Bernie Wilder and Associates

Town Planning, Project Management and Local Government Consultant
9 Robins Ave Portland Victoria 3305
Phone (03) 5523 7000

https://apdsbourke.wixsite.com/berniewilder

We respectfully acknowledge the traditional custodians, the Gunditjmara peoples. We pay our respects to all
Aboriginal community Elders past and present who have been an integral part of this region’s history.

Dwelling

59 Vause Road Nelson

Glenelg Planning Scheme

PLANNING REPORT
Fire Management Plan

Environmental Assessment

3 May 2026



Bernie Wilder and Associates 3 May 2026

Introduction and Context

This report has been prepared to accompany an application for a Planning Permit under the
Glenelg Planning Scheme for a Dwelling at 59 Vause Road Nelson

The report considers the various provisions of the Glenelg Planning Scheme.
Site Details

The land has an area of 2.12 ha. The land is zoned Farming Zone (FZ1) under the Glenelg
Planning Scheme and there is a Bushfire Management Overlay (BMO) and an Environmental
Significance (ESO3) Overlay and a Significant Landscape Overlay (SLO1) over the land.

The land has little agricultural value because of the soil type and small size. Surrounding land
is used for Rural Residential and Farm purposes.

No tree clearing is involved in this application other than rearrangement of existing plantings
and further plantings. A Landscape plan for the land involves lawns and further endemic
plantings with endemic vegetation chosen from the relevant EVC.

All Relevant services are in place and the site.

The following map shows the location of the site relative to adjoining allotments:

41

150 m

Locality plan Source: Vic Map
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Air Photograph

Planning Report Page 3 of 45



Bernie Wilder and Associates 3 May 2026

Details of the Proposal is set out below:

o All work to meet BCA and relevant Australian Standards.
e Wates to be treated to EPA standards.
e Access driveway 150mm compacted limestone.
e CFA Standards for access.
e CFA coupling to tank.
e Planting using endemic species from relevant vegetation class.
e Weed control measures to be implemented.
Landscaping and re vegetation:

e Species to be of local indigenous prominence and chosen from Ecological Vegetation
Class 23 Herb-Rich Foothill Forest from Victorian Volcanic Plain Bioregion, as
appropriate.

A selection of the following is proposed:

* Eucalyptus ovata Swamp Gum.
e Eucalyptus oblique Messmate Stringybark these are large trees.
e Eucalyptus viminalis ssp viminalis Manna Gum is a suitable medium tree.

Smaller Trees & Shrubs are:-

* Acacia melanoxylon Blackwood; Acacia verticillate - Prickly Moses;
e Ozothamnus ferrugineus - Tree Everlasting,
e Banksia marginata - Silver Banksia.
Details are set out below:
Land Use
The land is currently vacant and contains a shed.
Buildings
Dwelling is proposed per the submitted plans.
Works
A driveway, carpark and infrastructure connections are proposed.
Site Topography

The site is flat and drains to existing drainage networks. The site is cleared with some remnant
and planted vegetation. No tree clearing is proposed other than a planted garden in part.

Access

An all-weather access way improvements are proposed to connect with the Road. The access
is to all weather standard and meets CFA access requirements.
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Drainage
No concentrated discharges are proposed to adjoining properties or the streets.
Tree Clearing and Landscaping
No tree clearing is proposed. Endemic plants will be used for landscaping and re vegetation.
Aboriginal Archaeology
The proposal is exempt from a Cultural Management Plan requirement.
Key Issues
The following have been identified as key issues:
e The Planning Scheme Requirements

e Fire Protection
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REGISTER SEARCH STATEMENT (Title Search) Transfer of Page 1of1
Land Act 1958

VOLUME 09515 FOLIO 587 Security no : 124134223800T
Produced 30/04/2026 09:40 AM

LAND DESCRIPTION

Lot 2 on Plan of Subdivision 143001.
PARENT TITLE Volume 09418 Folio 034
Created by instrument LP143001 23/06/1983

REGISTERED PROPRIETOR

ENCUMBRANCES, CAVEATS AND NOTICES

Any encumbrances created by Section 98 Transfer of Land Act 1938 or Section
24 Subdivision Act 1988 and any cother encumbrances shown or entered on the
plan or imaged folio set out under DIAGRAM LOCATION below.

DIAGRAM LOCATION

SEE LP143001 FOR FURTHER DETAILS AND BOUNDARIES

ACTIVITY IN THE LAST 125 DAYS

------------------------ END OF REGISTER SEARCH STATEMENT - === === e e e e
Additional information: (not part of the Register Search Statement)

Street Address: 59 VAUSE ROAD NELSON VIC 3292

ADMINISTRATIVE NOTICES

DOCUMENT END

Title 0515587 Page 1ol 1
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o Imaged Document Cover Sheet

The document following this cover sheet is an imaged document supplied by LANDATA®,
Secure Electronic Registries Victoria.

Document Type | Plan

Document Identification | LP143001

Number of Pages | 1
(excluding this cover sheet)

Document Assembled | 30/04/2026 09:40

Copyright and disclaimer notice:

© State of Victoria. This publication is copyright. No part may be reproduced by any process except
in accordance with the provisions of the Copyright Act 1968 (Cth) and for the purposes of Section 32
of the Sale of Land Act 1962 or pursuant to a written agreement. The information is only valid at the
time and in the form obtained from the LANDATA® System. None of the State of Victoria,
LANDATA®, Secure Electronic Registries Victoria Pty Ltd (ABN 86 627 986 396) as trustee for the
Secure Electronic Registries Victoria Trust (ABN 83 206 746 897) accept responsibility for any
subsequent release, publication or reproduction of the information.

The document is invalid if this cover sheet is removed or altered.
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Bernie Wilder and Associates

Proposed Buildings and Fire Management Plan

The following Plan shows the proposal:
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Planning Policy Framework

The PPF generally supports the concept of making land more sustainable. The proposed use
meets the zone requirements.

Municipal Planning Strategy

The MPS generally supports the proposal and there are no specific requirements other than
the Zone and Overlay provisions. The clause relating to FZ1 has been addressed.

The proposal is consistent with relevant Local Planning Policy and objectives as the dwelling
will allow better site management, a Bushfire Management Plan is required as the existing
buildings are within the BMO portion and meet the BAL 12.5 requirements.

Relevant Local Policy

There are no specific issues to be addressed relating to the LPPF in the application. Suffice to
say that the proposal will contribute to the economic wellbeing of the Shire and provide an
opportunity for a diversity of land use within the zone.

Planning Scheme Requirements

Zoning Details

Planning Zones

492 2192 92

150 m

FZ- Farming PPRZ - Public Park and Recreation - TRZ2 - Principal Rood Network
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Under the Planning Scheme the Farming Zone has the following purpose:

35.07

059372012
vCi02

FARMING ZONE

Shown on the planning scheme map as FZ with a number (1f shown)

Purpose

To implement the State Planming Policy Framework and the Local Planning Policy
Framework, including the Municipal Strategic Statement and local planning policies.

To provide for the use of land for agniculture.

To encourage the retention of productive agncultural land.

To cnsure that non-agricultural uses, including dwellings, do not adversely affect the use
of land for agriculture

To encourage the retention of employment and population to support rural communitics.

To encourage usc and development of land based on comprehensive and sustainable land
management practices and infrastructure provision.

An assessment of the relevant issues is set out as follows:

Issue

Comment

To implement the State Planning Policy
Framework and the Local Planning Policy
Framework, including the Municipal
Strategic Statement and local planning
policies.

The proposal is consistent with the relevant policies and
zone requirements as set out elsewhere in this report.

To provide for the use of land for
agriculture.

The land has no Agricultural potential. The use will
enhance sustainability and maintenance of the land.

To encourage the retention of productive
agricultural land.

The land is not used for farming.

To ensure that non-agricultural uses,
including dwellings, do not adversely affect
the use of land for agriculture.

The proposal has no impact on Agriculture.

To encourage the retention of employment
and population to support rural
communities

The land is not used for farming. The site use will be
likely to contribute to the existing community.

To encourage use and development of land
based on comprehensive and sustainable
land management practices and
infrastructure provision.

The use is proposed to be located in a landscaped
setting and the existing character maintained and
tended. Infrastructure is in place.

The proposal is consistent with the zone purpose in that it provides rural development in a zone designated for
that purpose. The proposal also involves sustainability and protection of the environmental values of the area.
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An Assessment of the Farming capability is as follows:

Factor

Response

To ensure that the use and
development of dwellings in
rural areas is secondary to
existing agricultural, forestry,
or industrial activities.

Farming is not feasible because of the size of the lot and
vegetation cover. A site presence to better manage the
activity.

Discourage more than one
dwelling on a lot.

There is only 1 dwelling proposed.

Discourage the construction of
a new dwelling unless the lot
has:

e Legal frontage to a road.

e The potential to be
consolidated with another
lot.

Meets criteria however consolidation not feasible due to
economic viability considerations at this time.

Ensure that a new dwelling is
clustered with other dwellings.

Meets criteria.

Avoid siting dwellings and
associated structures on
ridgelines or hilltops.

Meets criteria.

Support dwellings in the Rural
Dwelling Policy Areas shown
on the maps to this policy
when lots in the same
ownership are consolidated.

Not shown on relevant maps.

Ensure that a dwelling is set
back:

100 metres to agriculture
(other than grazing animal
production), or land with
potential for agriculture (other
than grazing animal
production) not in the same
ownership; and 500 metres
from extractive industry.

Meets criteria.

Planning Report
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Rural Land Strategy (RMCG, Meets spirit of Policy.
2019)

The Proposal is consistent with the Objectives requirements.

Clause 14.01-2S of the planning Scheme provides as follows:

14.01-2S Sustainable agricultural land use

1092018
vCci1so
Objective
To encourage sustainable agricultural land use.
Strategies
Ensure agricultural and productive rural land use activities are managed to maintain the long-term
sustainable use and management of existing natural resources.
Support the development of innovative and sustainable approaches to agricultural and associated
rural land use practices.
Support adaptation of the agricultural sector to respond to the potential risks arising from climate
change.
Encourage diversification and value-adding of agriculture through effective agricultural production
and processing, rural industry and farm-related retailing.
Assist genuine farming enterprises to embrace opportunities and adjust flexibly to market changes.
Support agricultural investment through the protection and enhancement of appropriate
infrastructure.
Facilitate ongoing productivity and investment in high value agriculture.
Facilitate the establishment and expansion of cattle feedlots, pig farms, poultry farms and other
intensive animal industries in a manner consistent with orderly and proper planning and protection
of the environment.
Ensure that the use and development of land for animal keeping or training is appropnately located
and does not detrimentally impact the environment. the operation of surrounding land uses and
the amenity of the surrounding area.
Assessment

Factor Response

To encourage sustainable The project has been devised for long term sustainability

agricultural land use. and improvement of the vegetation on the site which

can be seen as Horticulture.
Ensure agricultural and The project has been devised to achieve this. A critical
productive rural land use element is an on-site presence.

activities are managed to
maintain the long-term
sustainable use and
management of existing
natural resources.
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Support the development of
innovative and sustainable
approaches to agricultural and
associated rural land use
practices.

The project has been devised to achieve this. A critical
element is an on-site presence. Further improvements
are proposed over time.

Support adaptation of the
agricultural sector to respond
to the potential risks arising
from climate change.

The project has been devised to achieve this. A critical
element is an on-site presence. Further improvements
are proposed over time.

Encourage diversification and
value-adding of agriculture
through effective agricultural
production and processing,
rural industry and farm-related
retailing.

The project has been devised to achieve this. A critical
element is an on-site presence. Further improvements
are proposed over time.

Assist genuine farming
enterprises to embrace
opportunities and adjust easily
to market changes.

The project has been devised to achieve this. A critical
element is an on-site presence. Further improvements
are proposed over time.

Support agricultural
investment through the
protection and enhancement
of appropriate infrastructure.

The project has been devised to achieve this. A critical
element is an on-site presence. Further improvements
are proposed over time.

Facilitate ongoing productivity
and investment in high value
agriculture.

The project has been devised to achieve this. A critical
element is an on-site presence. Further improvements
are proposed over time.

Facilitate the establishment
and expansion of cattle
feedlots, pig farms, poultry
farms and other intensive
animal industries in a manner
consistent with orderly and
proper planning and

protection of the environment.

Not feasible in this location because of amenity issues.

Ensure that the use and
development of land for
animal keeping or training is
appropriately located and
does not detrimentally impact

Not feasible in this location because of amenity issues.

Planning Report
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the environment, the
operation of surrounding land
uses and the amenity of the
surrounding area.

The project has been devised to meet the relevant criteria,
Clause 35.06-5 provides:

35.06-5 Buildings and works
03902010 A ; : :
veim A permit is required to construct or carry out any of the following:

= A building or works associated with a use in Scction 2 of Clause 35.06-1. This docs not apply
1o:

An alteration or extension to an existing dwelling provided the floor area of the alteration
or extension does not exceed the area specified in a schedule to this zone or, if' no area is
specified, 100 square metres. Any area specified must be more than 100 square metres

An out-building associated with an existing dwelling provided the floor are¢a of the
out-building does not exceed the arca specified in a schedule to this zone or, if no arca is
specified, 100 square metres, Any area specified must be more than 100 square metres,

An alteration or extension to an existing building used for agriculture provided the floor

area of the alteration or extension does not exceed the area specified in a schedule to this
zone or, if no wrea is specified, 100 square metres, Any area specified must be more than
100 square metres. The building must not be used to keep, board. breed or train animals,

A rminwater tank.

« Earthworks specified in a schedule to this zone, if on land specified in a schedule.
« A building which is within any of the following setbacks:

100 metres from a Road Zone Category | or land in a Public Acquisition Overlay to be
acquired for a road, Category 1.

40 metres from a Road Zone Category 2 or land in a Public Acquisition Overlay to be
acquired for a road, Category 2.

20 metres from any other road.
5 metres from any other boundary.
100 metres from a dwelling not in the same ownership,

100 metres from a waterway, wetlands or designated flood plain,

The relevant criteria are met.
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Clause 35.06-6 of the Planning Scheme provides as follows:

35.07-6

03052013
vCiea

Decision guidelines

Before deciding on an application to usc or subdivide land, construct a building or
construct or carry out works, in addition to the decision guidelines in Clause 65, the
responsible authority must consider. as appropriate:

General issues

* The State Planning Policy Framework and the Local Planning Policy Framework,
including the Municipal Strategic Statement and local planning policies

* Any Regional Catchment Strategy and associated plan applying to the land.

* The capability of the land to accommodate the proposed use or development,

including the disposal of cffluent

* How the usc or development relates to sustainable land management.

*  Whether the site 1s suitable for the use or development and whether the proposal 1s
compatible with adjoining and nearby land uses.

* How the usc and development makes use of existing infrastructure and services.

An assessment of the relevant issues is set out as follows:

Issue

Comment

The State Planning Policy
Framework and the Local Planning
Policy Framework, including the
Municipal Strategic Statement and
local planning policies.

The proposal is consistent with relevant
policies as set out earlier in this report.

Any Regional Catchment Strategy
and associated plan applying to
the land.

There are no regional catchment
strategies relevant to this land. Waste
waters are intended to be treated and
disposed in accordance with relevant
policies. Rainwater tanks are to be
provided for a potable water supply.

The capability of the land to
accommodate the proposed use or
development, including the
disposal of effluent.

The proposed lot is of sufficient size to
accommodate the development and
associated waste treatment systems.
The land is used for an industry and the
new use is needed for proper
management.

Planning Report
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How the use or development
relates to sustainable land
management.

The proposed lot is not used for farming
and the dwelling is required for proper
management.

Whether the site is suitable for the
use or development and whether
the proposal is compatible with
adjoining and nearby land uses.

The land is not used for farming and the
new use is needed for proper
management and tending the land.

How the use and development
makes use of existing
infrastructure and services.

The proposed lot is of sufficient size to
accommodate the development and
associated waste treatment systems.
The land is to be used in the same way
as abutting land. All  required
infrastructure is in place.

Agricultural issues and the impacts from non-agricultural uses

*  Whether the use or development will support and enhance agricultural production.

*  Whether the use or development will adversely affect soil quality or permanently
remove land from agricultural production.

= The potential for the use or development to limit the operation and expansion of
adjoining and ncarby agricultural uscs

= The capacity of the site to sustain the agncultural use

*  The agncultural qualities of the land, such as soil quality, access to water and access

to rural infrastructure.

*  Any integrated land management plan prepared for the site

An assessment of the relevant issues is set out as follows:

Issue

Comment

Whether the use or development will support
and enhance agricultural production.

The site is not of sufficient size to enable
agricultural pursuits consistent with the zone
purpose.

Whether the use or development will adversely
affect soil quality or permanently remove land
from agricultural production.

There is no likely adverse effect on soil quality.
There is also no removal of land from production.

The potential for the use or development to limit
the operation and expansion of adjoining and
nearby agricultural uses.

The proposed development is unlikely to limit
production on adjoining land or expansion.

The capacity of the site to sustain the agricultural
use.

The proposed development is the maximum
potential for the site. The land is zoned for rural

Planning Report
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purposes and is unlikely adversely impact on
adjoining land uses.

The agricultural qualities of the land, such as soil
quality, access to water and access to rural
infrastructure.

The land has no farming suitability. All necessary
infrastructure is in place.

Any integrated land management plan prepared
for the site.

There is no integrated plan.

Dwelling issues

s Whether the dwelling will result in the loss or fragmentation of productive

agncultural land

*  Whether the dwelling wall be adversely affected by agricultural activitics on adjacent
and ncarby land due to dust, noise, odour, use of chemicals and farm machinery.

traffic and hours of operation

*  Whether the dwelling will adversely affect the operation and expansion of adjomning

and nearby agricultural uscs

* The potential for the proposal to lead to a concentration or proliferation of dwellings
in the area and the impact of this on the use of the land for agriculture.

An assessment of the relevant issues is set out as follows:

Issue

Comment

Whether the dwelling will result in the loss or
fragmentation of productive agricultural land.

The proposal is unlikely to have any adverse
impact on productive purposes.

Whether the dwelling will be adversely affected
by agricultural activities on adjacent and nearby
land due to dust, noise, odour, use of chemicals
and farm machinery, traffic and hours of
operation.

The proposal is unlikely to be adversely affected as
the land to be used for buildings is remote from
boundaries.

Whether the dwelling will adversely affect the
operation and expansion of adjoining and nearby
agricultural uses.

The sites comprise land not used for farming and
a dwelling, surrounded by dwellings no adverse
impacts are likely.

The potential for the proposal to lead to a
concentration or proliferation of dwellings in the
area and the impact of this on the use of the land
for agriculture.

No adverse impact is likely.

Planning Report
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Environmental issues

*  The impact of the proposal on the natural physical features and resources of the arca,
in particular on soil and water quality.

* The mpact of the use or development on the flora and fauna on the site and its

surrounds.

* The need to protect and enhance the biodiversity of the area. including the retention
of vegetation and faunal habitat and the need to revegetate land including riparian
buffers along waterways. gullics, ndgelines, property boundarics and saline discharge
and recharge arca.

* The location of on-sitc cfflucnt disposal arcas to minimisc the impact of nutnent
loads on waterways and native vegetation,

An assessment of the relevant issues is set out as follows:

Issue Comment

The impact of the proposal on the natural
physical features and resources of the area, in
particular on soil and water quality.

The proposal is unlikely to have any adverse
impact as it involves using an existing lot for a
purpose allowed in the zone. All relevant services
are available and the site is cleared and gently
sloping. Landscaping weed and pest control is
proposed. An onsite presence will enhance
management and tending the land.

The impact of the use or development on the
flora and fauna on the site and its surrounds.

The proposal is unlikely to have any adverse
impact as it involves modest development similar
to that on adjoining land.

The need to protect and enhance the biodiversity
of the area, including the retention of vegetation
and faunal habitat and the need to revegetate
land including riparian buffers along waterways,
gullies, ridgelines, property boundaries and
saline discharge and recharge area.

The sites comprise farm land and vegetation
enhancement is proposed.

The location of on-site effluent disposal areas to
minimise the impact of nutrient loads on
waterways and native vegetation.

A waste system meeting EPA requirements is
proposed.

Design and siting issues

* The need to locate buildings 1n onc area to avoid any adverse impacts on surrounding
agricultural uses and to minimise the loss of productive agricultural land

* The mpact of the siting, design, height, bulk. colours and matenals to be used, on the
natural environment, major roads, vistas and water features and the measures to be
undertaken to minimise any adverse impacts.

* The mmpact on the character and appearance of the arca or features of architectural,
historic or scientific significance or of natural scenic beauty or importance

= The location and design of existing and proposed infrastructure including roads, gas,
water, drainage, telecommunications and sewerage facilitics

*  Whether the usc and development will require traffic management measures

An assessment of the relevant issues is set out as follows:

Planning Report Page 19 of 45



Bernie Wilder and Associates

3 May 2026

Issue

Comment

The need to locate buildings in one area to avoid
any adverse impacts on surrounding agricultural
uses and to minimise the loss of productive
agricultural land.

The proposal is unlikely to have any adverse
impact as it involves using an existing lot for a
purpose allowed in the zone. All relevant services
are available and the site is cleared and gently
sloping. Landscaping weed and pest control is
proposed. An onsite presence will enhance
management and tending the land. The building
is not visually intrusive. No loss of productive land
is involved.

The impact of the siting, design, height, bulk,
colours and materials to be used, on the natural
environment, major roads, vistas and water
features and the measures to be undertaken to
minimise any adverse impacts.

The proposal is unlikely to have any adverse
impact as it involves modest development similar
to that on adjoining land.

The impact on the character and appearance of
the area or features of architectural, historic or
scientific significance or of natural scenic beauty
or importance.

Further enhancement is proposed. There is no
likely adverse impact.

The location and design of existing and proposed
infrastructure including roads, gas, water,
drainage, telecommunications and sewerage
facilities.

All relevant infrastructure is in place.

Whether the use and development will require
traffic management measures.

Access improvement is proposed.

The proposal meets all relevant criteria.

Planning Report
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Overlay Controls

The following Overlay Controls apply:

Planning Overlays

T i

0] 150 m

E BMO - Bushfire Management Overlay

The area to contain the buildings is inside the BMO area. BAL 12.5 will apply as the area is
generally bushfire prone but of low risk because of the managed pasture surrounding.

The Planning Scheme provides as follows:

44,06 BUSHFIRE MANAGEMENT OVERLAY
Ve Shown on the planning scheme map as BMO with & number (if shown)
Purpose

To implement the Municipal Planning Strategy and the Planming Policy Framework

To ensure that the development of land prioritises the protection of human life and strengthens
community resilience to bushfire.

T'o identify arcas where the bushfire hazard warrants bushfire protection measures to be
implemented.

To ensure development is only permitted where the risk to life and property from bushfire can be
reduced to an acceptable level

The proposal meets the stated purpose as the risk is low because of the managed gardens and
pasture surrounding the land and the small amount of adjacent vegetation and its
management.

The Planning Scheme provides as follows:

44.06-1 Bushfire management objectives and application of schedules
ey
ve1az A schedule to this overlay must contiain a statement of the bushfire management objectives to be

achicved for the arca affected by the schedule and when the requirements within it apply

There are no Schedule requirements stated.

Clause 53.02 of the Glenelg Planning Scheme provides as follows:
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53.02 BUSHFIRE PLANNING
g
Purpose

To implement the Municipal Planning Strategy and the Planning Policy Framework

To ensure that the development of lund prioritises the protection of human life and strengthens
community resilience 1o bushfire.

To ensure that the location, design and construction of development appropriately responds to the
bushfire hazard.

To ensure development 1s only permitted where the risk to life, property and community
infrastructure from bushfire can be reduced to an acceptable level

To specify location, design and construction measures for a single dwelling that reduces the bushfire
risk to life and property to an acceptable level,

The development is to include all relevant measures to mitigate fire risk. A permit is required
as the development is specified as such by Clause 44.06-2.

Clause 53.02-1 of the Planning Scheme provides as follows:

53.02-1 Application
oo A 3 -
veide This clause applies to an application under Clause 44.06 - Bushfire Management Overlay, unless

the application meets all of the requirements specified in a schedule to Clause 44.06

Clause 53.02-3 applies to an application to construct o single dwelling or construct or carry out
works associated with a single dwelling if all of the following requirements are met:

o The land is zoned Neighbourhood Residential Zone, General Residential Zone, Residential
Growth Zone, Urban Growth Zone, Low Density Residential Zone, Township Zone or Rural
Living Zone,

o There is only one dwelling on the lot
s The application meets all of the approved measures contained in Clause 53.02-3

Clause 53.02-4 applies to all other applications.

The schedule relates to BMO and the land is designated BMO on the Planning Scheme Map
accordingly the Schedule would t apply to this land.

Clause 44.06-2 of the Planning Scheme provides as follows:

44002 Purmit roquirement
-
=~ Susdivision
A permrnt e vespampst o wnhdivide Lased. This doos wan 3pply 11 schiodule to thic overbay specafically
statey et & permiit e sk repainnd
Bulidings and works

A permeit s reeined 1o conerwt 8 Bastibng o conamnat oc cary o works assccied with the
fedlioming eses

o Accomomnlation Leeledeg 2 Dependent porda's tail)
o Chld carv corern

o Ndacaion oeatre

o MHonpesl

o Sndaury

o Lesurs wd Rocesaivin

o Office

o Place of sy

o Retail premisss

o Bervice station

o Timher produgim

o Wiaraouse

This s met agily W any of the felliming

o M schedele s ts noerioy spocfiondly smes Bal o vt o5 ol regarsd

o A aikiieg or wocks possstent w it an agrooaent sosder Saction |78 of the A propared
wccorbenee willi i Comdithoen uf pormit isssed ooder the rapurcnets of Clase 34 D65

o Al aflcratoes of extonvios b b eamting by usod fir o davdling ur o deprotdien! proeson’s
tendd daal o desn shaan 40 percentt of the griow foer et of die coistng bukling
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An alteration or extension 1o an existing building (excluding a dwelling and a dependent person’s
unit) that s less than 10 percent of the gross floor arca of the existing building.

A building or works with a floor area of less than 100 square metres not used for accommodation
and ancillary to a dwelling.

A building or works associated with Timber production provided the buildings or works are
not within 150 metres of Accommaodation or land zoned for residential or rural residential
purposes.

A permit is required and there are no schedule matters relevant.

Clause 44.06-3 and 4 of the Planning Scheme provides as follows:

44.06-3

n
e

44,064

nehew
ol

Application requirements

Unless a schedule 10 this averlay specifies different roquirements, an application miust be
accampanied by

« A bushiire hazard site assessment including a plan that describes the bashfive hazand withan
150 motres of the propased development, The deseription of the hazaed masst be peepared in
accordance with Sections 2.2.3 to 2.2 5 of AS3959:2009 Construction of buildings in bushfiro
prone areas {Standards Austrulia) excludiog paragraph (4) of section 2.2.3.2, Mhotographs or
other technigues may be used 10 assist m descnbing the buahfire hazard.

« A bushiire hazard landscape asse icluding & plon that describes the busdifiee hazan)
of the general locality mare than 150 metres from the site. Photogruphs or other techmques
iy be used 10 assist in descrbing tho bushfire bazard. This requirement does not apply 1 a

dwelling that inchudes all ol the approved meassres specified in Clanse S3.02-3

o A bushiire management statement describing how the propased development responds to
the requirements in this clanse and Clanse 44,06, If the application proposcs an aliernative
messury, the bushfire managonent statement must explain bow the altormative messare meels
the relevans objective

I in the opsnion of the responsibde satbarity any patt of these reguitements is not relevant 1o 1he
assessment of an application, the responsible authonty may waive, vary or reduce the requirement.

Requirements of Clause 53.02

An application st meet the requirements of Clause 53.02 unbess the application meets all of the
requareenents specified in a schedale 1o this overlay

A schodule to this overlay may specify sub Py 4 Id | all Ve Imemures
and addational or substitute decision gaidelines for the purposes of Clause £3.02

An assessment has been prepared as follows:
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Clause 44.06-5 of the Planning Scheme provides as follows:
Buildings and works

A permit to construct a building or construct or carry out works must include the following
condition:

‘The bushfire protection measures forming part of thix permit or shown on the endorsed plans,
including those relating to construction standards, defendable space, water supply and access,
mrst he mainiained to the satisfaction of the responsible authority on a continuing basis. This
condition continues to have force and effect after the development authorised by this permit has
been completed ™
A permit allowing a dwelling to be constructed to the next lower bushfire attack level in accordance
with AMI.2 in Clause 53.02-3 must include the following condition:

“Before the development starts, the owner must enter into an agreement with the responsible
authority under section | 73 of the Planning and Environment Act 1987 ta provide for the following

o A dwelling constructed in accondance with planming permit [ *insert planning permit reference]
miust rot be ocoupied until a private bushfire shelter {a Class10c building within the meaning
of the Building Regulations 2006) is:

Constracted on the same land as the dwelling.
Availabie for use by the occupants of the dwelling at all times

Maintained in accordance with the requivements of the building permit isswed for that private
bushfire shelier.

The land owner must pay the reasonable costs of the preparation, execution and registration of
the Section 173 Agreement. ™

A permit to construct n building or construct or carry out works must include any condition specified
in o schedule to this overlay.

All relevant measures are to be met.
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Clause 44.06-6 of the Planning Scheme provides as follows:

44.06-6 Referral of applications
190%01T
veix An application must be referred under Section 35 of the Act to the person or body specified as the

refermal authority in Clause 66.03, unless a schedule to this overlay specifies otherwise

The application must be referred to the CFA.

Clause 44.06-7 of the Planning Scheme provides as follows:

44.06-7 Notice and review
IeT2018 . . . " .
e An application is exempt from the notice requirements of section 52(1 Ha). (b) and (d), the decision

requirements of section 64( 1), (2) and (3) and the review nights of section 82( 1) of the Act, unless

a schedule to this overlay specifies otherwise

A schedule to this overlay may specify that notice be given to any person or body in accordance

with section 52(1)(c) of the Act

The application is exempt.
Clause 44.06-8 of the Planning Scheme provides as follows:

44.06-8 Decision guidelines
sueraenm c
hadas Betore deciding on an application, in addition 1o the decision guidelines in Clause 53.02 and Clause

65, the responsible authority must consider, as appropriate:
o The Municipal Planning Strategy and the Planning Policy Framework

s Any other matters specified in a schedule to this overlay.

The proposal is consistent with the SPPF and MSS and there are no schedule matters.
Bushfire Hazard Assessment
Site Assessment

The BAL rating is low as the land and surrounds are managed pasture. A number of
exemptions apply as per the Australian Standard.

Bushfire Management Statement
The subject land is within an existing settlement containing lots in the range from 2 to 40 ha.

The site has an area of 2.12ha and is classified as scrub which is managed.. Most of the site
and surrounding land is cleared grazing land and presents low risk.

The land is gently sloping. The wider area contains cleared farmland.

The area contains existing housing with varying degrees of fire protection. A likely bushfire
would emanate from the North and in that regard the subject land is offered some protection
by being cleared and grazed. The land is offered some protection from other aspects which
contain cleared farmland and managed pasture.

The following sections of this report set out the details of how the proposal responds to the
various matters contained within the planning scheme.

Clause 53.02-3 of the Planning Scheme provides as follows:
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53.02-3 Dwellings in existing settlements — Bushfire protection objective
vorae To specify bushfire design and construction measures for a single dwelling or alterstion and
extension 1o an existing dwelling that reduces the nisk to life and property to an acceptable level
Approved measures
AM 1.1 A building s sited 1o ensure the site best achieves the following:
= The maximum separation distance between the bullding and the bushfire hazard
s The building is in close proximity 1o a public read
» Access can be provided 1o the buiiding Tor emergency sarvice vehicles
AM 12 A bullding provides the defendable space In accordance with Table 1 Columns A, B.C, D
or E and Tabie 6 to Clause 53.02-5. Adjoining land may be included as defendable space
where these Is a reasonable assurance that the land will remain or continue to be managed
In that condition as part of the defendable space
A bullding is constructed fo the bushiire attack level
= That corresponds to the defandable space provided In accordance with Table 1 to Clause
53.02-5, or
= The next lower bushfire attack level that corresponds 1o the defendable space provided
in accordance with Table 1 to Clause 53.02-5 where all of the following apply
A private bushfire shelter (a Class 10c building within the meaning of the Bullding
Ragutations 2008) is constructed on the same land as the dwelling
A minimum bushfire attack level of BAL12.5 is provided in all circumstances
AM 1.3 A building is provided with
= A static watar supply for fire fighting and property protection purposes specified in Table
4 to Clause 53.02-5. The water supply may be in the same tank as other water supplies
provided that a separate outlet is reserved for fire fighting water supplies
= Vehicle access thal is designed and constructed as specified in Table 5 to Clause
53.02-5
Assessment

Measure Comments

AM1.1 The buildings are located in existing clearings and this siting provides
for maximum separation from any bushland. The building on site is
readily accessible to the public road and the access way is to be
improved to meet CFA requirements.

AM1.2 The site is classified as Bal 19 and the defendable space within
19metres or to the property boundary of the dwelling walls is
proposed.

AM1.3 Static water supply is proposed meeting CFA requirements. Vehicular

access in accordance with CFA requirements is also proposed.

Clause 53.02-3.1 of the Planning Scheme provides as follows:
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53.02-3.1 Decision guidelines
Before deciding on an application, in addition to the decision guidelines in Clause 65, the responsible
authornity must consider
» The Municipal Planning Strategy and the Planning Policy Framework

» The bushfire hazard site assessment and the bushfire mansgement statement submitted with
the application,

»  Whether all of the the approved measures have been incorporated into the application

It is submitted that the proposal meets all relevant policy requirements and the bushfire
hazard site assessment indicates that the proposal is feasible.

Clause 53.02-4 of the Planning Scheme provides as follows:

53.02-4 Bushfire protection objectives

nerae
veias

53.024.1 Landscape, siting and design objectives
Development is appropriate having regard to the nature of the bushfire risk arising from the
surrounding landscape.,
Development is sited to minmmise the risk from bushfire
Development is sited to provide safe access for vehicles, including emergency vehicles

Building design minimises vulnerability 1o bushfire attack.

All relevant objectives are to be met.
Clause 52.47-2.1 of the Planning Scheme provides as follows:

52.47-21 Landscape, siting and design objectives

18082017
e Development is appropriate having regard to the nature of the bushfire risk arising from the

surrounding landscape.
Development is sited to mimmise the risk from bushfire.
Development is sited to provide safe access for vehicles, including emergency vehicles.

Building design minimises vulnerability to bushfire attack,

Approved measures

Measure Requirement

AM 2.1 The bushfire risk to the development from the landscape beyond the sile can be
mitigated fo an acceplable level

AM 22 A building is sited 1o ensure the site best achioves the following
= The maximum separation distance between the bullding and the bushfire hazard,
» The buliding is in close proximity to a public road

s Access can ba provided 1o the building for emergency service vehicles

AM 23 A building is designed to be responsive o the landscape nisk and raduca the impact
of bushfire on the bullding
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Assessment

Measure Comments

AM2.1 The proposal incorporates proposals to mitigate fire hazard and the
surrounding landscape also contains some mitigating factors such as
cleared farmland and existing dwellings within clearings that are
accessible to firefighting vehicles.

AM2.2 The buildings are sited within a clearing and setback to provide
appropriate separation from adjacent bushland. The buildings are
located reasonably close to a public road and access to fire vehicles is
to be provided in accordance with relevant CFA standards.

AM2.3 The buildings are of fire safe construction and will meet the relevant
BCA requirements together with the standards set out in the relevant
Australian standard applicable to the BAL rating.

Clause 53.02-4 of the Planning Scheme provides as follows:

53.0242 Defendable space and construction objective

Defundabile space and bailding constraction matigate the effect of flame contacy, radiant heat and

nbers on bualdings

Approved measures

Moasure Reguirement

AM 3D A bukdng used for a Sweling {echuding an mxtension o alemtion 1o a dweling). »

tnpandent person's unt. industry, ofos of reisdl

premises 15 provded with delendabio

apace n oocordance witn

o Table 2 Columes A, B or C and Tatie 8 1o Clsuss 53.02-5 whotly within e ite
boundares of the land; ot

« I thove ore sigrehcam siing constraints, Table 2 Column D and Table € to Clause

83.02-8

bng in cormiructed 10 the Dushire stisck level thal comesiords 1o the delendable

spaco rovided In accordance with Table 2 to Clause 53.02-5

AM 32 A buldng used e scoommodaton jolher Than & dewiling of Sepandenl perscn's unt), &
chidd camm cenlie. an sducabon oeite, # hosplal. lemune and mcresbon of & place o
sssemoly o
o Provded with Osfendabhs Space n Accotiaencs with Tatilo 3 and Table 6 10 Cliess

53.02-5 whelly witun e tw
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Assessment

Alternative measures

Requirement

Alte 33 Aoiniog Innd may Do INC0ad 88 OMHNGIDIE SDACO WHOrH T 18 § FESONAlG SESUNCCH
that e Bnd will remain or condinue 1 be managed i that condon as part of tha defendabio
MNaace

AltM 34 Deforciablo spaco and iha bushire attack lovet 1s detormined using Methoa 2 of

ASIESE- 2008 Constructon of bulings i bushire prove aimes (Standords Ausiraiis | sutyect
o any gudance publishaed Dy the relevant fire authorry

ANMM 3.5 A Bulding used for & Owesing (INCRAANg an s or) Of alloration 10 & dasiing) may peovide
defarcabie space to the property boundary whare [t can be demonstrated that

»  The lot has scoess 1o urtan, lowrehip or ofher sreas whers
Protection can be peovided hom w monct of axtrame busihline bedurdour
Fusl is mansged in & rmentmum fust condition

There is sucent datance or shiaking io protect peaple from direct fame contact
or ik levels of radiant hoat.
s Lo defoncable space and o higher cormtrucion standard is appropriale havwng regard

10 the bushiies hazard landscape asssssment

s The cweling is construcied o & bushire sttack level of BAL FZ
Ths allemative measure only appiies whete The requrements of AM 3.1 cannol be mel

AlRM 1.6 A buddng usaed for accommodation (ather than a dwsling or dependent person s urit), chic
care centre, education cenre, hospital, leisure and recreaton or place of assembly may
provide defendable space in nocoedance with Table 2 Colurena A, B or C and Table 0 1o
Clauss 53.02-5 whees It c ba demonsiraded thal

» A integraledg Rpgroach 10 ek Management has bean ARt Tl consianrs

ha chamacianstics of the Ikaly future occupants Inchuding their aga, mobiity and
capachy to svacuste during o bushfre emergency

The imended raquency and nature of 0CCupason

The effecivensss of IOposed EmnaTgeecy MANAgErEn] ATAngements. INCadng &
machaninm 10 securs implementation

o Loks defendable spacs nnd 8 hgher constructon stnmdard Is nppropriate having regatd
%0 tha bushfve hazord odicaps ASSassment

Measure

Comments

AM3.1

The defendable space in accordance with the relevant standard can
be achieved.

AM3.2

Not applicable
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Clause 53.02-4.3 of the Planning Scheme provides as follows:

53,0243 Water supply and access objectives

A stutic water supply is provided to assist in protecting property

Vehele access s designed and constructed to enhiance safety i the ovent of a bushfire

Approved measures

Measure Requirement

AM 4N A butldng used %o a dweling (Includng an ension or aeralon o a dwsling ). a dependant

porson’s untt, Incustry, affice or retal promises & provided with

» A ntalic water supply for fire Aghling and property prolection parposes spectied n Table
4 10 Clause 53.02-5

o Vohicie scooss Nl is designed and consrucied as speclied In Tabie 5 % Clause 53 02-5

The withet supsly may be i the sume Lank nu ofher waler supphes provicied (N s separils

Oulat i ressrvad for Sre fighting walter supphies

AM 42 A dulding used for accammodabion {other than a dweilng or dapendent person s unit), chid
care cantre. education centre, hospilal lesure and recrealion or pdace of assambly s provded

with

o A shalic wader suppty for fre Sghling andg property prosaction purposes af 10,000 It

Ppor 1,500 sipanre mstres of 5001 space up to 40 000 res
o Vehucle scosss (hat in designed and conatrucied s speciied n Tatse 5 1 Clause 53 025

o AN TNOQIMSd ADPCOSCN 1O FIBK MANnBgamMan! INAT SNBUNMES Ihe Waler supply and acoons
mrtangaimenis will be efeclive hesed on he chamctemsios al 1he Skely futuie occupants
Incluming thasr age, motdity and capacty 0 avacuite durmg a bushive amepancy

The water supply may Be In the same lank as oliver waker sugipies provided that a separaio

DU I8 renarvedd for Bre Nghting wober supplion

Assessment

Measure Comments

AM4.1 A water storage facility is provided in accordance with the standards
and access to the water supply will meet all relevant standards.

AM4.2 A water storage facility is provided in accordance with the standards
and access to the water supply will meet all relevant standards.
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Environmental Significance Overlay

The land is in an Environmental significance (ESO3) area.

a

ESO - Environmental Significance Overlay

e due to overiar me overdays moy not be visitde, and some colours may not match those in the legend

42.01 ENVIRONMENTAL SIGNIFICANCE OVERLAY
e Shown on the planning scheme map as ESO with a number
Purpose

To implement the Municipal Planning Strategy and the Planning Policy Framework.
lo identify arcas where the development of land may be affected by environmental constrints

To ensure that development 15 compatible with identified environmental values.

The site contains some vegetation which is to be conserved. A plan has been prepared to
maximise the conservation value and maintenance.

The Planning Scheme provides:

42.011 Environmental significance and objectives
nwren
e A schedule to this overlay must contiin:

= A statement of environmental significance

s The environmental objectives to be achieved.

The project has been devised to meet the objectives.
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The Planning Scheme provides:

42.01-2 Permit requirement
WA
e A permit is required to:

« Construct a building or construct or carry out works, This does not apply if a schedule to this
overlay specifically states that 2 permit ks not required,

s Construct a fence if specified in @ schedule to this overlay,
s  Construct bicycle pathways and trails

«  Subdivide land. This doex not apply if & schedule to this overlay specifically states that a peroit
is not required.

o  Remove, destroy or lop any vegetation, including dead vegetation, This docs not apply:
If a schedule 10 this overlay specifically states that a permit is not reguired
If the table to Clause 42.01-3 specifically states that a permit is not requered.

To the removal, destruction or lopping of native vegetation in accordance with a native
vegetation precinet plan specificd in the schedule to Classe 5216

A Permit is required.

The Planning Scheme provides:

42.014 Application requirements
e An application must be accompanied by any information specified in & schedule to this overlay.

There are no schedule items prescribed.

The Planning Scheme provides:

42.01-5 Decision guidelines
v Before decading on an application, m addition to the decision gusdelines in Clause 65, the responsible
uuthority must consider, as appropeinte:

s The Municipal Planning Strategy and Planning Policy Framework,

o The statement of environmental significance and the envirc al objective cont lina
schedule 1o this overlay.

o The need o remove, destroy or lop vegetaton 10 create a defenduble space 10 reduce the risk
of bushfire 1 life and property.

o Any other matters specified in a schedule to this overlay.

The proposal meets the guidelines.
ESO3

The Planning Scheme provides:

Mesan SCHEDULE 3 TO CLAUSE 42.01 ENVIRONMENTAL SIGNIFICANCE OVERLAY
Shown on the planning scheme map as ESO3,

SOUTH-EASTERN RED-TAILED BLACK COCKATOO HABITAT AREAS

Schedule 3 applies.
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The Planning Scheme provides:

1.0
samicm
iy

Statemment of environmental significance

The Red-tuiled Black Cockitoo (Calyptorhynchus banksh graptogyne) of south Australia
has been classified as an endangerod sp The current population s § at approxi ly
1500 birds. The species faces & range of threats that must be sddressed 1 its extinction bs 1o be
prevented,

The South-castern Red-tuled Black Cockatoo is & highly nomadic species and its population runges
throughout much of the Glenelg Shire’s rural distnct. The only other arcas where the species is
found mclude parts of the West Wimmera Shire in Victoria, as well as part of the Tatiara District
Council, Narscoorte-Lucindale Council. Wattle Range Council and District Council of Grant in
South Austrafia. The absence of South-castern Red-tailed Black Cockutoos froom a locafity within
its range does not mean that the locality does not provide habitat for the species,

The South-castern Red-tailed Black Cockatoo's foeding babstat is mainly located on public land,
while much of its Encalyptus nesting habetat is located on peivate land. Scattered, mature paddock
trees represent particulorly importans habitat for South-casicen Red-tiled Black Cockatoo, both
as feeding andd nesting habitat. Live and dead hollow-heuring cucalypts provide suitable nesting
stes for the species, while Brown Stringybark Eucalypaus baxten and Desen Stnagybark Encalyptus
arenacea provide feeding habstat for the species, The feeding and g habatat of the South-custern
Red-tnled Black Cockatoo must be protected in order to secure the long-term survival of the
spocics.

Thus policy supg the objectives of the National Recovery Plan for the South-Eastern Red-Taiked
Black Cockatoo, including increasing the populstian size by p % pesting babitst smd outigating
agamnst food shortages, This policy plays o significant role in ensuring that there are ndequestc
nesting and feeding resources available to support the species inw the future

The conservation of the site will enhance the significance.

The Planning Scheme provides:

TSN
e ]

Environmental objective to be achieved
To protect and conserve the critical habitat of the end | South- Red-tmled Black

Cockutoo through the retention of live and dead hollow bearing trees within the bird's range and

the resention of Brown Stringybark and Desert Stringybark trees within the bird's known feeding

arca,

The objectives are satisfied.

The Planning Scheme provides:

3.0

2oan2ans

Crotgey

Permit requirement
A permit is not required to;

«  Comstruct a building or construct or carry out works,

«  Subdivide land where o proposed boundary is not within 4 metres of uny vegetation, imcluding

dead vegetation.

«  Remove, destroy or lop vegetation in accordance with a Property Vegetation Plan approved by
the responsible authonity and eadorsed by the Department of Environment, Land, Water and

Planning.

= Remove, destroy or lop the minimum extent of native vegetati y for the op

and maintenance of existing fences. The clearing along both sides of the fence when combined

tast ot exceed 4 metres in width, except where lund has already been cleared 4 metres ot

more along one side of the fence, then up to | metre can be cleared along the other side of the

fence,
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»  Remove, deswoy or lop the extent of vege y W0 obeain bl
armounts of wood Sor preraimal tse by the owser of cecupier 0f the land. Persinul use means
ween such me heating snd cooking, butidimg sad Sence construction on Fand snd hobbies such
s ants and craft. This exemption does not apply 10

Comiguous lund i one oweersiisp the das an aeea of low San 10 hectares.

The remmenal, destraction or lopping o native vegetation by matn odher tham cutting or
choppimg.

A stundisg nanive tree (Inclading & dead oe ) with o orunk dumener of 40 centimetres o
trone Al & height of 1.3 metres above ground level

Brown Strmgyberk Escadyprn haxrors oe Desert Stringybark Eucalipvas arenacew with &
trunk diameter of greater than 30 centimemes ot |3 metres above ground level

A bollow Bearing eucalype see.

o Remove, destroy on Jop any dead veg undess the &2 hollow hearing Eacalypees
tree with 2 trusk diameter greaser than 40 centimesres at 1.3 setres above groond level.
o Remunvg, destroy or lop any live vogetstion, unles e vep n
A hollow bearing eocalype wee

Brown Strangy beek Sacalipn Aaerd ce Desert Sringybark Sucalypwar. arenacss with &
trunk Qiamseter of greater than 10 contimetres 1 1.3 metre above ground level,

A permit is required.

The Planning Scheme provides:

5.0 Decision guidelines
Crosgmy The following decision guidelines apply to an application for a permit under Clause 42.01, in

addition to those specified in Clause 42.01 and elsewhere in the scheme which must be considered.
as appropriate, by the responsible authority:

The significance of the vegetation identified for removal as potential nesting and/or feeding
sites for the South-castern Red-tiled Black Cockatoo.

The significance of vegetation in relation 10 the levels of hollow bearing cucalyptus trees or
Stringybark in the vicinity.

Strongly discourage the removal of seattered paddock Brown or Desert Stringybark trees.
Whether the clearing of Stringybark rees and hollow beanng cucalyptus trees can be avoided.

Whether proposed vegetation offscts are commensurate with the significance of vegetation to
be removed as habitat for the South-castern Red-tailed Black Cockatoo.

Preference will be given to offsets designed 10 achieve no net loss of habitat and which deliver
the following to the satisfaction of the responsible authority:

Generate a gam in South-castern Red-tailed Black Cockatoo habitat values equivalent 1o,
or 1n excess of, the loss of habitat values caused by removal or destruction of vegetation.

Protection of trees with an equivalent or greater level of risk of loss as that of the trees being
removed.

Providing for the future provision of habitat,

Offsets may be taken as consistent with the preceding guidelines where an offset delivers, in
the case of Stringybark trees:
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Protection of the same species and comparable size of trees as those proposed for removal
at n ratio not less than 4 wees for every | tree removed

Recruitment of 10 new trees of the same species as that removed for every | tree removed.

Protection mcludes appropriate on-title agreement prior to removal,

« Inthe case of hollow-beaning Eucalyptus trees

Protection of the same species and comparable size of vegetation as that proposed for removal
at i ratio of not less than 10 trees for every | tree removed,

Provision of suitable artificial hollows with dimenstons appropriate for the species at a rutio
of 1 hollow for each | suitable hollow 10 be removed, until at least one suitable natural
hollow is produced

Protection 1s secured by appropriate on-title agreement prior to removil.

«  Any relevant guidance or objectives for the species outlined under the Environment Protection
and Biodiversity Conservation Act 1999 ot the Flora and Fauna Guarantee Act 1988, including
uny subordinate documenis

The project responds in a positive way to the objectives.

Planning Overlays

92 % 6/92 =

292 2192 92 ., 92

[_ ] SLO - Significont Landscape Overlay

te due to overlog me overiays moy not be vinible, and some colours may not match those in the legend

The Planning Scheme provides:

4293 SIGNIFICANT LANDSCAPE OVERLAY

VEME  chown on the plonning scheme map a3 SLO with 2 amber

1o krplement the Municipal Moraing Strategy and the Flonning Policy Framework:
To kantify significant laedscape

To consary= ard srhance tha character of significant londscapas
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Assessment

The proposed development is shielded from view by vegetation and is low in form.

objectives and various criteria are met.

The Planning Scheme provides:

42,034 Landscape character and objectives

)
schadule v ths orverloy must Lpanl 3
- ent of the noturs and k f vhe bon e
s  Thelondscopes chaxocter obie - = ook -

Assessment

The proposed development is shielded from view by vegetation and is low in form.

objectives and various criteria are met. The proposal meets Schedule exemptions.

The Planning Scheme provides:

42.03-2 Permit requirement

o Corstract a bulding of COnstruct or carry out works. Ths does nos opgly
I o schadife to this overbay speacfically state: that o pasenit = not raqukad

To the carduct of asricultusal actniten nchidng ploushing and fercing (bBut not the corstrection of

Jerna) undass O SpoC B requremant for That activ ipecTios In o schochthe 10 thio ovarbay

. f Il fer pacPied in the scl e orh

s Hemove, de ¢ lop ary vegetatioo spac fed ir hedule 10t erloy TH = rot oppk
I the 1cdbe ¢t 5] ) o Sl that o peerr r T3

TO e rarnonal, ceatraction oe lopgang Of nimlve vegetation in accardance with  rative vegetatics
precinct plon speciffed in the schedule to Clause 52K

Assessment
The proposal meets Schedule exemptions.

The Planning Scheme provides:

42.03-5 Decision guidelines

199 Before decidng on on opplication, o addition to the decizion guidelines in Clouse 85, the resporc le author ity
Frast CONSKaa, 08 opex O late

»  The Municipal Plarning Strategy and the Flanning Policy Frameword

= The statermeant of the rnature ond key elaments of the londucope and the landicapa charocter obyactive

coetained in 0 scheduls to this cveely
»  The cosservation and anhancemant of the lonckicops volues of the area

®  The need 1o remove, destroy o 109 vegetation to craata o defandolile space to reduce the risk of bushfire 1o
life and propert,

w  The irpoct of the proposad buldings and works on the londscope dus to beight, bulk, colour, genecal

uppeatence of the need 1o femove vegatatior

*  The extent to which the balldings and weeks are designed to enhonce or pramate the landscope charocter

objectives of the area
a  Thergaoct of Buildings ond wotks <6 significont viem:

s Any other matters specified inaschaduda to this overkoy

Assessment

The

The
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The proposal meets Schedule exemptions.

The Planning Scheme provides:

SCHEDULE
s Lo (o]
Toagely
1.0
s0lg

Assessment

The proposed development is shielded from view by vegetation and is low in form.

SCHEDULE 1TO CLAUSE 42.03 SIGNIFICANT LANDSCAPE
OVERLAY

Hown on the planning scheme mop as 8101

GLENELG RIVER ESTUARY AND SURROUNDS

Statement of nature and key elements of landscape

The Glersdg River Estuary ond surrounds is o cegh

rally signiftcant ardicape o5 the confuence of the Glenasd)
River astucry, the Southern Oceon, ond the coostol acgs

The Qlarsds River Extusry bat o wild and windewept charocter thot b dominoted By the nitersection of ity st2ong

handacaps slaments, including the
with the settamant of Malicn nested discreetdy within the landzc

e s, And Fernnant Vegetarion It i open ard unchimered,

e, buldings kargeby concealad by vegatation

Tha strorg coovtal sdge Is dominoted by sondy beaches, ¢ controst with the dures and kabes bebind

This type of londicope & neracskgly 1ore on the Victoros

The bandscope’s Visdd significance i erhanced by arvdronumental and visitdr atractions The Gleralg River
Estucry s the longest in Victoria acending 75 Kicrretr es from its mouth reat Nebion and flowing through the

Lowes Glerelg Natlordl Park ond the Discovesy Ba | Pk It 1z o Rarmssr wethard of rternotioral

enificomcs with & guiwtied Bourdsty noer the £r Nt Sy otactior

woll §

Peelsor is the stoetiry tfor one of ther "
Nalke In oadrion, the Glerslg River Herltags Area ls listed under the Marftoge Rivers Act

wtur ol ond londscops viabie

objectives and various criteria are met. The proposal meets Schedule exemptions.

The Planning Scheme provides:

2.0

Sosha

Assessment

The proposed development is shielded from view by vegetation and is low in form.

Landscape character objectives to be achieved

To prazect bocdly sigrarscar c i vistas, to
fram Nelson-Porthard Rad

y anvd cther natue o loncform

) ape wher
To retan the undeveld harocter of cocstal dures, wa J o aries noce o i
adpe of this |andicope

To minimise any increase 'n develogmens visible above the dunes and coastal vegetomion outside settdements
when viewed from the beach, foreshoes or offshoce b scouroging

o DboHdings set high on durea
w  developreat thot will Be visités on the syne

*  buldngz s=con viible ridg= lnes ard viually promnens bl faces

ted barvds w3 to the zettlement of Nelson, which soften the interfoce of bullt and rural

valds exparaion of by cr=as beyoad current boundor e

objectives and various criteria are met. The proposal meets Schedule exemptions.

The Planning Scheme provides:

The

The

Planning Report

Page 38 of 45



Bernie Wilder and Associates 3 May 2026

3.0 Permit requirement

200012023

e
CI0€589 4 Doemmit = recuirad to

= Corstructa fance, except tronsparent farces {ag tmber post roll wire fancing] and sclid fencing below 1.5
metres In height

= Ramove any vegetation, except
reqiired 10 be bopped or removes foe warks associened with tha muntenance of a mirce ueility

- Megetaric
natobotic

\

= Toremovs any vesetation o ansble the construction or maintenances of o to & rratre wide velicls occess
2:r0%s 0 1003 resarve from a property boundary to a public rood, subject to ousthotization froem the
relovont pablic lond manager, urdess there & a proctica opportinity to site the access 10 avold the

seeroval ce desruction of veostation

= Toeemove dead vegetation
= To kg <€ (orrous non-1vative vegatatorn, If It includes:
«  pranng hedgng ce mowing

« vegemtica leas than & metres n helght with o trunk dlameter of lecs than 40 centimetras ot 13 retres
obave ground level

A permit s

Ot recpiredto

»  Comamect a bualding or alter or mcend an exizting bulding wsed foe ogricubure where all of the tollowing are
et
the gross floor orea i= 70 square metres or |ess
- the bulldng beight is 6 metres or lesy cbove natural ground leved

« the bullding iz set bock ammimum
* 200 metres from the edge of the coastal clffs or dunes os identfed by kand In the Public Pork and
Recraation Jooe
o 500 matzes trom the Geaat South West '‘Wall: ot dentified on pulbdic meps; and

o 00D Mmetes

@ Glenalg River and Estucey.

s Construct a dwealling wheea all of tha following cee et
the dwalling haight iz 6 metres or lezz above natural ground beved

- the dwelling = a1 back o minkmum

* 300 metres from the edge of the coostal cliffs ce dures on dentified by land in the Public Fork and
Recrastion Zoee

« 500 metres from the Great South West Wolk oz identified on public mopz and
o 100 matres from the Slencly River and Estucry
s Undestoke works by o public outheeity telotng Lo wates manogemeant o anvironrreantol irngeoverments,

»  Undertake development by or on behalf of the public land manoger that & gerecally In occordonce with plans
cppraved uncer the Marike and Coastal Act 2018 the National Parks Act 1375 ot the Crowe Lond (Rassryee)
Ast 1973

Assessment

The proposed development is shielded from view by vegetation and is low in form. The
objectives and various criteria are met. The proposal meets Schedule exemptions.

The Planning Scheme provides:

o . N
4.9 Application requirements
2000112023
CIoely  1he following application requirements apply o an apglication for o permit under Classe 4203, In addition W
thoze spacified alsewhare in the schemes and must accoenpany on apglication, as opprogpriate, to the zatisfoction
of the cesponsible outhoety:

« Adetalled site evahaation which considers the existing landscape context inchuding topogeaphy, vegatation
(specias, location and charocter ), and views to the site from roods, settlem=nty, publicly occess Ble woterways,
recragtion, and towe lsm locotons

« Akndscope plon that demonstratas the use of species caggeopeiate for the kacality, Including ren-invasive
native/exotic plants that are o faagture of the charactar of the area. and how the offacted crea will bs
tarradioted aftar developersant

Assessment
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The proposed development is shielded from view by vegetation and is low in form.

objectives and various criteria are met. The proposal meets Schedule exemptions.

The Planning Scheme provides:

3.0 Decision guidelines

NSNS

cloeaels . Howitws decision guidaliess cpely to of opglication for o permit undes Chause 4209, in oddion to thoss

specified in 204 and elseahore In the scherme which rrst be considered as oppropriate, by

the respareBle authority

s ‘Ahether the develogrrant ancroaches into oc Iz visble within $00 metres of scenic coastol viewpaints,
lockouts, and the Geaat South Weet Walk (outside the e ban grea of Nefion

»  ‘Ahether the devaloperent it designed ond sited
ow on dhopes,
ANCOQST VaSatation: ard
bz o foem conforming to the topogr aplyy of the land retaining natur al anddéee rural character
s UWhether devalogmment sed autside of the urban arec of Nelsce
S13INE Views and vegetation

ks w0 urceveloped orecs vaible from the Portdand-Melson Rood, Beach Road, and the Olenslg
River

o Whether developerant loomad within the urbon ores of Nelson & set bock o sufficient diEstoncs

fromm the Glensds B rver o that 1 ls not visble batind Indigerous vegatation feom the rver adge

to allow for the protes habilitation of o substantial area of riporion vagstation.
»  Whather bukaings nece the Glenedy River Estuary are fow scole
o ‘Whether developimant within the coastd strip is

ted o the indand shope of dunes ond doed not protruds obove the sune cidgeline,

sufficiently set omongst existing vegstation ord maximises the retantion of ndigenous coastal vegstation;

using approprlat= Indigenous toton to Integrate the development into the landscope; designed to

follow the roturad contours or step down the site;

tecd 10 avold visually dominasst alevations

minimising oveslooking of the foceshors; and

avoiding access into highly vizible oc undistuebed oreas

s ‘Whathee develogament bias regotd to Sooatal Spoces Landsonpe Assessmant Sty (Blanisphara 2008), iy

particular the relevant Chorocter Areo Poper

Assessment

The proposed development is shielded from view by vegetation and is low in form.

objectives and various criteria are met. The proposal meets Schedule exemptions.

The

The
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Clause 65.01 of the Planning Scheme provides as follows:

65.01

BTN
veias

APPROVAL OF AN APPLICATION OR PLAN

Before deciding on an application or approval of a plan, the responsible authority must consider,

d4S approprate

The matters set out in section 60 of the Act

Any matter required to be considered in the zone, overlay or other provision

Factors likely to cause or contribute to land degradation, salinity or reduce water quality.

Whether the proposed development is designed to maintain or improve the quality of stormwater

The extent and character of native vegetation and the likelihood of its destruction.
Whether native vegetation is to be or can be protected, planted or allowed to regenerate

The degree of flood. erosion or fire hazard associated with the location of the land and the use,
development or management of the land so as to minimise any such hazard

-
« The Municipal Planning Strategy and the Planning Policy Framework
« The purpose of the zone, overlay or other provision
-
« The orderly planning of the arca
= The effect on the amenity of the arca.
« The proximity of the fand to any public land.
.
-
within and exiting the site.
.
-
.
-

The adequacy of loading and unloading facilitics and any associated amenity, traffic fow and
road safcty impacts

I'his clause does not apply to a VieSmart application.

An assessment of the relevant issues is set out as follows:

Issue

Comment

The matters set out in Section 60 of the
Act.

The proposed has been devised to meet
relevant criteria.

The Municipal Planning Strategy and
the Planning Policy Framework.

The proposed has been devised to meet
relevant criteria.

The purpose of the zone, overlay or
other provision.

The proposed has been devised to meet
relevant criteria.

Any matter required to be considered
in the zone, overlay or other provision.

The proposed has been devised to meet
relevant criteria.

The orderly planning of the area.

The proposed has been devised to meet
relevant criteria.

The effect on the amenity of the area.

The proposal is unlikely to have any adverse
impacts.

The proximity of the land to any public
land.

The land remote from public land.
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Factors likely to cause or contribute to
land degradation, salinity or reduce
water quality.

The proposed has been devised to meet
relevant criteria.

Whether the proposed development is
designed to maintain or improve the
quality of stormwater within and
exiting the site.

The proposed has been devised to meet
relevant criteria.

The extent and character of native
vegetation and the likelihood of its
destruction.

No vegetation is to be removed other than part
of a planted garden. The proposal involves
further plantings.

Whether native vegetation is to be or
can be protected, planted or allowed to
regenerate.

No vegetation is to be removed other than a
planted garden. The proposal involves further
plantings.

The degree of flood, erosion or fire
hazard associated with the location of
the land and the use, development or
management of the land so as to
minimise any such hazard.

The proposed has been devised to meet
relevant criteria.

The adequacy of loading and unloading
facilities and any associated amenity,
traffic flow and

road safety impacts.

The proposed has been devised to meet
relevant criteria.

The proposal is consistent with the assessment criteria.

Environmental Factors Assessment

The following is an assessment of relevant factors:

Factor

Comments

Zoning considerations

Allowable use in the zone and consistent with surrounding
land uses. No likely adverse impact.

Overlay considerations
proposed.

Buildings within BMO area,SLO1 and ESO3 area. Mitigation is

Site features and
suitability

Land is relatively flat and all relevant services are available.
Access meets relevant standards and uses a main road
system. No likely adverse impact.

Current use

Vacant Land with shed.

Previous use

Vacant. No likely adverse impact.
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Surrounding land use

Farming and Residential. No likely adverse impact.

Contamination

No known issues and there does not appear to be any past
history of sheep dips, pesticide spraying or activities likely to
have caused contamination based on enquiry. No likely
adverse impact.

Hours of operation

No likely adverse impact.

Access

Access to existing public road. No likely adverse impact.

Traffic considerations

A detailed traffic assessment indicates that all criteria are
met. The traffic generation is relatively low compared to
existing traffic on the road. No likely adverse impact.

Parking

Parking to be available on site. No likely adverse impact.

Manoeuvring

There is adequate space available. No likely adverse impact.

Loading and unloading

There is adequate space available. No likely adverse impact.

Disabled access

There is adequate space available. No likely adverse impact.

Utilities

All relevant services are available. No likely adverse impact.

Social impacts

Will employ local people during construction. No adverse
impacts likely.

Visual intrusion and

Screening vegetation in place and proposed. No adverse

prominence impacts likely.

Privacy Screening vegetation and fencing in place. No adverse
impacts likely.

Streetscape Screening vegetation in place. No adverse impacts likely.

Setbacks Screening vegetation in place. No adverse impacts likely.

Neighbourhood character

Screening vegetation in place. No adverse impacts likely.

Acoustic considerations

Meets all relevant standards. No adverse impacts likely.

Views

Screening vegetation in place. No adverse impacts likely.

Overshadowing

Remote from housing. No adverse impacts likely.
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Economic impacts

Substantial investment proposed and ongoing jobs. No
adverse impacts likely.

Water pollution

Water drainage system meets Council requirements.
Siltation and sediment control proposed. No adverse
impacts likely.

Air pollution No adverse impacts likely.

Flooding Drainage control designed to meet Council requirements. No
adverse impacts likely.

Erosion Drainage control designed to meet Council requirements and

design includes sealed roads and siltation control. No
adverse impacts likely.

Sedimentation

Drainage control designed to meet Council requirements and
design includes sealed roads and siltation control. No
adverse impacts likely.

Excavation Land regrading using appropriate best practice. No adverse
impacts likely.
Heritage CMP not required. No adverse impacts likely.

Aboriginal artefacts

CMP not required. No adverse impacts likely.

Vegetation

Proposal involves landscaping using endemic species. No
adverse impacts likely.

Tree removal

No further clearing proposed other than part of a planted
garden. No adverse impacts likely.

Landscaping

Landscaping in place. No adverse impacts likely.

Threatened species

No threatened species known to site. Revegetation using
endemic plants will improve habitat value. No adverse
impacts likely.

Koalas No koala habitat known to site. Revegetation using endemic
plants will improve habitat value. No adverse impacts likely.
Cultural The region has a long tradition of supporting Forestry,
Farming, Transport and Heavy Industry. No adverse impacts
likely.
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hazards No dangerous chemicals or substances involved. No adverse
impacts likely.

Fire Low risk as open environment. CFA requirements to be met.
No adverse impacts likely.

Waste management Other waste to be conveyed to tip. No adverse impacts likely.
Energy No motive power. No adverse impacts likely.
Sustainability Significant investment involved and designed to be ongoing.

No adverse impacts likely.

Amenity Due care in design to mitigate any adverse impacts. No
adverse impacts likely.

Other Nil.

Conclusions

The proposal meets the objectives and detailed requirements of the Planning Scheme and has
been devised to fit in with the character and layout of allotments in this area.

The proposed use has been designed to have due regard to relevant environmental
considerations and involves retention and sustainable management of existing vegetation.
The area is zoned for rural purposes and the proposal is consistent with that purpose.

Bernie Wilder
Bernie Wilder and Associates

3 May 2026

Planning Report Page 45 of 45





