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Date Issued: 2 August 2022

| NOTICE OF AN APPLICATION FOR A PLANNING PERMIT

The land affected by the application is located at: Merton-Strathbogie Road,
Strathbogie VIC 3666

The application is for a Permit for: Use and Development for a
Dwelling

The applicant for the Permit is: Tomkinson

The application Reference Number is: P2022-071

You may view the application and any documents that"support the application on our
website at

https://www.strathbogie.vic.gov.au/services/building-and-planning/planning-
applications-currently-advertised/

or at the office of the Responsible Authority. during office hours:
Strathbogie Shire €ouneil 109A Binney Street Euroa
Telephone: (03) 5795 0000

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

An objection mustbe sent'to the Responsible Authority in writing, include the reasons
for the objectiorr gnd state how the objector would be affected.

The ResponsibleAuthority will not decide on the application before: 23 August 2022

All objectiofis 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.


https://www.strathbogie.vic.gov.au/services/building-and-planning/planning-applications-currently-advertised/
https://www.strathbogie.vic.gov.au/services/building-and-planning/planning-applications-currently-advertised/
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" Blue Gum Cottage

BLUE GUM COTTAGE 4

124.70m? 13.42sq.

Plus Verandah

26.19m? 2.82sq.

Total: 150.89m? 16.24sq.
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Blvﬁe Gum Cottage

The Blue Gum Cottage {@%eal fo (hose clients who want a little nostalgia of
a by-gone era, buw moderpjliving. Perfect for that ‘Golden Triangle’
area or any bush lronme‘g&
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o James Hardie™ 230mm
Primeline® Summit Weatherboards
® Colorbond® Roof 40° Pitch
e Cathedral Ceilings to Living
e 1800mm Verandah Roof
@ 2700mm Ceiling Height
o Aluminium Awning Windows
with Mock Transom
o Window Canopies
o Decks are optional
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SUBMISSION TO Tomkinson
STRATHBOGIE SHIRE COUNCIL

SURVEY ) ENGINEERING » PLANNING » PROJECT MANAGEMENT

STRATHBOGIE
STATE SCHOOL

Proposed Use and Development éf lsand for a Dwelling

Corner of Merton-Strathbogie:Road & Polly McQuinns Road, Strathbogie, VIC 3666
Allot. 2A Sec. B PARISH:OFWGNDOOMAROOK

‘ May 2022 | Ref: 14156
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1. INTRODUCTION
Tomkinson have been engaged by _(the owner of the land) to prepare this planning permi
application seeking approval for the use and development a dwelling at Merton-Strathbogie Rq\ag?
Strathbogie. &
Details of the site and its surrounds are provided in Section 3, details of the proposal are provided 'n’i‘:‘)ectio
4, and an assessment in relation to the provisions of the Strathbogie Planning Scheme isoiﬂ‘entifiec{\@l
Section 5. A\\O QQ;C’
Q 9
The following documents must be read in conjunction with this report and are pro&fﬂed as 8@% of the
application: QQ,Q \}&
. Q
= Copy of Title (Appendix 1) {\0\0 ,@Q’
\O N
= Sjte Context Plan (Appendix 2) \(\@Q é\‘\o
b <
= Design Response Plan (existing conditions and proposed condition%\i@ppendé@
Q) ®)
= Dwelling plans (Appendix 4) %Q\' \\@6
b\
®  Land Capability Assessment (Appendix 4) %‘b% Q@Q’
& N
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2.1

SUMMARY

A Planning permit is required subject to the following planning provisions of the Strathbogie Planning
Scheme:

Provision Clause Trigger
Farming Zone 35.07-1 Use and development of a dwelling on a lot less than 40ha;
Mapped Area A
“Strathbogie 35.07-4 A permit is required to construct a building or cafty out works
Ranges" associated with a Section 2 use (i.e. a dwelling:6h a lot lgss than
40ha)

Erosion 42.01-2 Construct a building or construct or gasry out warks.
Management
Overlay
- Schedule 4

NOTE:

The property is affected in part by Clause 43,01 Heritage Overlay:= (Schedule Citation H04). However, the
citation relates to the Strathbogie Aerial Navaid, whi¢h is located approximately 65m west of the property
in the Polly McQuinns Road reserve. Therefore, it-is consideredthat the provisions of Clause 43.01 do not
apply to this submission and a permit requirement is not triggered under the Heritage Overlay. Refer to
section 5.2.2 for details.

ABORIGINAL HERITAGE ACT

The subject site is not located withifanyarea of cultural heritage sensitivity. A Cultural Heritage
Management Plan is therefore not required for this development pursuant to the Aboriginal Heritage Act
2006.

Page | 4
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Figure 1: Surrounding Site Context - Google 2022
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3. SITE AND SURROUNDS

The subject site is located on the corner of Merton-Strathbogie Road & Polly McQuinns Road, Strathbogie,
and formally identified as Allotment 2A Sec. B of the Parish of Wondoomarook and approximately 80940%
in area—-See Appendix 1for Title details. Having never been formally addressed, the nearest formal idelgifler
for the property is the adjoining property to the south, 1669 Merton-Strathbogie Road.

T

I
|

i i
\
. NV o) N2
Figure 2 - Subject site pictured from Merton-Stra iecRoad frontage
g j p erto Eh@% 33 g

O
The property is located approxi ely 1.5kar{Q@<\the Strathbogie township to the north and 24km from the
district’'s main supply town lé}&oa. Thebq%e '@locally identified as the location of former Strathbogie State

. O
School which operated frot 1879 to 19685
operstol g e GV

www.tomkinson.com Page | 6



: ; N .,
N\ . xQ
Figure 3 & 4 (above) - Merton-Strathbogie Road frontag&earing @?th@fctured from crossover
S N

o

The site features an approximate frontage o(fﬁﬂm tofgdér O-Strathbogie Road and contains a mixture of
mostly exotic vegetation at various levelg\@ matug&‘s e of which was most likely associated with the
former use of the site for a school. F Ttowing tive neral topography of the area, land rises east-west
across the site. A cleared, levelle%@nd gra e@%’ .&rea has been established in a central location which
contains a single shed with attanQd waterzfankzﬁl of which were developed in accordance with a previous
planning permit. The shed is@gcces @@_’&vi n existing formed driveway and crossover from Merton-
Strathbogie Road - See fig@% 3 P

R
The subject site has Q@‘é%sgztoégi‘gq\oﬁ\munications and electricity. The property and adjoining allotments
are fenced in typlp\\qﬂu\){vqpp%@aﬁr\@%we fencing. No waterways are located on or in close proximity of the

> O
property. “ & &Q \\ ..

Figure 5 - Existing acces 'Eo pro-p‘er'ty

www.tomkinson.com Page | 7



Sy N
Figures 6 — Existing formed Driveway into the site. <’\\° O\) \(\‘\Q
> Y L

AN
The township of Strathbogie generally ser@? asa liﬁ@?yl\ex%ral living location with most allotmentsin the
township developed with dwellings. As\§8neral i@ﬁ‘e Jrdvides retail and basic supplies for residents and
passing tourist trade and a golf cour@?n theiénﬁ s\t:jf[’actively operated for the use of residents and visitors

to the area - See figure 1and Ap@o‘c’iix 2 fqg teQ)éBntext details.
$

N
No waterways or drainage li@)é% traverg&%ho@élte or are in close proximity of the area. The site is located in
the Seven Creeks (Euroa)&ﬁ‘\oclair%@g((vgfér supply catchment area and located approximately 300m from
the Seven Creeks frontage. ¢, >

The property and Q@ac\i;&niqg(ba ments are located in the Farming zone, transitioning to Township zone
allotments assﬁua(&i \Qr\% @dential areas of Strathbogie to the north. Typical of many rural areas
surround;gg&m\@% i % éﬁern of fragmentation in agricultural allotments has developed over time, with
very littl r% acQjé CQ& le allotments remaining. Allotment sizes on all aspects of the property are
typic t@’é Farming Zone ranging from 40ha-80ha, moving to lot sizes more akin to the Township zone

(750m gbcb[mgf tothe North.

N 27 O 9
C,Q?grié%lt@;%l lgﬁ\d uses in the area are generally limited to low-scale grazing or domestic pursuits
ogjatedwith rural living or hobby farming. The agricultural capacity of the surrounding area is generally

%‘Qe’\ooliraﬂe \Q?grazing, with limited potential for cropping or fodder production due to smaller allotment sizes,

& ion, rocky terrain and hilly topography. Being located on the periphery of the Strathbogie township,
lg@ to the north and east of the site essentially serve as an extension of the rural-living context of

Q\\ Q\\Strathbogie with both allotments developed with dwellings. A pattern of dwellings on smaller lots (less

than 40ha) is observed in the broader surrounding area with a number of dwellings excised from larger
holdings on smaller lots of 2-5ha - See Appendix 1for details.

www.tomkinson.com Page | 8




THE PROPOSAL

This application seeks approval for the Use and Development of a compact single-storey dwelling on the
subject land.

The proposed dwelling is a typical ‘miner's cottage’ style design with an open gable/skillion roof,23
bedrooms, two bathrooms, built in robes, laundry and combined kitchen, living and meals area. Grosg-ftoor
area will be approximately 107.5m?2 Refer to Appendix 3 for dwelling plans — “Blue Gum Cottage 3%

The dwelling is proposed to be setback approx. 41m from the property frontage/easternmost-boundary:in
line with the general alignment of the shed, which is the most suitable location considering the location
of an existing cleared and levelled area, existing access, setbacks from the road, an_gxisting dwelling to
the east of the site and proposed effluent field location. A building envelope and,indicativewastewater
envelope has been assigned on for the dwelling which will be finalised in detailed‘@onstruction and footing
plans. Refer to Appendix 4 for design response plan.

All wastewater is proposed to be treated and retained within the subjectsite, in acgordance with the Land
Capability Assessment prepared to accompany the submission. A 60Qm? wastewater envelope based has
been assigned on plans, well in excess of requirements for thé-proposed-3-bedroom dwelling. See
Appendix 5 for details

The proposed dwelling will comply with bushfire requiremghts in aceordance with the relevant Building
standards for a Bushfire Prone Area and constructeg”in materials sympathetic to the surrounding
landscape. The building will be finished in Muted cotours and{ones so as not to detract from the visual
amenity of the area.

It is considered that the existing crossover and driveway to the site is of a suitable standard to
accommodate emergency vehicles and witl not require any upgrades/alteration. However, should any
upgrades be identified, works will be utidertaken to thé satisfaction of the Responsible Authority.

Access to the site for the dwelling will be‘Pprovided via the existing crossover and formed driveway.
Electricity and Telecommunications conngections are available in the immediate vicinity.

Page | 9



5. PLANNING CONTROLS

5.1 Municipal Planning Strategy

CLAUSE RESPONSE

Clause 02.03 - Strategic The proposal accords with the Strategic directions of the Mugicipal
Directions: Planning Strategy.
- 02.03-1Settlement The property is located on the periphery of the:Strathbegie

township, with both properties between the township and thé&’site
developed with dwellings (See Appendix 2). Bevelopment of a
dwelling on a small, underutilised allatment js“Ya logical

- 02.03-2 Environmental
values and biodiversity

- 02.03-3 Environmental Risk extension/consolidation of the existing s&sidentialicontext of the
- 02.03-4 Natural Resource settlement.
Management Development of a dwelling on an.otherwise uiderutilised allotment

o Agriculture will ensure its ongoing managément and’protection against pest

- 02.03-5 Built Environment and plants and animals which ig.turn contributes to the protection of

Heritage surrounding agricultural tand.
o Des.ign The property is locatet’in a Bushfire prone area. However, bushfire
o Heritage risk to the proposed dwelling.is low as there are no interfaces with
- 02.03-6 Housing any classifiable“hazards beyond grassland within the immediate
surrounds.

The suhject site isyan undeveloped Crown allotment too small to
suppert an agrigultural enterprise and somewhat anomalous due to
itsstocationWithin~an area zoned for farming purposes. Due to its
small size, it is'of little consolidation value to adjoining farmland or
viable %as ~& supplementary allotment to a larger agricultural
enterprise.

Fhecsurrounding pattern of land use is unlikely to conflict with
development of a dwelling on the site due to the low-scale nature
of agricultural uses and somewhat limited productive capacity.
However, the owner acknowledges the possibility of nuisance from
adjoining or nearby agricultural operations may occur and open to
appropriate agreements acknowledging this should a planning
permit be granted.

The proposed design is modest and compact and unlikely to be
highly visible when viewed from within the surrounding landscape
due to its small size and existing vegetation coverage, thereby
maintaining the aesthetic amenity of the area.

The subject site is the former location of the Strathbogie State
School and contains commemorative signage recognising it's
heritage significance to the local area. Vegetation formerly
associated with the school is still planted throughout the site
(Pictured in Figure 2).

The site is also located within proximity of the Strathbogie Aerial
Navaid - The word STRATHBOGIE is marked out in letters
approximately 2.5 metres high, formed by stones embedded in the
ground and painted white. The site is registered on the Victorian
Heritage register and of local significance. Development of a
dwelling on the site will not detract from the significance of the
heritage sites. Conversely, development of a dwelling will ensure
the long-term maintenance of the vegetation formerly associated
with the school and protection of the commemorative signage.

Page [ 10



Development of a dwelling will also provide passive surveillance of
the NavAid site, ensuring its protection against damage.

It is expected that in the event of an approved planning permit,
conditions will stipulate the retention and protection of the
commemorative signage onsite.

The subject site is an appropriate site to provide housing. Tng'\%
location of the compact site on the periphery of the reside
areas of the township between two properties developed(\
dwellings lends itself to the logical progression of deve ent
The proposed dwelling is more akin to infill rather t@‘én urb
expansion of the township of Strathbogie. Being bor * d by P
McQuinns Road and Merton-Strathbogie Road, roper%@only
features one direct interface with an agriculturat-allotm and a
dwelling is located opposite. Sufficient ers are>provided
between the proposed dwelling and proper@ﬂ)oun to ensure
the protection of any agricultural oper éﬁs on@ e-adjoining land
the amenity of future residents the osed dwelling.

tions.

Appropriate agreements can beCapplie knowledgmg the
potential for nuisance form agn@ﬁtural 0

Figure 5 - Existing Vegetation onsite - Northeast corner

www.tomkinson.com Page | 11



5.2 Planning Policy Framework

The following Planning Policy Framework (PPF) clauses are considered relevant to this proposal:

CLAUSE RESPONSE

Clause 11 - Settlement The proposed dwelling is considered to be in a suitable location
considering proximity of the Strathbogie township and pattern of
Clause 11.01R - Settlement - Hume Land within this area, including the subject site, is<@enerally;po

longer suitable for broadacre-style or highly productive fagming
activities. Thisis due to the predominant use of the‘surroundirig land
for rural residential-style development and thelimited avaitability of
larger allotments (or collections of smaller-atlotments)’in common
ownership.

The proposed use and development of a dwellin@is consistent with
the broader extension of theCTownship,” which is already
substantially developed for rurat-residential style uses, rather than
intensive or highly productive agricultural uses. The majority of
properties in the area havedbeen deyeloped with residences, as have
the properties betweef the subject site and Strathbogie (See
Appendix 2 - Site Context Plan). The proposal for a dwelling on the
subject site is in&eeping with.the surrounding land use pattern and
would not resutt in thettoss%f productive agricultural land in the
area.

Clause 11.01-1L-05: Strathbogie

Develapment of @dwelling on the property will allow the long-term
maintenanceg,of ..otherwise neglected site with no agricultural
potential, A dwelling will allow the owner to move into the area
permanently.and become an active member of the Strathbogie
community and contributing to it's sustainability as a small
settlement.

Development of a dwelling on the site will not detract from the
village character of the town as the subject allotment is essentially
an infill opportunity on the periphery of the settlement and between
two developed properties and does not constitute urban expansion.
Subsequently, development of a dwelling will not encroach on the
existing break between farming and residential areas of the
township.

The subject site has been reviewed against the Hume Regional
Growth Plan and is not identified as an area of Strategic agricultural
land of national or sub regional significance. The Strathbogie region
is identified as am area within a declared water supply catchment
and therefore consideration has been given and a Land Capability
Assessment has been undertaken to inform appropriate standards
for development.

Clause 12 - Environmental and The subject site is an underutilised former school site that has been
Landscape Values underutilised due to its limited agricultural capacity and minimal
Including: consolidation value with adjoining land due to its small size.

netuding: Use and development of a dwelling will ensure the presence of a
Clause 12.01S- Protection of full-time land manager onsite to manage pest plants and animals
Biodiversity and improve overall management as a result of general

management practises associated with rural living.
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The dwelling has been sited to take advantage of an existing cleared
and levelled area on site. No native vegetation removal is required to
facilitate construction of the dwelling or effluent fields.

Clause 13 - Environmental Risks
Clause 13.02-1S - Bushfire Planning
13.02-1L - Bushfire

13.04-2S: Erosion and Landslip

The site is located in a Bushfire Prone Area and affected by the
Erosion Management Overly.

Bushfire risk to the site is very low. There are no classifiable hazards
(beyond Grassland) within 150m of the site. The dwelling will be
required to achieve a BAL125 construction rating indine with
Building Code requirements for a Bushfire Prone Area, ensuring
sufficient landscape defence in the event that thesdwellingawere
subject to ember attack from a bushfire in the broader lafdscape.
The direct approach of a grassfire to the site is unlikely due to
reduced fuel load in grazing areas surrounding the site during peak
fire season. However, should a grassfire;occur it is-unlikely to of an
intensity that would threaten life or property.

Development of a dwelling will net'contribyte to erosion or landslip.
The property already containsran existing driveway and crossover
that has been constructed;to the requirements of the responsible
authority as part of a previous planning permit (P2019-121).

The dwelling will be@onstructed on an existing, cleared and levelled
area and draineddd the satisfaction of the responsible authority. The
site features.good drainage-@s a result of its topography, naturally
discharging-to coungijl infrastructure in Strathbogie-Merton Road.

Minimal“excavation (beyond site preparation) will be required to
facititate construction of the dwelling. No vegetation removal is
required toyfacititate construction of the dwelling or effluent fields,
allowing for<its continued contribution to preventing erosion and
landslip @f'the property.

Clause 14
Natural Resource Managerient

Clause 14.01-1S
- Protection of Agrigultural L.and

Clause 14.01L —+tousing and house
lot excisions in rural areas

Phecsubject site is located in a location that is essentially the
established rural-residential enclave of Strathbogie and generally
unsuitable for primary production or broadacre activities due to
fragmented land. The proposal promotes the clustering of like
development.

The proposed use and development of the land for a dwelling will
result in improved land management, in particular for pests and
weeds and will contribute to ongoing management for conservation
of the former school site.

The proposed Use and development will not remove productive
agricultural land from production and there are no agricultural
activities on adjoining or adjacent land that will be impacted by the
proposal.

The subject site is located in a low-scale agricultural setting with an
established pattern of rural-residential uses in surrounding land.
The proposal is in keeping with the prevailing pattern of land-use.

The land is capable of retaining and treating wastewater onsite, as
demonstrated in the Land Capability Assessment - Appendix 5.

While the proposalessentially calls for a non-agricultural use of the
land, opportunities will remain available on the site for low-scale or
domestic agricultural pursuitsinaccordance with the Farming Zone
following development of a dwelling. Development of a dwelling will
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still allow for establishment of niche or specialized agricultural
pursuits.

Use and development of a dwelling will allow for the ongoing
management of pest plants and animals onsite that would
otherwise go unchecked and potentially impact on surrounding
agricultural land.

The site is of little consolidation value with adjoining holdings:due to
its small size and limited return on investment, nor is it«wiable for
offsite for stock finishing, grazing or fodder production,Sn
conjunction with a larger agricultural business.

The subject allotment has not been identified‘in the Strathbogie
Shire Rural Residential Strategy (Strathbogie-Shire Council, 2004) as
ruralresidential. However, it somewhat anamalous dye to its former
use as a school and has no history of Uuse and“development for
residential purposes. Due to its significant ,size constraints and
limiting factors for agricultural use;a residential use is considered
to be appropriate in this _ifstance. \Noting the amount of
development that has occurredin the area since development of the
strategy in 2004, the suyfrounding, context can essentially be
regarded as rural-residential in nature. However, no rezoning in the
areas has occurred since develépment of the strategy. Considering
the intent of the strategy and surrounding residential context, the
site and surrounds should otherwise be eligible for inclusion (in
principle) for&ural-residentigluse in accordance with the strategy.

Clause 14.02-1S

Catchment planning and
management

The subject site “is léeated within the Seven Creeks (Euroa)
proclaimed catéhiment area.

An applicatign tf-use, construct a building or construct or carry out
works that are“within a Special Water Supply Catchment Area listed
in Schedute 5 of the Catchment and Land Protection Act 1994 and
which provides water to a domestic supply must be referred to the
relevant water board or water supply authority who are the
determining authority under Section 55 of the Planning and
Environment Act 1987. Hence, the application must be considered by
the water authority before it can be determined by council.

The proposal will have no impact on catchment health. The proposed
dwelling is not located within proximity of any drainage lines, dams
or water courses and wastewater can be treated and retained onsite
to ensure no impacts on groundwater or nutrient loading within the
catchment area - As demonstrated in the Land Capability
Assessment prepared to accompany the submission. See Appendix
5.

Appropriate drainage solutions can be implemented for the dwelling
to ensure no net increase in stormwater flows over boundaries or
into nearby watercourses as aresult of its construction.

Appropriate measures will be applied during construction to restrict
sediment discharge from the property. All silt and sediment will be
retained on site during the construction phase to the satisfaction of
the Responsible Authority carried out in accordance with
Construction Techniques for Sedimentation Pollution Control (EPA
publication No. 275, May 1991).
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Clause 15 - Built Environment and
Heritage

15.01-2L: Building Design
15.01-6: Design for Rural Areas
15.03-1S Heritage Conservation

The proposed compact scale and design of the dwelling is
compatible with the rural context of the area and appropriately
located so it is appropriately screened by existing vegetation onsite.

The proposed dwelling will be finished in muted tones sympathetic
to the surrounding area and constructed with non-reflectiye
materials and cladding.

The rural character of the area will be unaffected by the psoposed
dwelling and sited in such a way that it will not detract ffom views
to and from within the landscape when traveling alohg Merton-
Strathbogie Road. While the dwelling is located>in a relatively
elevated location, existing vegetation screening-ensite ensures that
the proposed dwelling is screened from wiew and-<hot visually
prominent.

The site is identified as the former lo¢ation of thie Strathbogie State
School. However, the school is rotidentified under the Heritage
Overlay or on the Victorian, Heritage .register. No contributory
elements of the school remaiiy onsite fhowever it is likely that some
of the more established vEgetation@nsite was planted in the later
years of school's operation prior.to its closure in 1958. Development
of a dwelling will epsure the long-term maintenance and protection
of the vegetatiortand the retention of it's heritage value to the local
area.

The subject site is_dffected by the Heritage Overlay and associated
citation relatingo_the Strathbogie Aerial NavAid nearby on Polly
McQuUinns Read.:The site is in proximity of the Heritage place.
However, dt is “does not contain any contributory elements or
curtilage retating to the NavAid. Development of a dwelling will not
detract frém the significance of the heritage place as it will be
appropriately located so as to be screened whenviewing the NavAid.
No.crossovers are proposed onto Polly McQuinns Road, ensuring the
firotection of the site's curtilage.

Clause 16- Residentiat-Developoient

16.01-3L: Rural residential
development

The subject site is located in the broader established rural-
residential context and the proposed dwelling is consistent with the
surrounding pattern of land-use with infrastructure available to
support a dwelling.

Farming zone land in the immediate area is no longer appropriate
for broadacre or intensive agricultural uses and the subject site is
not suitable for agriculture (beyond domestic or niche pursuits). The
proposed dwelling will not result in the loss of productive
agricultural land. The adjoining land is generally unsuitable for
broadacre cropping and the proposed dwelling will be appropriately
setback from boundaries to ensure any amenity impacts from
future adjoining agricultural activity are negligible.

Pursuant to the requirements of the Farming Zone and associated
minimum lot sizes, further subdivision of the site is not feasible.

Development of the dwelling is the logical progression of what is
essentially the peripheral residential area of the Strathbogie
Township. An additional dwelling in this area will not detract from
the rural aspect of the area and is appropriate in its siting and scale
so as not to become visually dominant in the landscape.
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5.3 Zone/Overlays

5.3.1

Clause 35.07 Farming Zone:

The land is included within the Farming Zone (FZ) under the Strathbogie Planning Scheme. The purpose
of the Farming Zone is to ensure that non-agricultural uses, particularly dwellings, do not adversely affect
the use of land for agriculture and to encourage use and development of land based on comprehensive
and sustainable land management practices and infrastructure provision.

Pursuant to the requirements of the Farming Zone, the following planning permit triggerscapply to the

proposal:
Planning Scheme provision
Clause 35.07-1
Clause 35.07-4

Permit Trigger

Use of land for a dwelling (Section 2 Use) — Upgder 40ha site area

Buildings and works associated with a Section 2 Use

Use of the land for a dwelling must meet the requirements of Clause 35.0752 which are addressed as

follows:

Standard

Response

Access to the dwelling must be
provided via an all-weather road
with dimensions adequate to
accommodate emergency vehicles

The dwelling must be cannected to
a reticulated sewerage system ‘or if
not available, the wastewater must
be treated. dndcretainedon-site in
accordance, O with ~the  State
Enviranmeént . Protection  Policy
(Waters® of, Vietoria) under the
Environment £rotection Act 1970.

The dwelling must be connected to
a reticulated potable water supply

or have an alternative water supply
with adequate storage for domestic
use as well as firefighting purposes.

The dwelling must be connected to
a reticulated electricity supply or
have an alternative energy source.

The proposeddwelling*will be accessed via an existing drive
way andQ'crossover frem the Merton-Strathbogie Road
frontage: Merton-Strathbogie Road provides access from the
Strathbogie .township and nearby Euroa via the broader road
network <Whichy are all-weather roads with dimensions
adequate tol@accommodate emergency vehicles.

The ~ existing driveway and access arrangements can
accemmodate emergency service vehicles and enable them to
turn around within the property,

The dwelling will be connected to a wastewater treatment
system, in line with the recommendations of the Land
Capability Assessment (Appendix 5). The LCA provides
guidance as to the design of the wastewater treatment
system to ensure effluent is treated and retained on site in
accordance with the State Environment Protection Policy
(Waters of Victoria) under the Environmental Protection Act.

The system will be located and installed in accordance with
the recommendation of the LCA and to the satisfaction of the
responsible authority.

No reticulated water is available to the property. Appropriate
size rainwater tanks will be installed as an alternative source
of water supply for domestic, stock and firefighting purposes,
and be in line with regulations (i.e. minimum 10,000 litres
dedicated for firefighting purposes).

Reticulated power is available within close proximity of the
site. Connections will be provided in accordance with the
requirements of the authority.
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Clause 35.07-6 - Response to Decision Guidelines

The following is a response as relevant to the proposal to the Decision Guidelines at Clause 35.07-6:

General issues

14

The proposal has been considered against the Planning Policy Framework as provided in Section
5.1and 5.2 of the submission.

The proposal aligns with the vision and principles of the Goulbourn Broken regional Catehment
Strategy, in that the proposed dwelling will protect natural assets, in particular the waterway and
water quality, and enable more active control of pest plants and animals on site.

All wastewater from the proposed dwelling will be retained, treated and managed on site with a
wastewater disposal system that meets the requirements of the Septicank Codg-of Practise
and the requirements of the Responsible Authority (refer to the Land-Capability’Assessment -
Appendix 5).

The proposal is consistent with the surrounding pattern of use@and develepment of surrounding
properties along Merton-Strathbogie Road and Polly McQuinns Read, and further towards
Strathbogie.

The dwelling will connect to all available reticulateéd servicgs and utilise the existing road
network and crossover for access.

Agricultural issues

>

The land's small size and location make it generally unsuitable for traditional broadacre
agricultural practices nor is the surragnding land use context due to a pattern of fragmentation
and changing land-use to rural-résidential:overstime. The proposed dwelling and associated
domestic uses of the property.witl enable the property to be more actively managed, in particular
for pest plants and animals,

The proposed Use and developmertwitbnot remove productive agricultural land from production
and there are no agricultural agtivitie€s on adjoining or adjacent land that will be impacted by the
proposal. Opportugities are.still @vailable for very low-scale or domestic agricultural pursuits in
accordance with the Farming.Zone following development of a dwelling. The development of a
dwelling wilt, notgreclude.the use of the property from small scale or niche agricultural pursuits
that are.gonsistent withythe purpose of the Farming Zone.

The lzand,Capability’Assessment accompanying this submission (Appendix 5) demonstrates that
tHe préperty-s capable of treating and retaining wastewater and effluent on site in accordance
with'theSeptie Tank Code of Practice and Council's Environmental health requirements.

Theadjoining land is predominately used and developed for rural-residential uses with small
sealedural and domestic stock use. The proposed use of the land will not have any adverse
impact on the surrounding land uses. The proposal is consistent with this existing land use
pattern.
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4

>

While zoned for farming purposes, the land is constrained by the size of the parcel and existing
stands of vegetation inhibiting the site from being able to be utilised for any substantial farming
pursuit. The non-native vegetation existing on the site reflects the former traditional use as a
school comprising of large old Pine trees and Cypress.

The site is of little consolidation value with adjoining holdings due to its small size apnd
subsequent lack of return on investment, nor is it viable for offsite stock finishing, grazing or
fodder production in conjunction with a larger agricultural enterprise.

The proposed new dwelling will not impact negatively on the agriculture productivityof the lafd,
given its low productive potential and surrounding residential uses. The capacity of the lahd to
support low-scale, domestic or niche uses is enhanced by the development.6f.a dwelling.

Dwelling issues

>

The provision of a dwelling on this allotment will not result in loss ordfragmentation of productive
farm land, rather enabling more active management of the lan@d“for sustainable management
(esp. pest plant and animal management). The presence of a full-time manager onsite will allow
for the implementation of ongoing management strategies:

The dwelling will not be adversely affected by agricultural actiyities on adjacent land, nor will it
adversely affect operation and/or expansion of nearby agricuttural uses.

This area already contains a concentration of dwellings inthe area, with this lot being one of the
last to be developed with a dwelling. Develgpment ofthis lot for a dwelling is considered to be
in keeping with the prevailing use and character ofisurregunding properties.

The proposed dwelling on the site will enable.the ewner of the land to relocate to the area and
manage the property whilst also hecoming@member of the community. An existing shed is on
the site which currently storesiequipment forlengoing maintenance of property.

A whole farm managemernt plan hasinotbeen provided for the site due to the small scale of the
property. It is considered that cefisep/ation of the former state school site with aresidence will
contribute to and enhiance a preminent corner block to the entrance of Strathbogie Township and
provide for regutarongoing’genéral site maintenance, it is considered the proposed dwelling is
an appropriateoutcomedfor tife land.

Environmental issties

>

>

The subjectlandis.an underutilised crown allotment that is anomalous to the farming zone due
todits formePusetas a school. Development of the land for a dwelling and management in line
general fwanagement practises associated with a dwelling will result in a net environmental
benefitto the site due to:

o5~ An approved waste water system to treat and retain effluent.

o Retention and improvement of existing vegetation onsite and revegetation/removal of
pest plants species such as blackberries.

o More active management of the site due to a permanent dwelling being constructed on
the site, resulting in more effective onsite management of any pest plants and animals.

No vegetation removal is required to facilitate construction of the dwelling.
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Design and siting issues

» Itis considered that the proposed location of the dwelling avoids adverse impacts on landscape
features, views from Merton-Strathbogie Road and vistas by siting to take advantage of
vegetation screening and topography. A -

» The siting and location of the dwellings will not result in the loss of any native vegetation \,\q

S
» The use of non-reflective building materials and muted colours contributes to the dﬁélling

blending into the landscape. (QQ;Q (\\@
AN
» The modest size of this dwelling will result in no adverse impacts on the environgﬁé\ntal, ral

resource, aesthetic or amenity values of the area. Existing exotic vegeta@h along é)?b erty
boundaries will assist in screening the dwelling from Merton-Strathbogie R@d and pémoﬁde some
protection from wind. QQQ’ O

Q
N
» Sufficient setbacks are available from nearby dwellings (in partic the dvg&ﬁng to the East -
figure 6) to ensure no amenity impacts as a result of the propos@&i wellin\g,O

Q
» The dwelling will be setback approx. 41m (subject to detaile\éﬁsign) {cgf'n the property frontage,
which is the most suitable location considering the locatjon of arbéﬁsting cleared and levelled
area and appropriate provision of access to the dwelé@g for e@@ﬁency vehicles.

» Neighbouring dwellings varying in their setbaot%’ betw%@;'n\ 20m and 100m in some cases.
However, the proposed dwelling and setbacl@so"consis\tgﬁt with the character of blocks in the
immediatevicinity of the subject site and m\eﬁﬁtains{h;@r@/thm of setback observed on adjoining
and opposite allotments. Q s\s\@

AN

N\ >
r,‘ ‘- A ol "

<72 TN

S 0
R A,

Figure 6 — Facing east from Crossover - Land opposite the subject site developed with a dwelling (pictured
right) on Merton Strathbogie Road
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5.3.2 Clause 43.01 Heritage Overlay (HO4)
The purpose of the Heritage Overlay (as relevant to the proposal) is to conserve and enhance heritage
places of natural or cultural significance, to conserve and enhance those elements which contribute to
the significance of heritage places while ensuring that development does not adversely affect the .
significance of heritage places.
|
POLLY MCQUINNS ROAD
E HO - Heritnge Waoter course O_){b \}%
(2%
I {\“
Figure 7 - Heritage Overlay coverage on site. &O &O @6
The property is affected in part by the Heri %’ 0ver@y\$ @chedule Citation HO04) which relates to
Strathbogie Aerial Navaid, located appromq@ely 65@66901‘ the property in the Polly McQuinns Road
reserve — See figure 7. \(\@ \\\
Therefore, noting the location of thecNavaid ir@%lab?m to the subject site the Heritage Overlay affecting
the site is considered to be anore)agbus anchs{)zF' rrectly applied and does not directly affect the use or
development of the subject lag@Subseg)@en&@ﬁn assessment against HO provision has not been provided
with this submission. CQ
QOO :
AN
‘QQ" QO
P O
O Q7 S
&
Q
Q ~OQ o
\)K{\ X Q\\ Q*
@) (be 00 >
) o
o &0 42
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@ o g
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>

Figure 8 — Actual NavAid location in relation subject site.
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5.3.3 Clause 44.01-2 - Erosion Management Overlay

The purpose of the Erosion Management Overlay includes to protect areas prone to erosion, landslip, other
land degradation or coastal processes by minimising land disturbances and inappropriate development.

Pursuant to clause 44.01-2, a permit is required to construct a building or construct or carry out works
associated with the dwelling.

CLAUSE 44.01-6 - APPLICATION REQUIREMENTS

Existing site The subject site is currently developed with a shed and driveway<Works were

conditions undertaken to prepare the site for construction of the shed in_ atcordance>with
Planning Permit P2019-121 and the requirements of the responsible authority for
management of erosion prone-land during and after constructian.

The site drains to council infrastructure on Merton-Strathbegie Road-and stormwater
runoff from the shed drains to a dedicated tank onsite.

Extentof any The existing cleared and levelled area established’as part ofSvorks to construct the

proposed shed will be utilised as a pad site for the proposed dwelling. No works beyond minor

earthworks site cut to prepare the dwelling pad will becrequired:iNo further upgrades to the
existing formed access are required.

The means The site does not contain any evidence’af landslipor disturbed areas and the extensive
proposed to coverage of mature vegetation has@nsured stability of soils across the site.
sFabilise Runoff from the dwelling willh€e captured infainwater tanks to form potable water
disturbed supply with any overflow orsurface waterconveyed to a legal point of discharge to
areas the satisfaction of the regponsible-authatity.

A Land Capability Asséssment.has been prepared to demonstrate the ability of soils
onsite to treat and-retain wastewater. Refer to Appendix 5.

Clause 44.01-8 - Response ¢ Decision Guidelines
The following response provided to.fhe decision guidelines of EMO, as applicable to the proposal:

®  The proposal accords with the*Municipal Planning Strategy and the Planning Policy Framework as
demonstrated in sectian’d ofthis submission.

®  The site will 4e managed during construction in accordance with the requirements of the responsible
authority for' ergsioncontrol. All silt and sediment will be retained on site during the construction phase
to the satisfaction-of the Responsible Authority carried out in accordance with Construction Techniques
for Sedimentation Pollution Control (EPA publication No. 275, May 1991).

= Pue to’its'compact form, construction of the dwelling will not result in a concentration of stormwater or
surfaceflows over the boundary of the property. An appropriate drainage design will be developed utilising
a mix¥’of-detention and retention solutions to the satisfaction of the responsible authority.

®  ~No vegetation removalis required to facilitate construction of the dwelling. The existing access is already
fermed and drained, having been constructed in accordance with a previous planning permit.

=) An appropriate cleared and levelled area is already available to construct the dwelling, eliminating the
need to further disturb soils onsite. The proposed building envelope has been located to avoid the
requirement of further works to stabilise the site. The building site has already been stabilised with
appropriate batters applied during construction of the shed, Existing batters that are damaged or altered
during construction will be repaired and reinstated.

= Aland Capability Assessment (Appendix 5) has been prepared demonstrating the ability of soils onsite to
treat and retain wastewater for a 4-bedroom dwelling (exceeding the requirements of the proposed 3
bedroom dwelling), with the proposed wastewater field sized accordingly. The Wastewater field will be
located in an existing cleared areas to avoid disturbing further soil and to avoid unnecessary vegetation
removal. See Appendix 3 for details.
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6. PARTICULAR PROVISIONS

None relevant to the proposal.
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CONCLUSION

The proposed Use and Development of a dwelling on land at the Corner of Merton-Strathbogie Road &
Polly McQuinns Road, Strathbogie (Allot. 2A Sec. B PARISH OF WONDOOMAROGOK) is consistent with the
relevant objectives and policies as stated in the Municipal Planning Statement and Planning Polj&y
Framework of the Strathbogie Planning Scheme.

Use and development of a dwelling will not remove agricultural land from production or result ifroffsite
impacts on adjoining activity and is considered to be the most appropriate use for an under utlised
allotment with very little productive value. The proposed development is compatible withgand
complementary to the surrounding environment and is considered to maintain the lan@iscape character
of the area.

Use and development of a dwelling on the property will enable more active management©f the property
and consistent with the surrounding pattern of land use when considering the existing settled nature of
the area.

The proposal is commended to Council and, on behalf of our client, we took forward to a positive outcome
from the application.
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APPENDIX 1-TITLE
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APPENDIX 2 - SITE CONTEXT PLAN
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APPENDIX 3 - DWELLING PLANS
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APPENDIX 4 - DESIGN RESPONSE PLAN
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APPENDIX 5 - LAND CAPABILITY ASSESSMENT
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