community facilities. Low density options have been provided in order to enable integration with conservation areas. This design will 
promote a less car-dependent environment. Drainage , wetland and Water Sensitive Urban Design (WSUD) techniques in local streets will add to 
sustainability in terms of capture, use and treatment of stormwater. The integrity of the ecological systems are retained and enhanced, with particular 
emphasis on the wetland corridors.
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Plan 8 – Outline Development Plan 
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4.1. Land Use Budget 
The Lakes Entrance LENGA covers a gross development area (GDA) (all inclusive land within its boundaries irrespective of its use or condition) of 244.64 
hectares and of this gross area, are the net developable area comprising 167.71 hectares (NDA - the proportion of the gross land that is able to be 
developed). That is 74 per cent of the LENGA is available for development. 

The NDA figure excludes a range of proposed developments and land uses that do not include dwellings (such as public open space, arterial roads and 
community facilities). 

The summary land use budget (refer to Table 3 – Summary Land Use Budget ) provide target land budget and target lot yield details for the future urban structure as a whole.  

4.2. Lot Sizes and Diversity 
The LENGA Precinct will ultimately accommodate 1545 new dwellings. The new community will comprise an urban structure providing for a range of 
densities commensurate with zoning requirements and objectives, while acknowledging existing urban character in Lakes Entrance.  

Future development layouts will provide for a range of lot sizes and housing diversity (refer to Table 2) in accordance with (DPO8) and Clause 56. The range 
of lot sizes will maximise density and will provide the flexibility required to meet the range of housing needs of the growing Lakes Entrance community. 

The proposed lot sizes respond to Council’s intention for this area to predominantly accommodate conventional density housing. 
 
Table 2 – Density and Lot Sizes 

 
 
 
 
 
 
 
 

 
 

Lot Type Density Average Lot Size Potential Lot Yield 
   Part 1 Area Part 2 Area 
Conventional density housing 
(including existing R1Z land) 

9.5 dwellings/ha 880m2 1006 273 

Low density housing 6 dwellings/ha 1,250m2 57 69 
Medium density housing 16 dwellings/ha 450m2 140 0 
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4.3. Low Density Housing (1250m²+) 
Low density housing (or larger lots) are proposed for the area in the north–
east corner of the LENGA Precinct, adjacent to the larger area of very high 
significance vegetation. Due to the scale and density of high significance 
vegetation located in this area the area is likely to be affected by Bushfire 
Management Overlay controls. The low density housing area provides a 
buffer to the high significance vegetation, whilst also limiting the impact of 
bushfire on future residents.  
Low density housing will also serve an important urban design function 
offering a lifestyle alternative providing large lot sizes with exposure to 
vegetation reserves.  
Conventional density housing in this area may be considered in identified 
low density housing areas 

4.4. Conventional Density Housing 
Conventional density housing will be the primary housing typology 
throughout the LENGA and will comprise lot sizes of around 880m². The 
nature of conventional density housing within the LENGA will reflect the 
existing urban character of Lakes Entrance whilst also being well integrated 
with adjoining medium and low density residential areas. 
 

4.5. Medium Density Housing 
Medium density housing, typically 450m² is allocated adjacent to the 
neighbourhood centre in the southern area of the Outline Development 

Plan. The size of the medium density is relatively larger in order to provide a 
housing type appropriate to the larger lots of Lakes Entrance.  
Neighbourhood centre:  
Medium density housing is encouraged within 400 metres of the 
neighbourhood centre, increasing the critical mass and overall vitality of this 
area - an important factor in the success of the local shops. A denser form 
of housing will also facilitate walking and cycling to the shops, reducing 
reliance on the car.  
The topography within this area lends itself to terraced typed urban form, 
appropriate to the land form. 
 
High amenity locations: 
Medium density housing is encouraged adjacent to high amenity areas such 
as wetlands and local parks. Residents that can take advantage of the 
amenity and enjoy a more natural setting from their windows. It will provide 
a level of passive surveillance to these key pedestrian zones. 
Near to the bus route: 
Medium density housing is encouraged (where possible) within 400 metres 
of the bus route  to provide residents with sustainable transport options 
within walking distance from home. Maximising opportunities for people to 
catch the bus to work, school or recreation is very important particularly 
when most of these destinations are only a short trip away. 
A maximum lot size of 450 m² is envisaged in the preferred medium density 
locations. It is acknowledged that this lot size is quite small and is 
uncommon at present in Lakes Entrance. This option reflects the need to 
provide for housing diversity and respond to State Planning requirements to 
provide a mixture of housing opportunities and locate a high portion of 
housing close to activity centres, open space and public transport networks.  
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Land Use Budget Property Plan 
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Table 3 Land Use Budget 
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4.6. Statutory assessment guidelines 
 Any future Development Plan should be prepared generally in accordance with the proposed urban structure and dwelling density identified in Table 3.  
 Conventional density residential should achieve an average of  9.5 dwellings per hectare; 
 Low density housing will only be supported in the areas designated on the Outline Development Plan. 
 Medium density housing will only be supported in the areas designated on the Outline Development Plan. 
 A landscape master plan is required for any future subdivision. The masterplan must include any open space, reserves, pathways and streetscapes, entrance features 

and any other key attribute within the subdivision.  
 A landscape masterplan is required for any future medium density development. The masterplan must include provision of vegetation along the front boundary to screen 

interface uses.  
 Refer to Plan 9 – Residential Areas 
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Plan 9 – Residential Areas 
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5. Neighbourhood Centre 
 
A neighbourhood activity centre (“NAC”) is proposed within the land holding in the southern portion of the LENGA, nearest to the Lakes 
Entrance Township. The NAC is located adjacent to Palmers Road and is ideally located next to existing community facilities. 
The NAC will perform a daily needs function for the residents within the precinct It may also capture a wider range of users subject to 
demand. An area of 3.5 hectares has been identified for the NAC, which reflects its intended role as a secondary retail precinct within Lakes 
Entrance. The NAC will serve the future community of the LENGA, providing for their main shopping needs. 
The NAC will form an important community focal point and have a mix of uses to meet local needs. Accessible to a viable user population by 
walking, cycling and by local bus services to Lakes Entrance township. Community facilities and emergency services are to be co-located 
with the NAC to reinforce its status as activity centre and community focal node.  
Medium density housing opportunities are provided around the centre to increase overall critical mass and encourage walking and cycling 
trips.  
The NAC will require design to address both street frontages, with shop entries clearly legible for passers-by on both the Ostlers Road and 
the new north-south street frontages. The centre should be designed to include seating, rubbish bins and lighting in the paved area at the 
front of the shops, as well as landscaping to improve overall amenity.  
 

5.1. Statutory Assessment Guidelines 
 An area of 3.5 hectares must be set aside for the development of a neighbourhood centre; 
 The land developed for the NAC will be required to be rezoned to the Business 1 Zone (B1Z) or other commercial zone as appropriate. 

Use and development will need to be consistent with the zone provisions. 
 An economic assessment will inform a future development plan to be prepared for the NAC. This will provide further detail of appropriate 

use and gross floor area requirements needed to serve the local catchment. This economic assessment will underpin the development of 
this area, to provide a viable activity centre. 
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 A Concept Plan must be prepared for the NAC.  The following design guides apply: 
− Built form should be connected creating a continuous façade to the streets. 

− Buildings should be well presented to all abutting streets with clearly defined entrances that connect with the pedestrian footpath at street 
level. 

− Street facades and all visible side or rear facades should be visually rich, interesting and well-articulated to create visual interest and 
interaction. 

− Good quality built form should be encouraged. 

− Buildings of up to 2 storeys in height will be supported in principle. 

− Side building facades (excluding shop fronts) and continuous walls, should not exceed 10m without articulation, fenestration, activity or 
visual interest. 

− Upper level development should be a recessive element. Entrances provided at the street front will be required to be consistent with the 
provisions of the B1Z or other commercial zone as appropriate. 

− Built form should be activated on the ground floor. 

− On street angled car parking should be provided for customers. Any additional car parking must be located to the rear of the buildings. 

− The concept plan should show seats, bins and lighting in the neighbourhood centre. Screening of centralised waste collection points 
should minimise amenity impacts with adjoining areas and users of the centre. 

− Streets, public spaces and car parks should be well lit with pedestrian-friendly lighting. 

− New buildings within the neighbourhood centre must relate empathically to the interface with adjoining residential area and creek corridor.  
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6. Access and Mobility 
6.1. Roads 

The Outline Development Plan has been designed to provide an arterial road network which will underpin a clear and legible street network in the 
LENGA. The ODP utilises existing roads and road reserves to build the basis for a logical east-west and north-south street grid. Intersection locations 
along Palmers Road and Ostlers Road will create logical connections between residential areas, open space and the neighbourhood centre.  
A new east west collector road will be constructed from Ostlers Road to Palmers Road and will run through the southern portion of the development 
site. This road will provide the primary access for land within the precinct and service the majority of future residents. A bus route has also been 
proposed for this collector road. 
The proposed development site is expected to generate approximately 16,830 vehicle trips per day and 1,683 peak hour trips. The majority of roads 
within the subdivision will be classified in accordance with Clause 56.06 of the East Gippsland Planning Scheme. 
Whilst it is recognised that a future northern access from Lakes Entrance to the Princes Highway is likely to be facilitated via Palmers Road, no 
upgrade to Palmers Road is required due to development of the LENGA. 

6.2. Intersections 
There are 14 proposed vehicular access points to the site: 
 
Blairs Road 
There are two proposed access points on Blairs Road. These two sites are to provide access to the two parcels of land divided by watercourse. 
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Ostlers Road 
There is three proposed access points on Ostlers Road. These are staggered to ensure no traffic conflicts, a high level of safety and to avoid the use 
of unnecessary traffic treatment. The engineering detail must take into account the significance of native vegetation as per the NVPP and mitigate the 
need for environmental offsets. 
 
Palmers Road 
There are five proposed access points on Palmers Road, two of the eastern side and three on the western side. There is currently an existing 
vehicular access for the area currently Residential 1 Zone. This has been taken into account in the allocation of vehicular access. These are also 
staggered to ensure no traffic conflicts, a high level of safety and to avoid the use of unnecessary traffic treatment. The utilisation of existing road 
reserve is preferred so that existing dwellings will not be compromised. 
 
These intersections are to be provided in accordance with Table 5 – Intersection Requirements and the relevant standards outlined in Figure 1 to 3. 
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Table 5 – Intersection Requirements 

Major Road Turn 
Treatment 

  

Major Road Turn 
Treatment 

Access Point 1: 
(Blairs Road) 

Basic Left Access Point 8: 
(Colquhoun Road) 

Auxiliary Left (Short) 

Basic Right Channelised Right (Short) 

Access Point 2: 
(Blairs Road) 

Basic Left Access Point 9: 
(Colquhoun Road) 

Auxiliary Left 

Basic Right Channelised Right 

Access Point 3: 
(Blairs Road) 

Basic Left Access Point 10: 
(Colquhoun Road) 

Auxiliary Left (Short) 

Basic Right Channelised Right 

Access Point 4: 
(Ostlers Road) 

Basic Left Access Point 11: 
(Colquhoun Road) 

Basic Left 

Basic Right Channelised Right 

Access Point 5: 
(Ostlers Road) 

Basic Left Access Point 12: 
(Colquhoun Road) 

Auxiliary Left (Short) 

Channelised Right (Short) Channelised Right 

Access Point 6: 
(Ostlers Road) 

Basic Left Access Point 13: 
(Colquhoun Road) 

Auxiliary Left (Short) 

Channelised Right Channelised Right (Short) 

Access Point 7: 
(Colquhoun Road) 

Auxiliary Left Access Point 14: 
(Ostlers Road) 

Basic Left 

Channelised Right Basic Right 
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Figure 1: Rural basic left turn treatment 

 
Figure 2: Rural auxiliary left turn treatment 

 
Figure 3: Rural channelised right turn 
treatment 
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Generation of trips by the commercial land use areas have not been 
considered in this assessment. An economic assessment is required to 
determine to the nature of uses and scale of development to occur within 
the Neighbourhood Activity Centre (NAC). Until this assessment has 
been carried out, it would be unnecessarily prescriptive to project traffic 
volumes and requirements generated by the NAC. These would be 
based on future gross floor area and particular types of land uses. 
Therefore, a further traffic assessment will be required support of future 
Development Plan to be prepared for the NAC site. The further traffic 
assessment must detail: 

• Traffic flow generation; 
• Turning movements; 
• Intersection requirements; 
• Pedestrian access.  

Traffic generated by the community facilities and the active open space 
are expected to be minimal given that this is serviced by the proposed 
bus route, reducing the use of private vehicles for these trips.  In 
addition, use of these facilities typically occurs during off-peak periods 
and on weekends. 

6.3. Road Hierarchy 
The Infrastructure Design Manual (IDM) has been used to determine the road hierarchy for the Lakes Entrance Development Area.  Table 6 is an extract 
from Table 2 of the IDM (version 4.0). 

Table 6: Classification of urban roads 

Classification Traffic Volume  
(max vehicles per day) 

Road Classification Definition 

Access Street 1,000 
A street providing local residential access where traffic is 
subservient, speed and volume are low, and pedestrian 
and bicycle movements are facilitated. 

Connector Street – Level 1 3,000 
A street that carries higher volumes of traffic.  It connects 
access places and access streets through and between 
neighbourhoods. 

Connector Street – Level 2 3,000 to 6,000 
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6.4. Road Cross Sections 
The IDM sets out the road cross section configuration for each road type.  Table 7 provides a summary of the cross section requirements (as per the IDM 
version 4.0) for the road types proposed in the road hierarchy for the development area.   

Table 7: Street widths, parking provisions and speed 

Street 
Type 

Carriage-
way 

Width* 

Min 
Reserve 
Width 

Parking 
Provision 

Within Street 
Reservation 

Min 
Verge 
Width 

(includes 
footpath) 

Footpath 
Provision 

Cycle Path 
Provision Target Speed^ (km/h) 

Access 
Street  7.5m 

 
 

16.0m 
Both sides 3.5m 

each side 

1.5m wide both 
sides, minimum 
offset of 1m from 

kerb 

Shared zone 40 

Connector 
Street – 
Level 1 

11.0m 

 
 

24.0m 
Both sides 6.0m 

each side 

2.5m shared path 
on both sides, 

minimum offset of 
1m from kerb  

Shared zone 50 

Connector 
Street – 
Level 2 

2 x 7.0m 
+ 5.0m 
median 

 
 

 
 
 

34.0m 
Both sides 6.0m 

each side 

1.5m wide both 
sides, 

minimum offset of 
1m from kerb 

On-street,  shared 
or dedicated lanes 

OR 
Off-street, shared 

path 

60 

* Carriageway width is measured from kerb invert to kerb invert. 
^ Target speed is the desired speed at which motorists should travel. 
Note: The road cross sections are to comply with the relevant IDM as updated.  
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Road cross section of the bus route should comply with the Department of Transport Guidelines for Land Use and Development: Public Transport, 2008 
which require the following: 

• 4.2m wide traffic lane in each direction to allow on road cycling 
• 2.3m wide indented parking lane on both sides of the road 
• 4.5m verge width on one side of the road with a 1.5m wide footpath. 
• 5.5m verge width the other side of the road with a 2.5m wide shared path. 
 

These requirements are met by the Connector Street – Level 1 and Connector Street – Level 2 cross sections. Refer to Figure 4 – Road Cross Sections.  

Figure 4 – Proposed Typical Cross Sections 

 

 

 

 
  

Access Street 

Connector Street – Level 1 

Connector Street – Level 
2
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Plan 10 - Road Hierarchy Plan 
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6.5. Pedestrian and Cycling Shared Trials 
There is currently, little walking and cycling infrastructure within the LENGA. East Gippsland Shire Council, the landowners and existing community are 
eager for provision of shared path to be provided through the LENGA.  This serves to connect the existing and future community of Lakes Entrance, and 
facilitate recreational purposes.  
 
The Outline Development Plan provides an extensive shared path network principally along the watercourse corridors, connecting with existing residential 
areas and off-road trails in the forested areas north of Lakes Entrance. 
 
This path network will partly act as an uninterrupted loop, providing an excellent option for residents to pursue active recreation. Refer to Figure 5 – 
Indicative Shared Pathway Cross Section.  

Figure 5 – Indicative Shared Pathway 
Cross Section 
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6.6. Statutory Assessment Guidelines 
- Any future development plan should include a traffic impact assessment for the affected area. This traffic impact assessment should be generally 

in accordance the access outcomes sought by this outline development plan and the Lakes Entrance Northern Growth Area Traffic Assessment 
(August, 2012). 

- Development should be designed to address the street where possible.  
- A permeable street network must be created. 
- Future development should, at the minimum, provide signs on Ostlers Road and Palmers Road where shared paths cross road networks. It is 

particularly important to include this provision when these roads are upgraded. 
- The constructed detail of the path shall be determined by landscape architects and/or councils. It shall comply with relevant construction 

standards in order to facilitate both pedestrian and bicycle use. 
- Road cross sections should comply with the Infrastructure Design Manual as well as Department of Transport Guidelines for Land Use and 

Development: Public Transport, 2008 where provision for public transport has been allowed. 
- Connector streets (including any culverts and all related infrastructure) must be constructed progressively by development proponents as part of 

the subdivision works (before the issue of a statement of compliance for the relevant stages); 

- All intersections must be designed, constructed and controlled generally in accordance with the Lakes Entrance Northern Growth Area Traffic 
Assessment (August, 2012) and to the satisfaction of the Responsible Authority and the Roads Corporation; 

- Subdivisions must be staged to provide for the timely connection of road links between properties and to the arterial road network, supporting 
transport and movement links (walking, cycling and vehicular links); 

- Provision must be made for any bus route and bus stop (which must have direct and safe pedestrian access connected to an existing walking / 
cycling path) where nominated by the Director of Public Transport; 

- Walking and cycling path crossings must be provided at all relevant intersections and at the intersection of key LENGA-wide shared paths and 
higher order roads. In accordance with the ODP the land must be provided to the municipal council at no cost; 

- Cycle parking facilities must be provided in convenient and prominent locations at key destinations such as schools, community centres, activity 
centres and public transport interchanges. 

- Development must be designed to address emergency access requirements.  
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7. Drainage Infrastructure 
The natural slope and waterways which are present within the LENGA 
underpin the ultimate urban form of the precinct. Waterways within the 
LENGA and wider Lakes Entrance area hold high ecological significance 
they are to be retained, protected and embraced as part of future urban 
development.  
In accordance with the requirements of the Water Act 1999, a 30 metre 
ecological buffer is to be provided either side of identified waterways. 
Where appropriate these ecological buffers and existing dams in the 

LENGA will be used to facilitate necessary drainage infrastructure to serve 
the precinct. Refer to Plan 11 –Drainage Features.  
Drainage infrastructure throughout the precinct will provide for stormwater 
drainage detention and water quality requirements. An integrated delivery 
of retardation basins and wetlands has been identified within the ODP. 
Refer to Figure 6 – Retarding Basin and Wetland. Water sensitive urban 
design features are to be sized to meet best practice for the system and 
wetlands are to be located within the base of the retarding basins.  

 
The drainage design seeks to implement the principles of water sensitive urban design. By providing a series of integrated wetlands throughout the LENGA Precinct 
which allow for best practice stormwater management, by establishing: 

• 80% reduction in Total Suspended Solid loads;  
• 45% reduction in Total Phosphorus loads;  
• 45% reduction in Total Nitrogen loads; and  
• 70% reduction in Gross Pollutant loads.  

 
Figure 6 – Retarding Basin and 
Wetland 
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Plan 11 – Drainage Features 
Note: The level of bushfire risk 
associated with any 
revegetation or vegetation 
management pertaining to 
waterways, basins or wetlands 
must be demonstrated to be 
acceptable. 
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7.1. Statutory Assessment Guidelines 
- Any future development plan should include a stormwater management plan for the affected area. This stormwater management plan should be generally in 

accordance with the drainage outcomes sought by this Outline Development Plan and the Northern Growth Area Lakes Entrance Development Concept Plan 
Hydrology - Water Technology, October 2013. 

- Storage and drainage feature locations are to be provided, consistent with Plan 11 – Drainage Features. 
- Wetlands and water sensitive urban design features are to be designed in accordance with Plan 11 – Drainage Features.  
- Drainage reserves are to be created at the time of subdivision and management transferred to the municipal council or relevant water authority.  
- Incorporate Water Sensitive Urban Design including retarding basins and wetlands to manage stormwater flows and create habitat for native plants and 

animals along creeks and drainage lines; 

- Local retardation basins, overland flow paths, water quality treatment trains and stream interface / outlet works, must be provided to the satisfaction of the 
responsible authority on relevant land parcels in accordance with the stormwater management strategy for the LENGA, as approved by the relevant drainage 
authority; 

- Wetlands and a treated stormwater storage basin (for re-use of water by the irrigation system for the regional active recreation area) must be provided to the 
satisfaction of the responsible authority; 
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8. Environment 
8.1. Lakes Entrance Northern Growth Area Native Vegetation Precinct Plan 

The Lakes Entrance Northern Growth Area Native Vegetation Precinct Plan (October 2013) (the “Lakes Entrance LENGA NVPP”) has carried out a full biodiversity 
and net gain assessment of the LENGA. This Plan identifies areas of vegetation to be conserved and areas to be removed with offsets provided. All development 
within the LENGA must comply with the Lakes Entrance LENGA NVPP.  

8.2. Bushfire Protections Measures 
- Future subdivision layout must have regard for identified bushfire risk and respond with appropriate road layout and hierarchies, provide suitable emergency 

and service access ad include as appropriate suitable separation buffers from identified hazard and where appropriate have regard to Bushfire Management 
Overlay and any nominated Schedule.  

- Further strategic work will be undertaken to implement a Schedule to the Bushfire Management Overlay as required 

8.3. Planning Guidelines 
- Any development plan prepared is to be in accordance with the Lakes Entrance LENGA NVPP; 

- Any development plan prepared must address the key provisions of the Planning Scheme which relate to the ESO, BMO and VPO;  

- Development in proximity to trees identified for protection in the Lakes Entrance LENGA NVPP must be completed in accordance with any Tree Protection and 
Construction Management Plan; and 

- Any Tree Protection and Construction Management Plan developed in consultation with the Department of Sustainability and Environment must address the 
need for measures to limit and manage earthworks in subdivisional and public open space to support health of existing vegetation. 

- Planning practice note 64 – Local Planning for Bushfire Protection (August 2013) 
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9. Open Space 
The open space network contains active and passive open space which will be 
well connected through the shared pathway and road networks. Open space is 
strategically located within 400 metres of most future residential allotments and 
in conjunction with the LENGA’s natural attributes and activity centres. Refer to 
Plan 12 – Open Space.  
Open space will allow for the productive use of encumbered land within the 
LENGA and is to be designed for passive recreation purposes, providing good 
location for walking and cycling.  

9.1. Passive Open Space 
Best Practice requires that local parks are provided within a 400 meter 
catchment of all dwellings. This radius enables clear sightlines to provide 
passive surveillance in surrounding areas ha been developed in accordance with 
the Crime Prevention Through Environmental Design (CPTED) Planning 
principles.  
The ODP identifies two areas of passive open space within the LENGA. These 
passive open space areas have been strategically located to be accessible for 
all new dwellings within the LENGA and to co-locate with conservation reserves 
and waterways.  
A shared pathway is also identified within the ODP which is intended to act as 
the spine of the community, connecting open space, conservation reserves, 
activity centres and new residential areas. This shared pathway will primarily be 
established in waterway reserves, and will extend along the internal road 
network in some locations. The shared pathway has also been strategically 
located to maximise opportunities for connectivity with the existing residential 
area in Lakes Entrance and the town centre.  

9.2. Active Open Space 

Active open space has been provided immediately adjacent to the growth area in 
Council owned land at the Aquadome Aquatic Reserve site on Palmers Road. 
This is in accordance with the Lakes Entrance Northern Growth Area Social 
Impact Assessment (August, 2012). This accords with Councils Soccer and 
Croquet Concept plan and provide for two square fields within close proximity to 
the growth precinct.  
The drainage corridor includes a high quality open space link connecting activity 
centres, open spaces and community facilities through a safe shared path trail;  

- All public open space (excluding habitat conservation areas) must be 
provided to the satisfaction of the responsible authority before the 
transfer of land:  

 with completed bulk earthworks where required, fit for intended 
purpose; 

 cleared of all rubbish and environmental weeds, top soiled and grassed 
with warm climate grass; 

 with a water tapping point for recycled and potable water; 
 with landscaping including drought-resistant tree and other planting; 
 with shared paths and footpaths, as appropriate; 
 with vehicle exclusion devices and maintenance access points; 
 active recreation spaces will be connected to all appropriate utilities; 
 with the installation of basic play equipment, as appropriate; and 
 funding for these works will include development contributions 

collected under the development infrastructure levy in the Lakes 
Entrance LENGA DCP; 

- Subdivision design is to incorporate the environmental, cultural and 
historical values of a site. 

- Development of public open space and drainage works will meet the 
design requirements for fauna habitat. 
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Plan 12 – Open Space 
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10. Community Facilities 
Community facilities are accommodated for in the Outline Development Plan. 
These are designed to support a strong and viable Lakes Entrance community 
which is to grow as the result of the cumulative effects of the proposed 
residential developments. The many social and environmental challenges 
outlined Lakes Entrance Social Impact Assessment (August, 2012) provide an 
opportunity to adapt to a changing landscape and to ensure that social 
infrastructure supports the community into the future. 
Development of community facilities within the LENGA will generate a network of 
community hubs throughout the precinct. These areas will form focal points for 
community activity and interaction within the area.  

Locations of community facilities seek to provide for safe and convenient access 
by public transport, walking and cycling networks.  

Infrastructure requirements to be accommodated within the LENGA are outlined 
in Table 8. These requirements are reflected in the Outline Development Plan.  
Funding for community facilities will be drawn from a range of sources including 
the Lakes Entrance Northern Growth Area Development Contributions Plan 
(LENGA DCP).  

 
Table 8 – Infrastructure Requirements 
Recommendation Area Required Location 
Develop  multi-purpose community facility with flexible 
spaces for :‐ 

• Meetings 
• Art displays and small 
• Performance pieces 
• Consulting rooms for primary 
• Health providers 
• Community Programs through 
• Neighbourhood House 
• Commercial kitchen 

0.5 ha Northern Growth Area 
Development (55 Palmers Rd) 

Create two new 
playgrounds/neighbourhood 
parks 

2 ha Northern Growth Area 
Development 
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Table 8 – Infrastructure Requirements Continued 

 

10.1. Statutory Guidelines 
- Community facilities should be co-located and where possible integrated with other East Gippsland Shire Council and government  facilities, appropriate 

commercial facilities and / or proposed public open spaces; 
- Emergency services are to be located: 

o within or adjoining community hubs; 
o within or on the edge of activity centres; or 
o on either connector streets or arterial roads where access can be provided safely. 

- Land identified for community facilities is to be provided to Council at the time of subdivision at no cost.  
- The community facilities located adjacent to the NAC will be developed to the satisfaction of the responsible authority. 

 

 

Recommendation Area Required Location 
Develop an activity centre to 
service the new development 
and those already under 
construction to the east of 
Palmers Rd. 

3.5 ha Northern Growth Area 
Development (55Palmers Rd) 

Develop site for Emergency 
Services location 

2 ha Northern Growth Area 
Development (55 Palmers Rd) 

Develop proposal for sports fields with 
pavilion, and playground 

4 ha Palmers Road adjacent to Lakes Entrance 
Aquadome  
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11. Services provision 
Whilst the exact location of physical infrastructure and staging of development will be determined by proponents of development, the ODP provides an opportunity to 
ensure that integrated servicing of the LENGA will facilitate innovative, sustainable and energy efficient approaches to urban infrastructure.  

The LENGA will be serviced appropriately with supply provided to all developed lots to the satisfaction of the relevant authority. Urban services provided to the LENGA 
will be  

 A potable water supply; 

 A reticulated sewerage; 

 An underground electricity; and 

 Telecommunications; 

 Hydrants for fire fighting purposes. 

11.1. Statutory Assessment Guidelines 
- Permits for the subdivision of land into lots must include a condition requiring the installation of infrastructure to the satisfaction of the responsible authority 

(Refer to Table 9); and 

- Development must retain and protect existing easements within the LWP. These assets are to be provided within a designated reserve or road reserve to the 
satisfaction of the relevant authority.  
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Table 9 - Responsible Service Authorities 

Service Responsible Authority 

Water Gippsland Water 

Sewerage Gippsland Water 

Electricity SP Ausnet 

Telecommunications Telstra 
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12. Infrastructure Provision and Maintenance Responsibilities 
Infrastructure within the LENGA is to be delivered through a number of 
mechanisms including: 

• land development works and / or full funding by developers (individually 
or jointly in some cases); 

• development contributions (community infrastructure levy and 
development infrastructure levy); 

• utility service provider works and / or funding; 

• capital works and / or funding by the Australian Government, State 
Government, East Gippsland Shire Council and other agencies and non-
Government organisations; and 

• grants funding available from a variety of sources.   
 
Table 10 - Infrastructure Required in Lakes Entrance LENGA summarises the 
infrastructure required to ensure the appropriate development of LENGA 
generally in accordance with the LENGA. ODP   

 

Table 10 – Infrastructure Required in LENGA 

No. 

 

Infrastructure Item Works Comments Funding Responsibility 

Roads 

Intersection Works 

1.  
Access Point 1: 
(Blairs Road) 

Basic Left Pavement widening/turning lane Developer 

Basic Right Pavement widening/turning lane Developer 

2.  Access Point 2: 
(Blairs Road) 

Basic Left Pavement widening/turning lane Developer 

Basic Right Pavement widening/turning lane Developer 

3.  Access Point 3: 
(Blairs Road) 

Basic Left Pavement widening/turning lane Developer 

Basic Right Pavement widening/turning lane Developer 
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No. 

 

Infrastructure Item Works Comments Funding Responsibility 

4.  Access Point 4: 
(Ostlers Road) 

Basic Left Pavement widening/turning lane Developer 

Basic Right Pavement widening/turning lane Developer 

5.  Access Point 5: 
(Ostlers Road) 

Basic Left Pavement widening/turning lane Developer 

Channelised Right (Short) Pavement widening/turning lane Developer 

6.  Access Point 6: 
(Ostlers Road) 

Basic Left Pavement widening/turning lane Developer 

Channelised Right Pavement widening/turning lane Developer 

7.  Access Point 7: 
(Colquhoun Road) 

Auxiliary Left Pavement widening/turning lane Developer 

Channelised Right Pavement widening/turning lane Developer 

8.  Access Point 8: 
(Colquhoun Road) 

Auxiliary Left (Short) Pavement widening/turning lane Developer 

Channelised Right (Short) Pavement widening/turning lane Developer 

9.  Access Point 9: 
(Colquhoun Road) Auxiliary Left Pavement widening/turning lane Developer 

10.  Access Point 10: 
(Colquhoun Road) 

Auxiliary Left (Short) Pavement widening/turning lane Developer 

Channelised Right Pavement widening/turning lane Developer 

11.  Access Point 11: 
(Colquhoun Road) 

Basic Left Pavement widening/turning lane Developer 

Channelised Right Pavement widening/turning lane Developer 

12.  Access Point 12: 
(Colquhoun Road) 

Auxiliary Left (Short) Pavement widening/turning lane Developer 

Channelised Right Pavement widening/turning lane Developer 

13.  Access Point 13: 
(Colquhoun Road) 

Auxiliary Left (Short) Pavement widening/turning lane Developer 

Channelised Right (Short) Pavement widening/turning lane Developer 

14.  Access Point 14: 
(Ostlers Road) 

Basic Left Pavement widening/turning lane Developer 

Basic Right Pavement widening/turning lane Developer 

Road Works 

15.  Connector and access roads Construction Constructed to Council standards Developer 

16.  Connector road waterway crossings Construction Constructed to Council standards Developer 



 

 

 

Page 56 of 60 

 

No. 

 

Infrastructure Item Works Comments Funding Responsibility 

17.  Service/fronting roads Construction Constructed to Council standards Developer 

18.  Shared Pathway Construction Constructed to Council standards Developer 
Public Transport 

19.  Bus Service   DOT 

20.  Bus stops Construction  Within the LENGA Council 

Drainage Works – as per Water Technology Report (October 2013) 

21.  Waterways Land and construction  Developer 

22.  Retarding Basins Land and construction  DCP (DIL) 

23.  Wetland Treatments Land and construction  DCP (DIL) 

Community Facilities 

24.  Multipurpose community facility  Land and construction  DCP (CIL) 

25.  Playgrounds/neighbourhood 
parks Land and construction  DCP (CIL) 

26.  Neighbourhood activity centre 
 Land and construction  DCP (CIL) 

27.  Emergency 
Service relocation Land and construction  DCP (CIL) 

28.  Active open space including  
football/cricket field with 
pavilion, netball courts and 
playground 

Land and construction 
 DCP (CIL) 

Biodiversity 

29.  Conservation Areas Construction  Developer 

Services 

30.  Potable Water Construction  Gippsland Water 

31.  Sewerage Construction  Gippsland Water 

32.  Electricity  Construction  SP Ausnet 
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No. 

 

Infrastructure Item Works Comments Funding Responsibility 

33.  Telecommunications Construction  NBN Co. 

 

 

 

 

12.1. Development Contributions Plan 
A Development Contribution Plan (DCP) has been prepared for the LENGA in conjunction with this LENGA ODP.  The LENGA DCP is an incorporated document in 
the Scheme. 
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13. Glossary of Terms 
 

Active public open space  Land set aside for the specific purpose of active recreation, including playing fields and courts and their associated buildings and 
infrastructure.   

Community facilities  Infrastructure provided by government or non-government organisations for accommodating a range of community support 
services, programs and activities.  This includes facilities for education and learning (such as childcare, pre-schools, government 
and non-government primary and secondary schools, universities, adult learning centres), health and community services (such 
as maternal and child health, hospitals, aged care, doctors, dentists, family and youth services, specialist health services); 
community (such as civic centres, libraries, neighbourhood houses), arts and culture (such as galleries, museums, performance 
space), sport, recreation and leisure (such as public open space, swimming pools and other recreation), justice (such as law 
courts), voluntary and faith (such as places of worship) and emergency services (such as police, fire and ambulance stations).   

Conventional Density 
Housing 

 Housing with average density of 7 to 11 dwellings per net developable hectare. 

Developer  The proponent for the proposed development of land or the planning permit applicant for a proposed new land use or 
development.   

Development  Includes: 
a) the construction or exterior alteration or 
exterior decoration of a building;  
b) the demolition or removal of a building 
or works; 
c) the construction or carrying out of 
works;  
d) the subdivision or consolidation of 
land, including buildings or airspace; 
e) the placing or relocation of a building 
or works on land; and 
f) the construction or putting up for 
display of signs or hoardings; 

Development Contributions 
Plan 

 Document that sets out the contributions expected from each individual landowner to fund infrastructure and services.  Refer to 
Part 3B of the Planning and Environment Act 1987.   

Encumbered public open  Land for public open space that is constrained for development purposes by easements for electricity transmission lines, sewers 
or gas, by retarding basins or wetlands, by landfill and by habitat conservation areas.  This land may be used for a range of 



 

 

 

Page 59 of 60 

 

space activities including walking / cycling trails and active recreation.   

Outline Development Plan  Lakes Entrance Northern Growth Area Outline Development Plan 

Frontage  The road alignment at the front of a lot.  If a lot abuts two or more roads, the one to which the building or proposed building has 
its main pedestrian entry.   

Gross residential density  Gross residential density means the number of dwellings per hectare of land excluding encumbered land, arterial roads and other 
roads with four or more lanes.   

Linear public open space 
network 

 Corridors of public open space such as along waterways that link nodes of public open space or other activity areas or 
community facilities.   

Native Vegetation Precinct 
Plan 

 

 A plan relating to native vegetation within theLENGA that must be implemented in conjunction with the Lakes Entrance LENGA 
ODP.  The Lakes Entrance LENGA NVPP is incorporated into the Scheme and listed in the schedule to Clause 52.16.   

Medium density housing 

 

 Housing with an average density of 16 to 30 dwellings per net developable hectare.   

Net development area  Total amount of land within the LENGA that is made available for development of housing and employment buildings, including 
lots, local and connector streets.  Total LENGA area minus community facilities and open space, arterial roads and encumbered 
land.  Small local parks defined at subdivision stage are included in the net developable area.  Net developable area may be 
expressed in terms of hectare units (that is, net developable hectare (NDHa)).   

Net residential area  As for net developable area but excludes neighbourhood activity centres, non-government schools and other existing or 
permitted non-residential land uses (such as golf course sites).  Net residential area may be expressed in terms of hectare units 
(that is, net residential hectare (NRHa)).   

Passive public open space  Public open space that is set aside for parks, gardens, linear corridors, habitat conservation, natural systems, nature reserves, 
public squares and community gardens that are made available for passive recreation, play and unstructured physical activity 
including walking, cycling, hiking, revitalisation, contemplation and enjoying nature.   

Scheme  East Gippsland Shire Planning Scheme 

Water Sensitive Urban 
Design 

 

 A sustainable water management approach that aims to provide water-quality treatment, flood management to reduce the 
pollution carried to waterways and more sustainable urban landscapes.  Key principles include minimising water resistant areas; 
recharging natural groundwater aquifers (where appropriate) by increasing the amount of rain absorbed into the ground; 
encouraging onsite re-use of rain; encouraging on-site treatment to improve water quality and remove pollution and using 
temporary rainfall storage (retarding basins  / wetlands) to reduce the load on drains and improve landscape viability. 
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14. Referenced Documents 
Lakes Entrance Northern Growth Area Native Vegetation Precinct Plan (October 2013) prepared by East Gippsland Shire Council 
Lakes Entrance Northern Growth Area Hydrology Plan, Water Technology (October 2013) prepared by Water Technology Pty Ltd 
Lakes Entrance Northern Growth Area Social Impact Assessment (August, 2012) prepared by East Gippsland Shire Council 
Lakes Entrance Northern Growth Area Development Contributions Plan (November 2013) prepared by Urban Enterprise Pty Ltd 
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