
 

 
 

 

OFFICIAL 

 

 

Date Issued: 11 April 2024 

NOTICE OF AN APPLICATION FOR A PLANNING PERMIT 

 

The land affected by the application is located at: 15 Young Street, Nagambie VIC 3608 

The application is for a Permit for: Development of a Second Dwelling 

The applicant for the Permit is: Planography Pty Ltd 

The application Reference Number is: P2023-093 

 
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 Council 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 must be sent to the Responsible Authority in writing, include the reasons for the 
objection and state how the objector would be affected. 

 
The Responsible Authority will not decide on the application before: 25 April 2024 

 
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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2.0 INTRODUCTION 

 

This report has been prepared in support of a planning permit application for the use 

and development of land at 15 & 15A Young Street, Nagambie 3608. The planning 

permit is sought for the use and development of land for a second dwelling. 

 

This report provides an assessment of the proposal against the provisions of the 

Planning Policy Framework, the Local Planning Policy Framework, and other relevant 

provisions of the Strathbogie Planning Scheme. 

 

This report is to be read in conjunction with the following accompanying 

documentation: 

▪ Appendix 1 – Clause 55 Assessment 

▪ Appendix 2 – Certificate of Title  

▪ Appendix 3 – Site Plan 

▪ Appendix 4 – Floor Plan and Elevations for the Dwelling  

Through this report, and the enclosed supporting documentation, it is demonstrated 

that the proposed use and development represents an appropriate response to the 

application planning policies of the Strathbogie Planning Scheme and the relevant 

neighbourhood character objectives of the area.  

 

3.0 SITE DESCRIPTION 

The subject site is relatively flat and slopes toward the lake at the rear of the site. The land 

is contained within three parcels and is approximately 1521m2 in area. 

The subject site contains two existing dwellings and existing access with some scattered 

vegetation along the site’s northern and southern boundary.  

The front and central title plans include an easement of way to the rear lot.  There is also 

an easement for a party wall. 

Surrounding area: 

The subject site is located within an established residential precinct which comprises a 

varied built form which typically ranges between one and two storeys. Architectural styles 

vary within the Nagambie township from Victorian to more contemporary developments. 

The site is also well positioned in terms of proximity to public open space areas, 

educational facilities and recreation areas.  
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Figure 1 Location of the subject site (Subject site shown in red border) 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 2 Aerial view of the subject site (Subject site shown in red border) 
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Figure 5: The elevations for the proposed second dwelling: 

 

 

5.0 PLANNING ASSESSMENT 

5.1 Strathbogie Planning Scheme  

 

The land is governed by the Strathbogie Planning Scheme, with Strathbogie Shire 

Council being the Responsible Authority.  The relevant clauses of the Strathbogie 

Planning Scheme include: 

 

       VPP 

▪ Clause 11.01-1S Settlement 

▪ Clause 13 Environmental Risks and Amenity 

▪ Clause 15.01-1S Urban design 

▪ Clause 15.01-2S Building design 

▪ Clause 15.01-5S Neighbourhood character 

▪ Clause 15.02-1S Energy and resource efficiency 

▪ Clause 16 Housing 

 

LPPF 

▪ Clause 21.02-1 Whole Municipality 

▪ Clause 21.03-4 Nagambie 
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Comment 

The proposed development would strengthen the resilience and safety of 

communities and minimise the risk of harm to the environment, human health, and 

amenity. 

Clause 15.01-1S Urban design 

Objective 

To create urban environments that are safe, healthy, functional and enjoyable and that 

contribute to a sense of place and cultural identity. 

Clause 15.01-2S Building design 

Objective 

To achieve building design outcomes that contribute positively to the local context and 

enhance the public realm. 

 

Clause 15.01-5S Neighbourhood character 

 

Objective 

To recognise, support and protect neighbourhood character, cultural identity, and 

sense of place. 

 

Strategies 

▪ Ensure development responds and contributes to the strategic and cultural 

context of its location. 

▪ Ensure the form, scale, and appearance of development enhances the function 

and amenity of the public realm. 

▪ Ensure buildings and their interface with the public realm support personal safety, 

perceptions of safety and property security. 

▪ Ensure development provides landscaping that responds to its site context, 

enhances the built form and creates safe and attractive spaces. 

Comments 

The site is located in an established residential area where the there is a mix of built 

form examples including single dwellings, multi-unit and multi-storeys on single 

allotments. The proposal has been designed to maximise integration with the 

surrounding urban environment. 
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Clause 15.02-1S Energy and resource efficiency 

Objective  

To encourage land use and development that is energy and resource efficient, supports 

a cooler environment and minimises greenhouse gas emissions.  

Strategies  

Improve the energy, water and waste performance of buildings and subdivisions 
through environmentally sustainable development.  

Promote consolidation of urban development and integration of land use and 
transport.  

Improve efficiency in energy use through greater use of renewable energy technologies 
and other energy efficiency upgrades.  

Support low energy forms of transport such as walking and cycling.  

Reduce the urban heat island effect by greening urban areas, buildings, transport 
corridors and open spaces with vegetation.  

Encourage retention of existing vegetation and planting of new vegetation as part of 
development and subdivision proposals. 

Clause 16 Housing 

▪ Planning should provide for housing diversity, and ensure the efficient 
provision of supporting infrastructure.  

▪ Planning should ensure the long term sustainability of new housing, including 
access to services, walkability to activity centres, public transport, schools and 
open space. 

▪ Planning for housing should include the provision of land for affordable 
housing. 
 

 

5.2.2 Local Planning Policy Framework (LPPF) 

 Clause 21.02-1 Whole Municipality 

Objective 

To have consistent planning across the Municipality that individually represents and 

respects the natural and built environment. 
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Clause 21.02-6 Building Material – Muted Tones 

 

Objective 

To ensure that all structures blend in with the surrounding environment and that the 

aesthetic amenity of the area is preserved and/or enhanced. 

 

Clause 21.03-4 Nagambie 

 

Overview 

Nagambie’s population is growing significantly, albeit from a relatively small base. In 

recent times, the Strathbogie Shire has experienced increasing interest from the 

Melbourne and Shepparton property markets, particularly in the Strathbogie Ranges  

Avenel and Nagambie. Building approvals leapt from $2.25M to $7.25M in value in the 

year to 2006. The population of Nagambie was approximately 1,550 people in 2011, 

however the permanent population is expected to grow to around 4,000 people in the 

near future. When considering the population of Nagambie there is considerable 

tourist population of an additional 4,000 to 5,000 people during the peak season. This 

increase in population must be considered when planning for the future of Nagambie. 

 

Objective 

To grow Nagambie as an agricultural service centre as well as a visitor, lifestyle and 

Retirement centre. 

 

Related Strategies 

▪ Recognise Nagambie as a lakeside location. 

▪ Encourage the clustering of higher density dwellings around the town centre. 

▪ Retain High Street as the retail and community focus of Nagambie. 

▪ Consider the potential for a secondary retail area to be established in the area 

of the intersection of High Street and Vickers Lane subject to demand and 

floorspace analysis. 

 

 

5.2.3 Zones & Overlays 

       Clause 32.08 General Residential Zone 

       Purpose: 

▪ To implement the Municipal Planning Strategy and the Planning Policy Framework. 
▪ To encourage development that respects the neighbourhood character of the area. 
▪ To encourage a diversity of housing types and housing growth particularly in 

locations offering good access to services and transport. 
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▪ To allow educational, recreational, religious, community and a limited range of other 
non-residential uses to serve local community needs in appropriate locations. 

  

Comment:  

The site and surrounds are located with the GRZ1.  A second dwelling is considered 

appropriate in this location and meets the purpose of the zone. 

 

 
   

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

  

 

 

 

 General Residential Zone 

 

Clause 44.01 Land Subject to Inundation Overlay 

Purpose: 

▪ To implement the Municipal Planning Strategy and the Planning Policy Framework. 
▪ To identify flood prone land in a riverine or coastal area affected by the 1 in 100 (1 

per cent Annual Exceedance Probability) year flood or any other area determined by 
the floodplain management authority. 

▪ To ensure that development maintains the free passage and temporary storage of 
floodwaters, minimises flood damage, responds to the flood hazard and local 
drainage conditions and will not cause any significant rise in flood level or flow 
velocity. 

▪ To minimise the potential flood risk to life, health and safety associated with 
development.  

▪ To reflect a declaration under Division 4 of Part 10 of the Water Act, 1989. 
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Any matter required to be 
considered in the zone, overlay 
or other provisions. 

The proposal generally meets the purpose of the 
GRZ1 

The orderly planning of the 
area. 

Complies 

The effect on the amenity of 
the area. 

The proposed development is not considered to 
be in a location that will impact on the amenity of 
the area. The proposed setbacks ensure adequate 
distance from adjoining properties and the road 
frontage. 
 

The proximity of the land to 
any public land. 

The land is not abutting any public land. 

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

The proposal has taken into account the need for 
the protection of soil on the land. 

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

The stormwater will be managed according to the 
requirements of the Responsible Authority. 

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

No native vegetation will be removed. 

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

The site contained native vegetation will be 
maintained. 

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

There are no significant environment concerns for 
the subject site. 

The adequacy of loading and 
unloading facilities and any 
associated amenity, traffic flow 
and road safety impacts. 

This proposal is not considered to be a generator 
of heavy traffic. 

 
 

6.0 PLANNING DISCUSSION 

Planning Policy Framework & Local Planning Polices  

The SPPF provides guidance around matters including urban design, urban growth and 

sustainable development.  SPPF provides support for urban growth and infill 

developments in appropriate locations close to public transport, community facilities 
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and retail opportunities. The proposal will contribute positively to local urban 

character and sense of place, enhance liveability, diversity and amenity of the public 

realm.  

The proposed development provides a positive response to all relevant policies in the 

PPF as follows: 

• The development represents an increase in density and diversity and provides an 

efficient and environmentally sustainable development in an area with excellent 

access to existing social and physical infrastructure. 

• The proposal provides housing choice within an approved housing estate.  

• The development is of a high architectural standard and promotes quality urban 

design to contribute to the achievement of more liveable and attractive 

environment. 

• The development has been designed to achieve energy efficiency and 

environmentally sustainable design objectives. 

• The proposal makes use of existing service infrastructure. 

• The development is respectful of future adjoining property amenity as 

demonstrated in the attached Clause 55 Assessment.  

• The proposal is in accordance with the endorsed development plan and functional 

layout plan.  

The development proposed is considered to meet the objectives of these policies in 

providing for infill residential development on a site within an existing residential area 

suitably zoned for such purpose. The proposal is generally considered to accord to the 

key policies regarding built environment and design. The design and layout of the 

development is considered to meet the objectives in responding to the site context 

and protecting neighbourhood character and sense of place. The application site is 

also well located and provides both additional housing supply and further diversity in 

housing stock. 

Local policies emphasise the importance of provision of infrastructure including 

drainage and urban services. The site is located within the urban area where all the 

services will be easily available. The proposal will respect the existing development in 

the area in terms of the design of the dwellings and by utilising muted tone colours. 

Zone  

The proposal is in accordance with the objectives of the zone. The subject site was 

anticipated to be developed for higher density housing and contributes to the overall 

housing diversity of Nagambie. 
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The purpose of the zone is to ensure that development respects the identified 

neighbourhood character. The key decision guideline is the consideration of the 

objectives, standards and decision guidelines of Clause 55. 

 

The proposal is consistent with the outcomes sought by the zone by providing for an 

infill development and additional residential opportunities in an established 

residential area to meet the housing needs of different households. 

Overall, the development proposed achieves the outcomes sought by policy relating 

to settlement and housing. The site is located within the established boundaries of the 

town, where all services are available. The development will enhance the range of 

housing options within the township. 

 

7.0 CONCLUSION 

 

It is submitted that the above planning submissions and supporting documentation 

demonstrate the application is in accordance with the relevant provisions of the 

Strathbogie Planning Scheme. In summary the proposal: 

 

▪ Is well-considered and in accordance with relevant provisions of the Planning 

Scheme and local policies. 

▪ Is of a scale, design, and siting that respects the established neighbourhood 

character of the area and environmental landscape values of the land. 

▪ Responds appropriately to the provisions of the General Residential Zone 

(GRZ) for the development of land for a second dwelling. 

 

It is therefore submitted that a permit should be issued for the proposal. 
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buildings from a 

street respect the 

existing or 

preferred 

neighbourhood 

character and 

make efficient use 

of the site 

below: 

There is an existing building on both 

the abutting allotments facing the 

same street, and the site is not on a 

corner. 

The average distance of the setbacks 

of the front walls of the existing 

buildings on the abutting 

allotments facing the front street 

or 9 metres, whichever is the 

lesser. 

There is an existing building on one 

abutting allotment facing the same 

street and no existing building on the 

other abutting allotment facing the 

same street, and the site is not on a 

corner: 

▪ The same distance as the setback 
of the front wall of the existing 
building on the abutting 
allotment facing the front street 
or 9 metres, whichever is the 
lesser. 

There is no existing building on either 

of the abutting allotments facing the 

same street, and the site is not on a 

corner. 

6 metres for streets in a Road Zone, 

Category 1, and 4 metres for 

other streets. 

The site is on a corner. 

Min front setback if there is a building 

on the abutting allotment facing 

the front street, the same 

distance as the setback of the 

front wall of the existing building 

on the abutting allotment facing 

the front street or 9 metres, 

whichever is the lesser. 

 behind the established front 

dwelling. 
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the amenity of 

existing dwellings  

Where there are existing or 

simultaneously constructed walls 

or carports abutting the 

boundary on an abutting lot, the 

length of the existing or 

simultaneously constructed walls 

or carports, 

 whichever is the greater. 

A new wall constructed on or within 

200mm of a side or rear boundary of 

a lot or a carport constructed on or 

within 1m of a side or rear boundary 

of a lot should not abut the boundary 

for a length of more than: 

10m plus 25% of the remaining length 

of the boundary of an adjoining 

lot,or 

Where there are existing or 

simultaneously constructed walls or 

carports abutting the boundary on 

an abutting lot, the length of the 

existing or simultaneously 

constructed walls or carports, 

whichever is the greater. 

Yes 

 

A new wall or carport may fully abut a 

side or rear boundary where slope and 

retaining walls or fences would result 

in the effective height of the wall or 

carport being less than 2 metres on 

the abutting property boundary. 

Yes 

 

The height of a new wall constructed 

on or within 200mm of a side or rear 

boundary or a carport constructed on 

or within 1 metre of a side or rear 

boundary should not exceed an 

average of 3.2 metres with no part 

higher than 3.6 metres unless 

abutting a higher existing or 

simultaneously constructed wall. 

Yes 
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