Strathbogie

shure
Date Issued: 30 October 2020

| NOTICE OF AN APPLICATION FOR A PLANNING PERMIT

The land affected by the application is located at: 52 Kettels Road,
Kirwans Bridge VIC 3608

The application is for a Permit for: Development of land for a three
(3) lot re-subdivision

The applicant for the Permit is: Planography Pty Ltd
The application Reference Number is: P2020-130

You may view the application and any documents that support the application at the
office of the Responsible Authority:

Strathbogie Shire.Council

109A Binpey Street Euroa

Telephone: (03) 5795 0000
This can be done during office hours and.is free of charge.

Any person who may be affected by the granting of the Permit may object or make
other submissions to the Responsible Authority.

An objection mustdbe sentto the Responsible Authority in writing, include the reasons
for the objectionand ‘state how the objector would be affected.

The Responsible Authority will not decide on the application before: 20 November 2020

All objections are placed on the relevant Planning Permit application file, which is
publicly available at all times. Objections can therefore be read and used by other
parties.

An objection form is available from Strathbogie Shire Council office, by phoning Council
on (03) 5795 0000 or at https://www.strathbogie.vic.gov.au/development/statutory-
planning/objections

If you submit an objection, the Responsible Authority will tell you of its final decision.
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1 Introduction

This report has been prepared in support of a planning permit application seeking approval
for a three lot re-subdivision of land at 52 Kettels Road, Kirwans Bridge. The subject land is

within the Farming Zone (FZ) and are affected by the Floodway Overlay (FO).

This report addresses:
=  The subdivision of land into three lots within the FZ.

= The subdivision of land into three lots affected by the FO.

1.1 Zone

The land is located within the FZ of the Strathbogie Planning Scheme. Clause 35.07-3
Subdivision of the scheme provides that a planning permit is able to be approveéd for a three
lot re-subdivision which meet the purpose of the zone and the decision gujdélines. The

relevant provisions include:

“A permit is required to subdivide land. Each lot must be‘at least the area specified for the
land in a schedule to this zone. If no area is specified,%each lot:must be at least 40 hectares”.

“The subdivision is the re-subdivision of existing lots and the'number of lots is not

increased.”
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1.2 Overlays

The land is affected by the FO. Clause 44.03 of the Strathbogie Planning Scheme requires a
planning permit for subdivision.
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2 Overview

The following summarises the relevant points of this proposal and outline the parameters of

this report:
= The subject land consists of three parcels with one of them containing a dwelling
=  Three lots will be created Lot 1 (63.19ha), Lot 2 (55.05ha) and Lot 3 (19.31ha) Q)qg\'
= Lot 1 will contain vacant pasture (},\
= Lot 2 will contain vacant pasture and an air strip &?“ 5
= Lot 3 will contain an existing dwelling and associated outbuildings Q&Q’ .s\’\@
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The subject land includes Lot 1, Lot 2 & Lot 3 TP219748, 52 Kettel ’?&\)ad, Ki&@(a\ns Bridge. The
land contains one existing dwelling and associated outbuildéd‘g\s. Thgob?operty is used for
equine and general farming purposes. o_,é\ Q
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3.2 Immediate neighbours
Immediate neighbouring land is similar in topography to the subject land. The neighbouring
properties are similar in nature being mostly used for large scale dryland agriculture within
close proximity to the Kirwans Bridge township.
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The proposal
This application seeks permission for a three lot re-subdivision of land, which would create
Lot 1 (63.19ha), Lot 2 (55.05ha) and Lot 3 (19.31ha) at 52 Kettels Road, Kirwans Bridge. The

property contains one dwelling. It is considered that the smaller lot will be in-keeping with
the rural residential land nearby.
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Planning considerations

5.1 Planning Policy Framework (PPF)

Clause14.01-1S Protection of agricultural land
= To protect the state’s agricultural base by preserving productive farmland.

The proposed lots are being used for agriculture and the re subdivision will formalise
boundaries along established fence lines. The bulk of agricultural land will remain'in the
larger two lots and the lot containing the dwelling will maintain an area that suits the
precinct.

Clause 14.01-2S Sustainable agricultural land use
= To encourage sustainable agricultural land use

The purpose of the subdivision is consistent with sustainableiagriculture as it does not
increase the number of lots currently established within the FZ.

Clause 14.02-1S Catchment planning and management
= To assist the protection and restoration.of catchmentsy;water bodies, groundwater,
and the marine environment.

The re-subdivision will reconfigure the &@nd into three distinct and manageable lots each
with their own obligations to controlipest plants and animals, protect soil and water, and
maintain native vegetation. There'will be no detfiment caused to the catchment as a result
of this subdivision. The existing-effluentdisposal system will be located entirely within the
lot boundary, and stormwater directed ta the legal point of discharge as required.

5.2 Local PlanningPolicy Framework (LPPF)
Clause 22.01‘Housingzandchouse lot excision in the farming zone

Subdivision
Subdivision will anly be supported if the application meets all the following requirements:
5" Creates a density appropriate to the rural activities of the area.
= ~Theproposed lots have good access via an all weather road and have appropriate
services available.
=, The subdivision does not encourage the proliferation of dwellings.

Re-subdivision (Including Boundary Realignments)
An application for re-subdivision will only be supported if the application meets the following
requirements:
= The proposal results in improved agricultural productivity through, for example, the
adjustment of a boundary that accounts for existing infrastructure over 5 years old
or topographic features on the site; and
= The proposal does not create lot/s for the sole purpose of creating a new lot which
has the potential for a dwelling.




Whilst the property is currently in three lots at present, one of them contains a dwelling and
each of the others are subject to the requirements of Clause 22.01 and would be allowed to
contain a dwelling in accordance with the Shire of Strathbogie Rural Residential Study 2004.
The landowner wishes to rearrange the boundaries to retain the airplane runway, and in
doing so the new lot arrangement has considered the Farming Zone and has maintained the
minimum lot size of 40 hectares. With or without the lot sizes being 40 hectares in this
precinct, the lots could be used for rural residential purposes and therefore we have
prepared a subdivision layout that aims to satisfy both Clause 22.01 and the Farming Zone.

5.3 Clause 35.07 Farming Zone

The subject site is contained within the Farming Zone. Clause 35.07 of the Strathbogie

Planning Scheme provides that a planning permit is required for a three lot re-subdivision.

The purpose for the subdivision is to create three stand — alone lots on suitably sized

properties.

Issues

General

The Municipal Planning Strategy and
the Planning Policy Framework

Response

= Thisplanning report addresses the MPS
and PPF atsection 5.1.

= ~The LPPE, MSS and local planning policies
are addressed at 5.2.

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

The report-hasiconsidered the following reports,
plans and strategies in its assessment of the
proposed amendment:

®.  Goulburn Broken Regional Catchment
Strategy 2003

The capability of thedand to
accommodate theproposed use-or
development,includingthedisposal
of effluent

One of the proposed lots will contain a dwelling
that is connected to an established wastewater
treatment system. The vacant farming lots will be
large enough to provide adequate area for a future
wastewater treatment system.

Howrtheiuse or development relates
to suStainablesland management.

This subdivision will improve the agricultural
opportunities in a designated farming precinct.

Whether the site is suitable for the
usé'or development and whether
theproposal is compatible with
adjoining and nearby land uses.

The lot sizes will be in-keeping with the pattern
and development within this precinct.

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

The power and telephone is connected to the
subject land. Access is established to the dwelling.

Agricultural issues and the impacts
from non-agricultural uses.
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Whether the use or development
will support and enhance agricultural
production.

The land is currently used for agricultural purposes.
The subdivision will assist in the pursuits taking
place on the land.

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

The subdivision of the land would not remove the
ability for the land to operate farming pursuits.

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

The intention for the subdivision is to create three
complimentary lots that will encourage agriculttiral
land use.

The capacity of the site to sustain
the agricultural use.

The land is well suited and-capable;of being used
for farming purposes:

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

The soil quality is @dequate to sustain ongoing
farming genergitly.

Any integrated land management
plan prepared for the site.

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

A Land Management Plan has not been prepared.

Dwelling

This application is for a three lot re-subdivision.

Whether the dwellingwillbe
adversely affectedby agricultural
activities gn adjacent and’nearby
land due te:dust; noise, odour, use
of chemicals or farm machinery,
traffic’and hours of operation.

There are no dwellings proposed to be
constructed.

Whether the dwelling will adversely
affect the operation and expansion

of adjoining and nearby agricultural
uses.

There are no dwellings proposed to be
constructed.

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.

The impact of the proposal on the
natural physical features and

The Strathbogie Planning Scheme enables a three
lot re-subdivision to occur within the farming Zone
where it supports agricultural land use.

Environmental

The proposed three lot re-subdivision will not
impact the soil, water or flora and fauna as it is
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resources of the area, in particular
on soil and water quality.

already developed with a dwelling, paddocks,
yards, dams and associated outbuildings. The
common boundary will follow established fence-
lines where possible.

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

There are opportunities for protecting flora and
fauna, which have commenced through fencing
out tree corridors from livestock.

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.

Native vegetation will be retained on the land.

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

The need to locate buildings.inone
area to avoid any adversg impacts-on
surrounding agricultural uses and te
minimise the loss-of preductive
agricultural land-

This application is for theé re-subdivision of land. All
lots are cofnsideredilarge enough to manage
wastewater.

Design and Siting

Thesubdivision layout will allow established
buildings to be within a location that meets the
setback requirements of the zone.

The impactt ofithe siting, design,
height, bulk, 'colours-and materials to
be Used; onthenatural
environment;‘major roads, vistas
andwateifeatures and the
nieasudres to be undertaken to
miftimise any adverse impacts.

This is a three lot re-subdivision only.

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.

It is considered that the subdivision will not create
any adverse impact on the amenity for the area.
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The location and design of existing There is existing infrastructure in place servicing all
and proposed infrastructure lots as there is a dwelling already established on
including roads, gas, water, one of the lots.

drainage, telecommunications and
sewerage facilities.

Whether the use and development All lots have existing established access from
will require traffic management Kettels Road.
measures.

5.4 Clause 44.03 Floodway Overlay

= Toimplement the Municipal Planning Strategy and the Planning Policy Framework.

= To identify waterways, major flood paths, drainage depressionsand high:hazard areas
which have the greatest risk and frequency of being affectedby flooding.

= To ensure that any development maintains the free passagé and temporary storage of
floodwater, minimises flood damage and is compatiblewith flood hazard, local drainage
conditions and the minimisation of soil erosion, sedimentation and silting.

= To reflect any declarations under Division 4 of Part 10 of.the Water Act, 1989 if a
declaration has been made.

= To protect water quality and waterways<as natural'resources in accordance with the
provisions of relevant State Environment Protéction-Policies, and particularly in
accordance with Clauses 33 and.35 of the State-Environment Protection Policy (Waters
of Victoria). To ensure that development mgintains or improves river and wetland
health, waterway protection and flood plain health.

The areas affected by.the floodway-overlay are relatively minor and are along the southern
boundary. The subdivision will have little effect as it is proposed that the boundaries will
follow existingdence lines where possible.

5.5 Clause 65:02 Approval of an application to subdivide land

Relevant Issues Response

Thesuitability-of the The land has the ability to be re-subdivided under the Farming

land for subdivision. Zone where no additional lots are being created.

The existing use and The proposed properties will form part of an agricultural precinct
possible future within the Kirwans Bridge community. The likely use of nearby
development of the land in this precinct is agriculture.

land and nearby land.

The availability of Each of the new lots will contain established infrastructure used

subdivided land in the | in agriculture. A dwelling will be maintained on proposed lot 3.
locality, and the need
for the creation of
further lots.

The effect of The land has the ability to drain and has a well-constructed road
development on the at the frontage.

use or development of
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other land which has a
common means of
drainage.

The subdivision
pattern having regard
to the physical
characteristics of the
land including existing
vegetation.

The pattern is in-keeping with the topography and established
infrastructure, stock yards, fences and mature native vegetation.

The density of the
proposed
development.

The density will not increase as a result of this proposal as:there
are currently three parcels of land.

The area and
dimensions of each lot
in the subdivision.

Proposed Lot 1 (63.19 Hectares), Lot 2 (55.05 Hectares) andtot 3
(19.31 Hectares).

The layout of roads
having regard to their
function and
relationship to existing
roads.

All proposed lots will have constructed access.

The movement of
pedestrians and
vehicles throughout
the subdivision and
the ease of access to
all lots.

This is a farming precinct.and pedestrians are unlikely.

The provision and
location of reserves
for public open space
and other community
facilities.

The Goulburn Rjvér isfocated nearby.

The staging of the
subdivision.

There:will be no staging as this is a three lot re-subdivision.

The design@nd siting
of buildings having
regard to safety’and
theriskof spread-of
fire.

There are no buildings proposed.

The provision of off-
stréet parking.

All lots are large enough to provide onsite parking.

Theprovision and
location of common
property.

There is no common property proposed.

The functions of any
body corporate.

There will be no need for a body corporate.

The availability and
provision of utility
services, including
water, sewerage,
drainage, electricity
and gas.

All services are currently provided to the land.
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If the land is not
sewered and no
provision has been
made for the land to
be sewered, the
capacity of the land to
treat and retain all
sewage and sullage
within the boundaries
of each lot.

The wastewater treatment system will be retained within the
new lot boundaries.

Whether, in relation
to subdivision plans,
native vegetation can
be protected through
subdivision and siting
of open space areas.

All native vegetation remains protected as the proposed lots are
greater than 4000 square metres in area. Fence-lines'are being
used for the new property boundary where possible to avoid'the
need for vegetation to be removed. The setbacks of fences and
the boundary from trees has been increased’to avoid&rees from
being removed under the exemptions of:Clause 52,17.

Planning Assessment

The re-subdivision of the land to configure three existing lots intdo a more usable farm layout

has taken into account established fences and infrastructurealong with site features and the

neighbouring rural residential precinct. There arfe adequate aréas within each lot to carry out

farming pursuits given the good soil and ability to growopasture. The improvements being

made to all properties for their continued-sustainability,in agriculture is the main driver of the

subdivision. The retention of three lisable parcels‘within the Farming Zone and FO are great

planning outcomes.

Conclusion

This report leads to thefollowing conclusions:

= The proposed three 4ot re=subdivision will improve the opportunity for rural land to

be utiliséd for-farming purposes in a location that identifies the precinct as being

agrictltural.

It is therefore requested that a permit issue, granting approval for a three lot re-subdivision

of:land;as outlined in this report.




% THIS PLAN HAS BEEN PREPARED FOR THE PURPOSE OF SUPPORTING
A TOWN PLANNING APPLICATION AND SHOULD BE USED FOR NO OTHER
PURPOSE WHATSOEVER.

% THE LOT AREAS & DIMENSIONS SHOWN HEREON ARE APPROXIMATE
ONLY & ARE SUBJECT TO A FINAL SURVEY OF THE LAND

% PRIOR TO ANY DEMOLITION, EXCAVATION OR CONSTRUCTION
ON THE SITE, A "DIAL BEFORE YOU DIG" AND/OR THE RELEVANT
AUTHORITY SHOULD BE CONTACTED TO ASCERTAIN THE POSSIBLE
LOCATION OF ANY SERVICES THAT WERE UNABLE TO BE LOCATED
BY DIRECT MEASUREMENT ON THE DATE OF SURVEY.

* SEE THE CERTIFICATE OF TITLE FOR FURTHER DETAILS OF ANY
EASEMENTS THAT MAY BE AFFECTED BY THE SITE SHOWN.
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N 3 X NO RESPONSIBILITY FOR ANY CHANGES TO SITE CONDITIONS SINCE THAT DATE.
Dl\/o S & * INTELLECTUAL PROPERTY REMAINS WITH SALTER SURVEYING PTY. LTD.
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