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1. INTRODUCTION 
This application proposes a staged development of land in association with two dwellings for 

the purposes of developing the site for accommodation.   

The staged development is to be used by family members who initially will build the first 

dwelling and then when the second dwelling is constructed use that as the family home and 

then use the other dwelling for holidays accommodation. 

The address is known as Crown Allotment 45 Section B Parish of Bealiba, 65 Queripels Road 

Bealiba and totals 8.053 hectares in area.  The lot is not encumbered on title with any 

covenants or agreements. 

The planning application is accompanied by various documents, including: 

• Application form 

• Elevations of dwelling  

• Site Plan 

• Planning Report  

• Titles and Title Plan 

2. SITE DESCRIPTON, SURROUNDING AREA & SITE INTERFACES & 

LAND USE 
2.1 SUBJECT SITE 

The subject site is a regular in shape and is generally flat with an elevation of 230 metres that 

runs through the centre of the site.  The site is generally devoid of native vegetation, with the 

exception of a tree with the remaining land sown to pasture.  There are two dam located on 

the site, with one on the northern boundary that runs through the dam and the other running 

along the southern boundary.  The site is accessed from a gravel road off Queripels Road to 

the north. The site is bounded by Bealiba Rifle Range Road to the west, Queripels Road to the 

north, Baxter Road to the east and Whiteheads Lane to the south.  It is located 1.6km north 

west of the township of Bealiba. 

The immediate area is usually lots of similar size and the land adjoining the site to the east 

and west being vacant with areas of native vegetation.  Land to the north is heavily vegetated 

and developed, with lots to the south developed and used for cropping and grazing. 



 
 

 
 

 

Figure 1: Aerial of Subject Site 

 

 

Figure 2: Aerial of Subject Site and Surrounding Area 



 
 

 
 

 

Figure 3: Lot Layout (LASSI Dec 2021) 

3. PROPOSAL 
The application seeks permission of a staged development of two dwellings.  As 

discussed in the introduction the owners wish to build the smaller dwelling and live in 

and when the other dwelling is completed use that as their permanent residence whilst 

using the other dwelling as holiday accommodation. 

Dwelling 1 is to be sited 100 metres from Queripels Road to the south, and 85 metres 

from the west boundary. 

The dwelling is single storey, with dimensions 19.5m x 9m and constructed from 

colorbond cladding with the following floor plan: 

• Alfresco, lounge, meals, kitchen, wip, laundry, bedroom 2, 3 and 4 with robe, 

retreat, bathroom, Bedroom 1 with wir and ensuite and double carport. 

Dwelling 2 is to be sited 149 metres from Queripels Road to the south and 25 metres 

from the west boundary. 

The dwelling is single storey, with dimensions 16.5m x 8m and constructed from 

colorbond cladding with the following floor plan: 

• Alfresco, lounge, kitchen, laundry, bathroom, bedroom 1 with ensuite and robe, 

bedroom 2 and 3 with robe, and double carport. 



 
 

 
 

Each dwelling will be provided with water tanks including the appropriate fittings for fire 

fighting purposes. 

The dwellings have been sited where no native vegetation is impacted with the proposal, 

including the existing access to the site which avoids any native vegetation removal.  

The Land Capability Assessment has been prepared with provides details for the 

appropriate system and effluent disposal fields. 

The Bushfire Management Statement has been prepared where it is requested that the 

Bushfire Management Plan conditional upon approval. 

 

 

 

 

 



 
 

 
 

 

4. PLANNING PERMIT TRIGGERS 
Clause 35.03-2 Rural Living Zone  

Clause 35.03-4 Rural Living Zone 

Clause 44.01-2 Erosion Management Overlay 

Clause 44.02-1 Salinity Management Overlay 

Clause 44.06 Bushfire Management Overlay 

5. ZONES 

5.1 RURAL LIVING ZONE 

The purpose of the Rural Zone is: 

 

• To implement the Municipal Planning Strategy and the Planning Policy Framework.  

• To provide for residential use in a rural environment.  

• To provide for agricultural land uses which do not adversely affect the amenity of 

surrounding land uses.  

• To protect and enhance the natural resources, biodiversity and landscape and heritage 

values of the area.  

• To encourage use and development of land based on comprehensive and sustainable 

land management practices and infrastructure provision. 

 
Figure 4:  Zoning Map 



 
 

 
 

6. OVERLAYS 

6.1 VEGETATION PROTECTION OVERLAY – SCHEDULE 1 

The purpose of the Vegetation Protection Overlay is: 

• To implement the Municipal Planning Strategy and the Planning Policy Framework.  

• To protect areas of significant vegetation.  

• To ensure that development minimises loss of vegetation.  

• To preserve existing trees and other vegetation.  

• To recognise vegetation protection areas as locations of special significance, natural 

beauty, interest and importance.  

• To maintain and enhance habitat and habitat corridors for indigenous fauna.  

• To encourage the regeneration of native vegetation. 

The proposed development has been sited where no native vegetation is impacted and 

therefore no assessment has been undertaken. 

 

Figure 5:  Vegetation Protection Overlay Map 

6.2 BUSHFIRE MANAGEMENT OVERLAY  

The purpose of the Bushfire Management Overlay is: 

• To implement the Municipal Planning Strategy and the Planning Policy Framework.  

• To ensure that the development of land prioritises the protection of human life and 

strengthens community resilience to bushfire.  

• To identify areas 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. 

Pursuant to Clause 44.06-3 application requirements must be accompanied by a bushfire 

hazard site assessment, a bushfire hazard landscape assessment and a bushfire management 

statement.  

 

Figure 6: Bushfire Management Overlay – Map 

6.3 EROSION MANAGEMENT OVERLAY  

The purpose of the Erosion Management Overlay is: 

• To implement the Municipal Planning Strategy and the Planning Policy Framework.  

• To protect areas prone to erosion, landslip, other land degradation or coastal processes 

by minimising land disturbance and inappropriate development. 

 

Figure 7: Erosion Management Area – Map 

 



 
 

 
 

 

6.4 SALINITY MANAGEMENT OVERLAY  

The purpose of the Salinity Management Overlay is: 

• To implement the Municipal Planning Strategy and the Planning Policy Framework.  

• To protect areas prone to erosion, landslip, other land degradation or coastal processes 

by minimising land disturbance and inappropriate 

 

Figure 8: Salinity Management Area – Map 

7. PLANNING POLICY FRAMEWORK 

CLAUSE 11.12-2 ENVIRONMENTAL ASSETS  

This clause is of relevance as its objective is to protect environmental and heritage assets, and 

maximise the regional benefit from them, while managing exposure to natural hazards and 

planning for the potential impacts of climate change.  

CLAUSE 12 ENVIRONMENTAL AND LANDSCAPE VALUES  

This clause is of relevance as it identifies that planning should help protect the health of 

ecological systems and the biodiversity they support (including ecosystems, habits, species 

and genic diversity) and conserve areas with identified environmental and landscape values. 

In summary Planning should protect, restore and enhance sites and features of nature 

conservation, biodiversity, geological or landscape value. 

CLAUSE 12.03-1S RIVER CORRIDORS, WATERWAYS, LAKES AND WETLANDS 

This clause is of relevance as the objective is to protect and enhance river corridors, waterways, 

lakes and wetlands. 



 
 

 
 

CLAUSE 13.02-1S BUSHFIRE PLANNING 

This clause is of relevance as part of the site is affected by the Bushfire Management Overlay 

and also affected by Bushfire Prone Area.  The objective is to strengthen the resilience of 

settlements and communities to bushfire through risk-based planning that prioritises the 

protection of human life.  

CLAUSE 13.04-2S EROSION AND LANDSLIP 

This clause is of relevance to this proposal as the land is affected by Erosion Management 

Overlay and the objective is to protect areas prone to erosion, landslip or other land 

degradation processes. 

CLAUSE 13.04-3S SALINITY 

This clause is of relevance to this proposal as the land is affected by Salinity Management 

Overlay and the objective is to minimise the impact of salinity and rising water tables on land 

uses, buildings and infrastructure in rural and urban areas and areas of environmental 

significance and reduce salt load in rivers. 

CLAUSE 14.02-2S WATER QUALITY 

This clause is of relevance to this application as the objective is to protect water quality. 

 

CLAUSE 14.02-2L WATER QUALITY – CENTRAL GOLDFIELDS 

This clause is of relevance as the strategy is to ensure effluent disposal systems in unsewered 

areas are located and maintained to minimise the risk of pollution to waterways. 

 

CLAUSE 15.01-6S DESIGN FOR RURAL AREAS 

This clause is of relevance as the objective is to ensure development respects valued areas of 

rural character.  One of the strategies is to ensure that the siting, scale and appearance of 

development protects and enhances rural character. 

 

9. PARTICULAR PROVISIONS 
The particular provisions are specific pre-requisites or planning provisions for a range of 

particular uses and development, and apply consistently across the State. 

9.1 CLAUSE 53.02 BUSHFIRE PLANNING 

Purpose: 

• To implement the Municipal Planning Strategy and the Planning Policy Framework.  

• To ensure that the development of land prioritises the protection of human life and 

strengthens community resilience to bushfire.  

• To ensure that the location, design and construction of development appropriately 

responds to the bushfire hazard.  

• To ensure development is only permitted where the risk to life, property and 

community infrastructure from bushfire can be reduced to an acceptable level.  



 
 

 
 

• To specify location, design and construction measures for a single dwelling that 

reduces the bushfire risk to life and property to an acceptable level. 

Pursuant to Clause 53.02-1 identifies that Clause 53.02-4 applies to an application for two 

dwellings in the Rural Living Zone.  A Bushfire Management Statement has been prepared for 

the application that demonstrates that each dwelling will be provided with the appropriate 

defendable space and fighting fire equipment such as water tanks/fittings and road access. 

10. GENERAL PROVISIONS 

10.1 CLAUSE 65.01 DECISION GUIDELINES – APPROVAL OF AN APPLICATION OR 

PLAN 

The Responsible Authority must decide whether the proposal will produce acceptable 

outcomes in terms of decision guidelines of this Clause. Clause 65.01 sets out the matters 

the Responsible Authority must consider when assessing an application to subdivide 

land. 

11. PLANNING ASSESSMENT 
Based on the provisions of the Central Goldfields Planning Scheme and the decision 

guidelines, the following, are considered to be key planning considerations relevant to 

the proposed dwellings: 

• Planning Policy Framework 

• Decision Guidelines of Rural Living Zone (RLZ) 

• Decision Guidelines of Erosion Management Overlay 

• Decision Guidelines of Salinity Management Overlay 

11.1 STRATEGIC CONTEXT 

Clause 12.01-1S seeks to assist with the protection and conservation of Victoria’s biodiversity.  

The subject site is affected by Vegetation Protection Overlay, in particular the Central 

Goldfields Bushland.  This clause identifies that remnant native vegetation of the Central 

Goldfields is significant for its diversity and environmental value in providing habitat areas of 

state and national significance.  Remnant vegetation is also a feature of the Central Goldfields’ 

landscape and provides a cultural landscape and context for the gold mining heritage of the 

area. Retaining vegetation is critical to catchment management, the preservation of ground 

water quality, the control of salinisation, acidity, waterlogging and prevention of erosion. 

The proposal has utilised the existing access and sited the dwellings where there will be no 

impact to native vegetation. 

Clause 13.01-1S seeks to strengthen the resilience of settlements and communities to bushfire 

through risk-based planning that prioritises the protection of human life. The subject site is 

affected by Bushfire Management Overlay.  The siting of the proposal is located outside within 

an appropriate distance of any significant vegetation.   Both dwellings have been designed 

and developed with the bushfire attack level to be undertaken to satisfy the building 

requirements.  The proposal will be built to the required BAL including sufficient defendable 



 
 

 
 

space that will ensure the development will be provided with some protection and the risk to 

life minimised. 

Clause 13.04-2S seeks to protect areas prone to erosion, landslip or other land degradation 

processes.  The proposed development is sited on land that has been managed appropriately 

where there is no erosion.  No native vegetation is proposed to be removed and the proposal 

provides for some additional planting of vegetation which will assist with vegetation retention 

and stabilizing the land.  Whilst the proposal is providing two dwellings they are of a modest 

scale compared to the land area and furthermore, minimal site cuts are required for each 

dwelling.  

Clause 13.04-3S seeks to minimise the impact of salinity and rising water tables uses, buildings 

and infrastructure in rural and urban areas and areas of environmental significance and reduce 

salt load in rivers.  As stated above, no vegetation is proposed to be removed and the 

additional landscaping proposed will assist with minimizing the impact of salinity.  Whilst the 

proposal is providing two dwellings they are of a modest scale compared to the land area.    

Clause 14.02-1S seeks to assist with the protection and restoration of waterways and 

groundwater which is applicable to the subject land. The proposed siting of both dwellings 

has been sited that the new septic system (effluent disposal field) will be located more than 

100 metres from both waterways including the dam located on the site.  

The proposal is considered that it meets policy as follows: 

• It will assist with the protection and restoration of the catchment. 

• It will ensure that the development will provide for the protection and enhancement 

of the environmental qualities of waterways and their instream uses. 

• It will ensure that the land use and development minimises nutrient contributions to 

water bodies. 

• The development will be undertaken to ensure that the appropriate measures are 

undertaken to restrict sediment discharges from the construction activities. 

• The proposed development has been sited so there is no impact to the uses being 

conducted on the adjoining and surrounding lots. 

11.2 RURAL LIVING ZONE 

Before deciding on an application to use 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: 

 

Clause 44.01-8 Decision Guidelines 

 

 

Response 

 

General Issues 

 

The Municipal Planning Strategy and 

Planning Policy Framework 

The proposal is consistent with the MPS and 

PPF and considered that is compatible with 



 
 

 
 

economic, social and environmental 

objectives of the state. 

The proposal is consistent with Clause 14.01-

1S as it will allow the development of a 

dwelling that is supported as agricultural 

enterprise in an appropriate location.  

It also satisfies Clause 14.02-1S as the 

proposed septic system is to be located 

more than 100 metres in accordance with 

EPA Code of Practice and will assist with the 

protection of waterways. 

Any Regional Catchment Strategy and 

associated plan applying to the land. 

The proposal will be undertaken in 

accordance with any Regional Catchment 

Strategy in accordance with permit 

conditions.  Additional vegetation is 

proposed to be planted, particularly within 

the site and in the future along the 

waterways. 

The capability of the land to accommodate 

the proposed use or development. 

The proposed dwelling footprints are very 

small in comparison to the land area. 

Whether the site is suitable for the use or 

development and whether the proposal is 

compatible with adjoining and nearby land 

uses. 

The proposed accommodation is considered 

to be suitable and is provided with generous 

setbacks that the adjoining and nearby land 

uses will not be impacted. 

Agricultural issues 

The capacity of the site to sustain the 

agricultural use. 

The proposal is undertaking accommodation 

with the balance of the and to be used for 

grazing purposes. 

Any integrated land management plan 

prepared for the site. 

No integrated land management plan has 

been prepared, nor it is considered to be 

required. 

The potential for the future expansion of the 

use or development and the impact of this 

on adjoining and nearby agricultural and 

other land uses. 

The land forms part of other parcels where 

the adjoining sites are used for grazing 

purposes.  It is considered that the proposal 

will not impinge on any future expansion or 

use should it occur. 

Environmental issues 

The impact on the natural physical features 

and resources of the area and in particular 

any impact caused by the proposal on soil 

and water quality and by the emission of 

noise, dust and odours. 

The proposed accommodation will make 

limited impact to the natural physical 

features and will not create any emission of 

noise, dust or odours. 

The impact of the use or development on the 

flora, fauna and landscape features of the 

locality 

There is no impact on the flora, fauna and 

landscape features of the locality.  The 

development is to be constructed from 

materials that will blend with the 

environment. 



 
 

 
 

The need to protect and enhance the 

biodiversity of the area, including the need 

to retain 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 

All vegetation is being retained and 

additional vegetation is proposed to be 

planted on the site, and in the future along 

the waterways.  Careful consideration needs 

to be undertaken due to the site being 

affected by the Bushfire Management 

Overlay. 

The location of on-site effluent disposal 

areas to minimise the impact of nutrient 

loads on waterways and native vegetation. 

The effluent disposal fields have been sited 

to ensure there will be no impact to the 

waterways and native vegetation. 

Design and siting issues 

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. 

Both dwellings are of a modest scale and will 

be constructed from colorbond in muted 

tones of ‘Monument’.  Furthermore 

generous setbacks are provided which  will 

assist with ensuring that the natural 

environment, roads and vistas in the area are 

protected. 

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. 

There is no known architectural, historic or 

scientific significance on the site. 

The location and design of existing and 

proposed infrastructure including roads, gas, 

water, drainage, telecommunications and 

sewerage facilities. 

The proposal will be provided with water 

tanks, septic systems and power. 

Whether the use or development will require 

traffic management measures 

The proposal is of a modest scale and does 

not warrant traffic management measures to 

be undertaken.  

 

 

11.3 OVERLAYS 

11.3.1 EROSION MANAGEMENT OVERLAY 

Before deciding on an application, the responsible authority must consider the following 

decision guidelines: 

 

Clause 44.01-8 Decision Guidelines 

 

 

Response 

 

General Issues 

 

The Municipal Planning Strategy and 

Planning Policy Framework 

Already discussed previously the proposal is 

consistent with the MPS and PPF. 



 
 

 
 

Regional Catchment Strategy (Catchment 

and Land Protection Act 1994). 

Additional vegetation planting will be 

undertaken and also along the waterways in 

the future, which will assist with protecting 

the Regional Catchment Strategy.   

Civil construction, building and demolition 

guide (Publication 1834, Environment 

Protection Authority, November 2020). 

All construction will be undertaken in 

accordance with permit conditions including 

sediment control. 

Control of Erosion on Construction Sites, Soil 

Conservation Authority. 

The proposal will be constructed in 

accordance with permit conditions and EPA 

guidelines. 

Your Dam, an Asset or a Liability, 

Department of Conservation and Natural 

Resources. 

Not applicable to this proposal.  

Any proposed measures to manage 

concentrated runoff and site drainage. 

The development will be undertaken in 

accordance with permit conditions and 

provided with sediment control measures. 

Any proposed measures to minimise the 

extent of soil disturbance 

Minimal site cuts are required for each 

dwelling which will assist with minimising the 

extent of soil disturbance. 

Whether the removal of vegetation will 

increase the possibility of erosion, the 

susceptibility to landslip or other land 

degradation processes, and whether such 

removal is consistent with sustainable land 

management. 

No vegetation is required to be removed and 

additional native vegetation is proposed to 

be planted on the site and both waterways 

will be revegetated in the future. 

The need to stabilise disturbed areas by 

engineering works or revegetation 

The subject site has been appropriately 

managed, and the site cuts will be stabilized 

prior to the dwellings being constructed. 

Whether the land is capable of providing a 

building envelope which is not subject to 

high or severe erosion concern. 

The siting has been chosen where there is no 

erosion. 

Whether buildings or works are likely to 

cause erosion or landslip. 

The subject site is well grassed where there 

is no erosion or landslip. 

Whether access and servicing of the site or 

building envelope is likely to result in erosion 

or landslip. 

The topography of the site is reasonably flat 

and the internal road access and building 

site will not cause any erosion or any 

landslip.  Additional native vegetation is 

proposed to be planted along the driveway 

that will assist preventing any erosion. 

Land Capability Report (if prepared) as 

developed by the Department of 

Environment, Land, Water and Planning. 

A Land Capability Report has been prepared 

and is enclosed with the application.  The 

development will be undertaken in 

accordance with the recommendations of 

the report. 

The need to remove, destroy or lop 

vegetation to a create defendable space to 

No vegetation is required to be removed for 

the development. 



 
 

 
 

reduce the risk of bushfire to life and 

property. 

Any technical information or reports 

required to be provided by a schedule to this 

overlay 

No technical reports are considered 

warranted for the application taking into 

consideration the environmental features of 

the site and the modest scale of 

development. 

Any other matters specified in a schedule to 

this overlay. 

There is no schedule to the overlay that is 

required to be addressed. 

 

11.3.2 SALINITY MANAGEMENT OVERLAY 

Before deciding on an application, the responsible authority must consider the following 

decision guidelines: 

 

Clause 44.02-9 Decision Guidelines 

 

 

Response 

 

The Municipal Planning Strategy and 

Planning Policy Framework 

Already discussed previously the proposal is 

consistent with the MPS and PPF. 

The potential risks and impacts of saline 

discharges to the environmental quality of 

water and groundwater. 

No development is located near the 

waterways or the dam.  The planting of 

additional native vegetation along the 

driveway and within the site will assist with 

the environmental quality of water and 

groundwater. 

The Regional Landcare Plan applicable to the 

catchment. 

The proposal is of a modest scale to be used 

for accommodation. 

The Catchment Salinity Management Plan to 

the particular catchment. 

The proposal is of a modest scale to be used 

for accommodation. 

A Local Government Planning Guide for Dry 

Land Salinity - Department Conservation and 

Natural Resources, 1995 

The proposal is of a modest scale to be used 

for accommodation. 

The need to remove, destroy or lop 

vegetation to a create defendable space to 

reduce the risk of bushfire to life and 

property 

No vegetation is required to be removed. 

The need to augment tree planting and the 

establishment of deep-rooted, high water-

use pasture species to reduce rainfall 

accessions to the watertable in high recharge 

areas 

Additional tree planting will be undertaken 

within the site. 

The need for planting of salt-tolerant species 

to stabilise and lower ground water levels in 

discharge areas 

See above response. 



 
 

 
 

The need for stock-proof fencing of 

discharge and high discharge areas to 

enable effective stock management for site 

stabilisation. 

There are no high discharge areas on the 

subject site.   

Any proposed landscaping and the need to 

preserve existing vegetation, particularly in 

high recharge and high discharge areas 

The subject site is generally devoid of any 

vegetation, apart from pasture and no 

vegetation is required to be removed for the 

proposal.  

Any land management plan, works program, 

or farm plan applicable to the land 

No land management plan has been 

prepared for the application for 

accommodation. 

The design, siting and servicing of the 

development and the extent of earthworks 

The building development has been sited 

where earthworks will be kept to a minimum 

for the development. 

The appropriateness of the proposed use or 

development having regard to the sensitivity 

and constraints of the land and the capability 

of the land to accommodate the use or 

development. 

The proposed accommodation is of a 

modest scale and considered appropriate 

where the site is of a large scale and capable 

of accommodating the use and 

development. 

Any other matters specified in a schedule to 

this overlay. 

No other matters are required to be 

addressed. 

12. CONCLUSION 

The proposal seeks approval for the use and development of two dwellings, where the 

report has assessed against the relevant policy and controls of the Central Goldfields 

Planning Scheme as follows: 

• The proposal has policy support at a State and Local Planning Policy Framework. 

• The proposed development of two dwellings is considered that it meets the 

purpose of the rural living zone including policy.   

• It will be undertaken, whilst protecting the environment in a way which is 

compatible with economic, social and environmental objectives of the Planning 

Policy Framework.  It is considered that it complies with the overall planning 

considerations and environmental standards. 

• Additional native vegetation is proposed to be planted on the site. 

• It meets the purpose of the rural living zone which is to provide for residential 

use in a rural environment. 

• The proposed development has been sited and is compatible with surrounding 

landscapes and is buffered by generous setbacks and not impact any public views 

on any adjoining properties. 

• The proposal will not impact the water quality as it is proposed to be developed 

in accordance with the Land Capability Assessment which satisfies the EPA Code 

of Practice.  Additional vegetation is proposed to be planted within the site which 

will assist with protecting the waterways together with enhancing the natural 

resources, biodiversity and landscape values of the site. 

The assessment undertaken in this report has demonstrated the application is consistent 

with the PPF, LPPF and the requirements of the Rural Living Zone, and relevant overlays, 



 
 

 
 

including Clause 65 of the Central Goldfields Planning Scheme. It is therefore requested 

that approval of a planning permit be granted. 


