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Planning Report ï  Standard  
 

Application Details: 

Application is for: 

Use and development of the land for a Camping and 
Caravan Park, Restaurant and Place of Assembly, Two 
Lot Subdivision, Creation of an Easement,and Removal 
of Native Vegetation 

Applicant: Tomkinson Group 

Lodged Date:  29 November 2023 

Statutory Days: 

More than 60 days 

 

60 days = Monday 8 July 2024. Amended application 
submited on 9 May 2024. 

 

Application Number:  P2023-128 

Assessing Officer: 
Braydon Aitken Manager 

Planning and Investment Department  

Address and Title Details: 

L1 TP578242L V9667 F723 

82 Kirwans Bridge Road, Nagambie VIC 3608 

Also known as 225 Lobbs Lane & 

Lot 2, TP878622C V2274 F974 (Goulburn- Murray Water 
land where jetties will be located). 

 

Current Use / Development: Farming Zone and restaurant/function centre. 

Zone/s: 
Farming Zone 

Public Park and Recreation Zone (jetties only). 

Overlay/s: 
Floodway Overlay (no proposed additional mapping as 
part of C52). 

Permit Trigger/s: 

Permit Triggers 

Farming Zone (FZ) 

35.07-1 ï Use of the land for a Camping and Caravan 
Park (including managerôs residence) & Place of 
Assembly and Restaurant. 

 

35.07-3 ï Subdivision of land to create smaller lots in 
40ha area. Two lot subdivision to create a lot for an 
existing dwelling. 

 

35.07-4 ï Buildings and works associated with the above 
proposed land uses. 

 

Public Park and Recreation Zone (PPRZ) 

36.02-1 Use and development of the land for a Camping 
and Caravan Park. Consent from the Public Land 
Manager has been obtained. 
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36.02-2 ï Buildings and works for Jetties. Consent from 
the Public Land Manager has been obtained. 

 

Floodway Overlay (FO) 

44.04-3-2 Buildings and works (jetties) 

 

44.04-3 Subdivision ï the subdivision will not create any 
new lots entirely within the FO. 

 

The permit triggers under the FO are exempt from notice 
and appeal rights.  

 

Clause 52.02 Easements, Restrictions and Reserves 

Creation of an easement for shared access to existing 
water infrastructure. 

 

Clause 52.17 Native Vegetation 

52.17-1 planning permit required to remove native 
vegetation. 0.1.05ha of native vegetation is proposed for 
removal, which includes patches of wetland vegetation 
(including small trees) to allow for the construction of 
jetties. No large trees are proposed to be removed.  

 

The removal falls within the Intermediate Assessment 
Pathway. No section 55 referral required. Given the 
environmental issues raised with this site as part of the 
previous application (P2020-124), a section 52 referral 
will be sent to DEECA.  

 

Other Matters 

Clause 52.06 Car Parking 

No reduction in car parking requirements sought. No 
specific rate specified for Camping and Caravan Park. 
See assessment section of report for further detail on this 
and an assessment of restaurant and place of assembly 
parking requirements. In summary the land is a large self-
contained site with enough room to provide adequate car 
parking for the proposed uses. 

 

Clause 52.06 Signs 

The application does not seek approval for any 
advertising signage. 

 

52.34 Bicycle Facilites  

Spaces can be required as a condition of the planning 
permit. Should one be granted. 

 

 



 Page 3  

Managerôs residence is included as part of Camping 
and Caravan Park Use (see previous VCAT decision 
ï P2020-124) 

 

 

 

Any garden area requirements No  

Is a CHMP required: 

Consider AH Regs 2018 and Tool 

Yes ï CHMP has be prepared and approved for the land 
and the proposal ï CHMP No. 16855. Approved CHMP 
covers activity area.  

Encumbrances on Title: Nil. 

Open Potable Catchment Area: 

Consider Clause 66.02-5 
No 

Contamination: 

Consider PPN30 

The land is no considered to be potentially contaminated. 
No sensitive land use proposed, and risk of 
contamination considered to be low. There is no know 
activity that has been undertaken on the land whereby 
contamination might be considered. No further work 
required. 

HP Gas Line: 

Section 52 to  

APAProtection@apa.com.au 

No 

Adjacent to the Principal Road 
Network: 

Section 55 to DoT 

No 

Proximity to any activity that may 
impact amenity either way: 

Yes ï agriculture ï assessment to be undertaken as part 
of application process. 

Bushfire Prone Area: 

Consider Clause 13.02 

Yes ï Bushfire Management Plan and Emergency 
Management Plan provided as part of the application.  

Clause 71.02-3 óIntegrated 
Decision Makingô assessment: 

Considered in report 

Clause 71.03-2 óAcceptable 
Outcomesô: 

Considered in report 

 
Application Checklist: 
 

Application form                      Ἠ Title                                  Ἠ 
Fee paid           - invoice sent                     

ἦ 

Plans of Proposal                   Ἠ Planning Report               Ἠ 

LCA ï not required - 
sewerage                                       

Ἠ 

Geotechnical Report    N/A          

ἦ   
Bushfire Reports               Ἠ Biodiversity Report               ἦ 

 

Pre-Application Meeting         Ἠ   

Document ID Braydon 
 

Clause 54/55/56   - N/A            

ἦ   
Any other -  

 
 

mailto:APAProtection@apa.com.au
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Disclosure of Conflicts of Interest in relation to advice provided in this report 
After reading the definitions of a general or material conflict of interest as defined by the Local 
Government Act 2020, do you have a conflict of interest? 

Yes   δ 

(if YES, please complete a Conflict of Interest and Declaration Making Declaration form) 
 

No   χ

 

Recommendation 

That Council -  

¶ having caused notice of Planning Application No. P2023-128 to be given under Section 
52 of the Planning and Environment Act 1987 and or the planning scheme and having 
considered all the matters required under Section 60 of the Planning and Environment 
Act 1987 decides to issue a Notice of Decision to Grant a Permit under the relevant 
provisions of the Strathbogie Planning Scheme in respect of the land known as L1 
TP578242 V9667 F723, 82 Kirwans Bridge Road Nagambie VIC 3608, for the Use 
and development of the land for a Camping and Caravan Park, Restaurant and 
Place of Assembly, Two lot subdivision, creation of an easement and removal of 
native vegetation, in accordance with endorsed plans, subject to the following 
conditions: 

 

Conditions: 

General 

Amended Plans  

1.  Before the use or development starts, amended plans to the satisfaction of the 
Responsible Authority must be submitted to and approved by the Responsible Authority. 
When approved, the plans will be endorsed and will then form part of the permit. The 
plans must be generally in accordance with the plans (prepared by Tomkinson, 
Nagambie Waters Kirwans Bridge Road, Nagambie, drawing number 501347SPO1 
dated July 2024), but modified to show:  
 

(a) Updated site plan showing buffers (building exclusion zones) along the northern 
boundary (20m), eastern boundary (40m) and southern boundary (50m). 

(b) Provision of 10 bicycle parking spaces. 
(c) A shared path connection for pedestrian and cyclists from the development to the 

existing footpath network in Nagambie. Should the shared path connection traverse 
private land, a Section 173 Agreement must accompany the plans that secures, 
permission to use the land for this purpose and the required ongoing maintenance 
of the shared path to the satisfaction of the Responsible Authority. 

(d) The location, height, size and floor areas of all buildings located on site 
(e) Elevation for all buildings, including colours and materials using muted tones for 

external materials. 
(f) A guest management plan for each of the uses approved under this planning permit, 

including: 

¶ Measures to manage noise, litter and guest access to the eastern backwater 
(waterway). 

¶ Operating hours for the restaurant and function centre. 

¶ An approved liquor licence for the function centre and restaurant (including 
patron numbers). 
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Layout Not Altered 

2. The use and development as shown on the endorsed plans must not be altered without 
the written consent of the Responsible Authority.  
 

Buildings and Works to be Completed Prior to Use 
 

3. Prior to the commencement of use for each stage, all buildings and works shown on the 
endorsed plans must be completed to the satisfaction of the Responsible Authority. 
Endorsed management plans must be implemented to the satisfaction of the 
Responsible Authority. 
 

Staged Development  
 

4. The development must proceed in the order of stages as shown on the endorsed plans 
unless otherwise agreed to in writing by the responsible authority. 

 
Design and Amenity 
 

5. The external cladding of all proposed buildings, including the roofôs, must be constructed 
of new materials of muted colours to enhance the aesthetic amenity of the area. Material 
having a highly reflective surface must not be used.   

 

6. External lighting must be designed, baffled and located to the satisfaction of the 
Responsible Authority such that no direct light is emitted outside the boundaries of the 
subject land. 

 

7. The site shall always be kept in a neat and tidy condition to the satisfaction of the 
Responsible Authority. Any litter shall be immediately removed from the site and 
surrounding area at the direction of the Responsible Authority. 
 

8. The caravan and camping park must not be used to accommodate any person for a 
period of more than three (3) months in any calendar year, with the exception of within 
the on-site managerôs residence. 
 

9. The amenity of the area must not be detrimentally affected by the use, through the:  
 

a) Appearance of any building, works or materials. 
b) Transport of materials, goods or commodities to or from the land. 
c) Emission of noise, artificial light, vibration, smell, fumes, smoke, vapour, steam, 

soot, ash, dust, wastewater, waste products, grit or oil. 
d) Presence of vermin. 

 

Subdivision Mandatory Requirements 

10. The owner of the land must enter into agreements with the relevant authorities for the 
provision of water supply, drainage, sewerage facilities, electricity and gas services to each 
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lot shown on the endorsed plan in accordance with the authorityôs requirements and relevant 
legislation at the time. 

 

11. All existing and proposed easements and sites for existing or required utility services and 
roads on the land must be set aside in the plan of subdivision submitted for Certification in 
favour of the relevant authority for which the easement or site is to be created. 

 

12. The plan of subdivision submitted for Statement of Compliance under the Subdivision Act 
1988 must be referred to the relevant authority in accordance with Section 8 of that Act. 

 

Flora and Fauna Assessment 

13. The flora and fauna assessment approved under this permit must be complied with and 
implemented, including the identified mitigation measures, to the satisfaction of the 
Responsible Authority.  
 

14. Prior to the commencement of any works the targeted surveys and hydrological 
assessments recommended as part of the flora and fauna assessment must be completed 
to the satisfaction of the Responsible Authority. Any mitigation measures identified as part 
of these documents must be implemented to the satisfaction of the Responsible Authority. 

 

Integrated Land and Waterway Management Plan 

15. Before the use and development starts, an integrated land and waterway management plan 
for the management and operation of the land must be submitted and approved by the 
Responsible Authority. The plan must: 

a) be prepared to the satisfaction of the responsible authority 
b) be prepared by a suitably qualified person 
c) be submitted in electronic form 
d) include the following details: 

i. Overall environmental objectives for management of the land and techniques 
to achieve these objectives. 

ii. Techniques to protect and enhance the biodiversity of the land, including the 
retention of vegetation and faunal habitat and the need to revegetate 
including riparian buffers along waterways and property boundaries. 

iii. An implementation and staging plan. 
iv. Methods for the control and eradication of weeds. 
v. Methods for the control of pest animals. 
vi. The use of fencing which is permeable for native fauna. 
vii. Re-vegetation of the site using native and indigenous species. 
viii. Improving the condition of waterway frontages with vegetation. 
ix. Preventing stock access to waterways 
x. Practices and procedures to ensure that no significant adverse 

environmental impacts occur because of the use 
xi. Detail of how moorings will be prohibited at all jetties and along the foreshore 

of the site. 
xii. Detail of how the site will be managed to prevent the launching of powered 

vessels from the site into the eastern backwater. 
xiii. Implementation of all recommendations from the approve Flora and Fauna 

report. 
 

Environmental Construction Management Plan 
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16. Before the use and development starts, a construction environmental management plan 
must be submitted and approved by the Responsible Authority. The plan must: 

a) manage impacts and assign accountabilities for impacts on biodiversity, including 
but not limited to: 

i. Preparation and implementation of management strategies or plans for 
mitigation and offsetting of impacts on native vegetation. 

ii. Preparation and implementation of management strategies or plans for flora 
and fauna species listed under the Flora and Fauna Guarantee Act. 

iii. Monitoring, reporting and auditing of relevant activities and environmental 
outcomes, including the role of an independent auditor to be appointed by 
the applicant. 

iv. Mechanisms for ensuring compliance for all construction activities. 
 

Landscaping  

17. Prior to the commencement of works, an updated landscape masterp lan must  be 
submit ted and approved by the Responsib le Author i ty . The updated plan must: 

a) Be consistent with the landscape buffer areas shown on the endorsed site plan 
b) Be consistent with the endorsed integrated land and waterway management plan. 
c) Be consistent with the approved Bushfire Management Plan. 

 

18. Prior to the commencement of use all landscaping works shown on the endorsed plan must be 
carried out and completed to the satisfaction of the responsible authority.  
 

Native Vegetation 

Notification of Permit Conditions 

19. Before works start, the permit holder must advise all persons undertaking the vegetation 

removal of works on site of all relevant permit conditions and associated statutory 

requirements or approvals. 

 

Protection of Patches of Native Vegetation and Scattered Trees 

20. Before works start a native vegetation protection fence must be erected around all patches 

of native vegetation and scattered trees to be retained on site.  This fence must be erected 

around the patch of native vegetation at a minimum distance of 5 metres from retained native 

vegetation and/or at a radius of 12 x the diameter at a height of 1.3 metres to a maximum of 

15 metres but no less than 2 metres from the base of the trunk of the tree.  The fence must 

be constructed of star pickets and flagging tape or webbing to the satisfaction of DEECA 

Hume region.  The fence must remain in place until all works are completed to the 

satisfaction of DEECA Hume region. 

 

Alternatively, if the layout of the site does not allow space and clearance for fencing off 

retained vegetation then before works begin all trees to be removed must be clearly 

marked so there can be no confusion about which vegetation is to be retained and what 

is being removed.  All staff and contractors undertaking works must be clearly briefed on 
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what the tree markings mean to ensure only permitted vegetation is removed or 

otherwise impacted. 

 

Except with the written consent of the DEECA Hume region within the area of native 

vegetation to be retained and tree protection zone associated with the permitted use 

and/or development, the following is prohibited ï  

a) Vehicular or pedestrian access. 

b) Trenching or soil excavation. 

c) Storage or dumping of any soils, materials, equipment, vehicles, machinery or waste 

products. 

d) Entry and exit pits for underground services. 

e) Any other actions or activities that may result in adverse impacts to retained native 

vegetation. 

 

Offset Requirement 

21. To offset the removal of 0.105 hectares of native vegetation the permit holder must secure 

a native vegetation offset in accordance with the Guidelines for the removal, destruction or 

lopping of native vegetation (DELWP 2017) as specified below ï  

 

General Offset 

 

A general offset of 0.058 General Habitat Units ï  

¶ Located within the Goulburn Broken Catchment Management Authority boundary 

or Strathbogie Shire municipal district. 

¶ With a minimum strategic biodiversity score of at least 0.710. 

 

22. Before any native vegetation is removed, evidence that the required offset for the project 

has been secured must be provided to the satisfaction of Strathbogie Shire.  This evidence 

is one or both of the following ï  

a) An established first party offset site including a security agreement signed by both 

parties, and a management plan detailing the 10 year management actions and 

ongoing management of the site and/or 

b) Credit extract(s) allocated to the permit from the Native Vegetation Credit Register.  

A copy of the offset evidence will be endorsed by the responsible authority and form 

part of this permit.  Within 30 days of endorsement of the offset evidence by the 

responsible authority a copy of the endorsed offset evidence must be provided to the 
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Department of Energy, Environment and Climate Action via 

pa.assessment@delwp.vic.gov.au 

 
Engineering 

Roads, Pathways and Common Access 

23. Prior to the commencement of works, construction plans for all proposed roadways and 
pathways must be submitted to and approved by the Responsible Authority. When approved 
the plans will be endorsed and will form a part of the permit. The plans must be drawn to 
scale with dimensions and an electronic copy in both .dwg and .pdf formats must be 
provided.  

 

24. The final design parameters for the roadways and pathways must be based on the relevant 
Australian and VicRoads standards and in accordance with the requirements of Councilôs 
Infrastructure Design Manual (IDM) as modified from time to time, all to the satisfaction of 
the Responsible Authority. All works shall conform to plans and specifications prepared by 
a qualified engineer at Ownerôs expense and approved by the Responsible Authority.  
 

Use 

25. Prior to the commencement of use, internal roads shall be formed, drained and surfaced in 
accordance with detailed plans and specifications prepared by the Applicant/ Owner and 
approved by the Responsible Authority. 

 

26. For Common Access, the drainage system must be constructed before commencement of 
the use and development as per the approved plans 

 

Urban Vehicle Crossing Requirements 

27. Prior to the commencement of use, the proposed development must have a vehicular 
crossing constructed according to the councilôs Infrastructure Design Manual standard 
drawing SD250 and must: 

a) Be constructed at a right angle to the road or as otherwise approved, any 
redundant crossing shall be removed and reinstated to the satisfaction of the 
Responsible Authority. 

b) Have adequate pipe capacity to cater for any upstream flow, if required. 
c) Be setback a minimum of 1.5 meters from any side-entry pit, power or 

telecommunication pole, manhole cover, or marker, or 3 meters from any 
street tree. 

d) Include a sealed bell mouth to the access to prevent overspill of loose stones. 
e) Obtain a works within Road Reserves permit from the Responsible Authority 

prior to carrying out any vehicle crossing works. 
 

28. The vehicle crossing to the land is to be located, constructed and maintained to the 
satisfaction of the Responsible Authority.  

 

mailto:pa.assessment@delwp.vic.gov.au
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29. The vehicle crossing to the land shall be located so that adequate sight distance is achieved 
to comply with Australian Standards AS2890.1 Section 3.2.4 and as specified in Austroadsô 
Guide to Road Design Part 4A Section 3.4 ï óSight Distance at Property Entranceô. 

 

Subdivision Requirements 
 
30. Prior to the issue of Statement of Compliance for the subdivision, a maintenance bond to 

the value of 5% of the actual cost of road and drainage works must be paid to the 
Responsible Authority.  

 
31. Prior to the issue of a Statement of Compliance payment must be made to the Responsible 

Authority of a supervision fee up to 2.5% of the actual cost of roads and drainage works, the 
amount to be determined by the Responsible Authority (the permit holder must submit a 
copy of the road and drainage Construction Contract Schedule, for verification of the amount 
by Council. 

 

32. Prior to the issue of a Statement of Compliance payment must be made to the Responsible 
Authority of an engineering design checking fee of up to 0.75% of the value of documented 
works, the amount to be determined by the Responsible Authority.  

 

33. Prior to the issue of a Statement of Compliance, lighting must be provided to all areas of the 
park which are in use including pathways, roadways, common areas and recreation, and 
that intersections and pedestrian crossings are provided with lighting as per AS/NZS 2890.1 
and AS/NZS 1158.3.1. Areas which are not in use (for example: sections closed in low 
season) do not have to be illuminated until they are in use. 

 

Urban Drainage ï Works 

34. All stormwater and surface water discharging from the site, buildings and works must be 
conveyed to the legal point of discharge drains to the satisfaction of the Responsible 
Authority/ Goulburn Murray Water. No effluent or polluted water of any type may be allowed 
to enter the stormwater drainage system or waterway. 

 

35. No concentrated stormwater shall drain or discharge from the land to adjoining properties.  
 

Drainage Discharge Plan  

Works 

36. Prior to the commencement of works, a properly prepared drainage discharge plan with 
computations to the satisfaction of the responsible authority must be submitted to and 
approved by the Responsible Authority.  When approved, the plans will be endorsed and 
will then form part of the permit. The information submitted must show the details listed in 
the councilôs Infrastructure Design Manual (IDM) and be designed in accordance with the 
requirements of that manual. 

 

The information and plans must include:  

a) Details of how the works on the land are to be drained and/or retarded.  
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b) Provision for any exiting overland flow paths and measures for ensuring these 
flows will be directed away from the proposed development.  

c) A maximum discharge rate from the site to be determined by computations in 
accordance with the IDM to the satisfaction of the Responsible Authority. 

d) Computations including total energy line and hydraulic grade line for the existing 
Underground pipe drains conveying stormwater to the legal point of discharge. 

e) Measures to enhance stormwater discharge quality from the site and protect 
downstream waterways Including the expected discharge quality emanating from 
the development (output from MUSIC or similar) and design calculation 
summaries of the treatment elements. 

f) Documentation demonstrating approval from the relevant authority for the legal 
point of discharge. 

g) The details of the incorporation of water sensitive urban design in accordance 
with clause 20.3.1 of the Infrastructure Design Manual. 

h) Maintenance schedules for treatment elements. 
i) discharge from the development must be directed into the councilôs existing 

drainage infrastructure.  
j) The proposed finish surface level of the lot and the finished slope of the lot. 
k) All roof water from buildings and surface water from hard paved areas must be 

collected and conveyed to a drainage easement or to the legal point of discharge 
to prevent stormwater nuisance to adjoining land. 

l) Indication of extent and depth of cut and/or fill to be carried out to the natural 
profile of the land. 

m) The potential flood risk to life, health and safety associated with the development. 
Flood risk factor to consider include but not limited to the frequency, duration, 
extent, depth and velocity of flooding of the site and accessway. 

n) The effect of the development on redirecting or obstructing floodwater, 
stormwater or drainage water and the effect of the development on reducing flood 
storage and increasing flood levels and flow velocities. 

o) The danger to the occupants of the development, other floodplain residents and 
emergency personnel if the site or accessway is flooded. 

 

Use 

37. Prior to the commencement of use all works shown on the approved drainage discharge 
plan must be completed to the satisfaction of the Responsible Authority. 

 

General construction management requirements  

38. Prior to the commencement of works, including demolition and excavation, a Construction 
Management Plan must be submitted to and endorsed by the Responsible Authority. No 
works are permitted to occur until the Plan has been endorsed by the Responsible Authority. 
Once endorsed, the construction management plan will form part of the permit and must be 
implemented to the satisfaction of the Responsible Authority. The plan must provide details 
of the following: 

a) Hours for construction activity in accordance with any other condition of this 
Permit. 

b) Measures to control noise, dust, water and sediment laden runoff. 
c) Measures to inform adjacent residents of work schedules, etc. 
d) Measures relating to removal of hazardous or dangerous material from the 

site, where applicable. 
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e) A plan showing the location of parking areas for construction and sub- 
contractorsô vehicles on and surrounding the site, to ensure that vehicles 
associated with construction activity cause minimum disruption to 
surrounding premises. Any basement car park on the land must be made 
available for use by sub-constructors / tradespersons upon completion of 
such areas, without delay. 

f) A Traffic Management Plan showing truck routes to and from the site. 
g) Swept path analysis demonstrating the ability for trucks to enter and exit the 

site in a safe manner for the largest anticipated truck associated with the 
construction. 

h) A plan showing the location and design of a vehicle wash-down bay for 
construction vehicles on the site. 

i) Measures to ensure that sub-contractors / tradespersons operating on the 
site are aware of the contents of the Construction Management Plan. 

j) Contact details of key construction site staff. 
k) A site plan showing the location of any site sheds, on-site amenities, building 

waste storage and the like, noting that Council does not support site sheds 
on Council road reserves; and 

l) Any other relevant matters. 
 

39. Prior to the commencement of works, a Site Environment Management Plan (SEMP), must 
be submitted to and approved by the responsible authority and, where relevant, other 
authorities. When approved, the plan will be endorsed and form part of this planning permit. 
The SEMP must include (but not necessarily limited to) details regarding the following:  

a) Identification of all stockpiles, storage, parking and machinery storage 
locations and management requirements during the construction of the 
development.  

b) Appropriate sediment control, erosion, and drainage management to be 
implemented on site, to ensure no sediment or sediment laden runoff enters 
waterways, wetlands or moves off site during the construction of the 
development.  

c) Weed control and management on site, including appropriate vehicle hygiene 
measures, during the construction of the development. 

d) Appropriate monitoring/compliance and reporting requirements for the 
approved use and development, and the components of and actions set out 
in the SEMP.  

e) The person/s responsible for implementation and compliance of each aspect 
of the SEMP.  

f) All persons undertaking works on site must be fully briefed on all aspects and 
requirements of the endorsed SEMP. 

 

40. The SEMP approved under this permit must be complied with and implemented at all times 
to the satisfaction of the Responsible Authority. 

 

41. No excavated or construction materials may be placed or stored outside the site area or on 
the adjoining road reserves, except where the materials are required in connection with any 
road or footpath construction works in such reserves that are required as part of the permit. 

 

42. Prior to the commencement of works, the owner or developer must submit to the 
Responsible Authority a written report and photos of any prior damage to public 
infrastructure. Listed in the report must be the condition of kerb & channel, footpath, seal, 
street lights, signs and other public infrastructure fronting the property and abutting at least 
two properties either side of the development. Unless identified with the written report, any 
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damage to infrastructure post construction will be attributed to the development. The owner 
or developer of the subject land must pay for any damage caused to the Councils 
assets/Public infrastructure caused as a result of the development or use permitted by this 
permit. 

 

43. Appropriate signage and line marking shall be provided to the satisfaction of the Responsible 
Authority. 

 

44. Appropriate steps must be taken to retain all silt and sediment on site during the construction 
phase to the satisfaction of the Responsible Authority and must be carried out in accordance 
with the following EPA guidelines and policies: - 

 

¶ Environmental Guidelines for Major Construction Sites (EPA publication No. 480, 
December 19985); and 

 

¶ Construction Techniques for Sedimentation Pollution Control (EPA publication 
No. 275, May 1991) 

 

45. In the event of mud, crushed rock or other debris being carried onto public roads or footpaths 
from the subject land, appropriate measures must be implemented to minimise the problem 
to the satisfaction of the Responsible Authority. 

 

46. The permit holder shall ensure that dust suppression is undertaken in the form of constant 
water spraying or other natural based proprietary dust suppressant to ensure that dust 
caused by vehicles moving along the access road and/or within the site does not cause a 
nuisance to surrounding properties to the satisfaction of the Responsible Authority. The 
development shall not have an adverse impact on existing or future air quality. 

 

47. Soil erosion control measures must be employed throughout the construction stage of the 
development to the satisfaction of the Responsible Authority. 

 

48. The earthworks and lot filling must be as per the guidelines specified in Councilôs 
Infrastructure Design Manual, to the satisfaction of the Responsible Authority. 

 

49. The approved SEMP must be implemented to the satisfaction of the Responsible Authority. 
 

Car Parking 

Works 

50. Prior to the commencement of works, associated with the provision of car parking, detailed 
layout plans demonstrating compliance with Austroads publication óGuide to Traffic 
Management Part 11 Parking Management Techniquesô, Australian Standards ñAS2890: 
Parking Facilitiesò and to the satisfaction of the Responsible Authority must be submitted to 
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and approved by the Responsible Authority.  The plans must be drawn to scale with 
dimensions. 

Use 

51. Prior to the commencement of use, the area(s) set aside for parking of vehicles and access 
lanes as shown on the endorsed plans must: - 

a) Be surfaced with an all-weather surface and treated to prevent dust, 
b) Be drained in accordance with an approved drainage plan, 
c) Provide for vehicles to pass on driveways, 
d) Be constructed and completed to the satisfaction of the Responsible Authority, 

and 
e) Provide an area that is adequate for loading/unloading of recurring deliveries. 

 

Environmental Health Conditions  

52. The Restaurant is required to be registered with Council under the Food Act 1984. 
 

53. The Caravan Park will require registration with Council under the Residential Tenancies Act 
1997 and comply with the requirements of the subsequent Residential Tenancies (Caravan 
Parks and Movable Dwellings Registration and Standards) Regulations 2020. The owner is 
required to liaise with Councilôs Environmental Health Officer prior to the commencement of 
works in relation to compliance with the Regulations Part 3, Division 1 ï Fire and Emergency 
Management and Division 3 ï Standards for movable dwellings and annexes.  

 
It is noted that the proposed development cannot commence without the connection of 

reticulated sewerage and water. 

 

Goulburn Valley Region Water Corporation 

54. Payment of new customer contribution charges for water supply to the development, such 
amount being determined by the Corporation at the time of payment.  

 

55. Provision of a reticulated water supply and associated construction works to each allotment 
within the development, at the developerôs expense, in accordance with standards of 
construction adopted by and to the satisfaction of the Goulburn Valley Region Water 
Corporation. (The works may include, but not be limited to the construction of a water 
boosting pumping station, supply mains and gravity mains and tanks). Substantial 
downstream augmentation works will be required at the developerôs expense. This will be 
confirmed during liaison with the Developerôs engineering consultant.  

 

56. Provision of one water tapping for proposed Lot 1 at the developerôs expense, in 
accordance with standards of construction adopted by and to the satisfaction of the 

Goulburn Valley Region Water Corporation. 

 

57. Provision of water supply meter/s to proposed Lot 1, located at the property 
boundary and to the satisfaction of Goulburn Valley Region Water Corporation. 

 

58. If required, provision of reserves for water supply purposes over existing and/or 
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proposed water supply Infrastructure located within private property. The reserve 

must be adequately sized to enable unrestricted access to the water supply 

infrastructure for operation and maintenance purposes. The reserve must not be 

encumbered by any easements. The reserve will be required to be fenced to the 

satisfaction of Goulburn Valley Water at the developerôs expense. 

 

59. Payment of new customer contributions charges for sewerage services to the 
development, such amount being determined by the Corporation at the time of 

payment. 

 

60. Provision of reticulated sewerage and associated construction works to each 
allotment within the development, at the developerôs expense, in accordance with 

standards of construction adopted by and to the satisfaction of the Goulburn Valley 

Region Water Corporation. The works may include, but not be limited to the 

construction of a sewerage pumping station, rising mains and gravity mains etc. 

Substantial downstream augmentation works will be required, at the developersô 

expense. This will be confirmed during liaison with the Developerôs engineering 

Consultant. 

 

61. Reserves for sewage pump stations to be in favour of Goulburn Valley Region Water 
Corporation. The reserve must be adequately sized to enable unrestricted access to 

the sewage pump station for operation and maintenance purposes. The reserve 

must not be encumbered by any easements. 

 

62. Connection of all sanitary fixtures within the development to reticulated sewerage, at the 
developerôs expense, in accordance with standards of construction adopted by and to the 
satisfaction of the Goulburn Valley Region Water Corporation. All works required are to be 
carried out in accordance with AS 3500.2 - óSanitary plumbing and drainageô, and to the 
satisfaction of the Corporationôs Property Services department. 

 

63. Payment of any outstanding contributions towards existing sewerage scheme, such an 
amount being determined by the corporation at the time of payment. 

 

64. Provision of easements in favour of the Goulburn Valley Region Water Corporation over all 
existing and proposed sewer mains located within private property. 

 

65. Pursuant to Section 36 of the Subdivision Act, if the Corporation considers that, for the 
economical and efficient subdivision and servicing of the land covered by the Application for 
Permit, it requires the owner of the land to acquire an easement over other land in the 
vicinity. That is, any land not owned by the Developer through which a sewerage extension 
servicing the development is to be located, easements shall be created in favour of the 
Corporation. 

 

66. Discharge of trade waste from the development shall be subject to a Trade Waste Consent 
Agreement. Application to determine the specific requirements for your 

development may be required. Please contact the Business Customer Service Team 

on 5832 4800 or via email mail@gvwater.vic.gov.au  to discuss your businessô 

needs 

mailto:mail@gvwater.vic.gov.au


 Page 16  

 

67. The land to be included in an extension of the Sewer and Water Supply District and the 
owner agree to contribute to the actual cost to extend the District Boundary necessary to 
provide reticulated sewer and/or water to this development. Such amount being determined 
by the Authority at the time of payment. 

 

68. The operator under this permit shall be obliged to enter into an Agreement with Goulburn 
Valley Region Water Corporation relating to the design and construction of any sewerage or 
water works required.  The form of such Agreement shall be to the satisfaction of Goulburn 
Valley Water. A copy of the format of the Agreement will be provided on request. 

 

69. The plan of subdivision lodged for Certification is to be referred to the Goulburn Valley 
Region Water Corporation pursuant to Section 8(1) of the Subdivision Act, 1988. 

 

Country Fire Authority 

70. Before the development starts site plans to the satisfaction of CFA and Responsible  
Authority showing compliance with the Firefighting Equipment (Objective 1), Access  
(Objective 2) of CFAôs Caravan Park Fire Safety Guidelines 2024.  

 
71. Before the development starts an amended Bushfire Management Plan (BMP)  

generally in accordance with the BMP prepared by Tomkinson, Revision B dated 24th 
April 2024 but modified to show and reference vegetation management to the property  
boundary.  

 
72. The site is managed in accordance with the Emergency Management Plan prepared by 

Tomkinson, Version 2 updated November 2023 
 

Goulburn Broken Catchment Management Authority 

73. The finished floor level of all proposed tents must be elevated at least 300 millimetres above 
the 100- AEP flood level of 126.45 metres AHD, i.e. 126.75 metres AHD, or higher level 
deemed necessary by the responsible authority. 

 

74. A Works on Waterways Permit is obtained from the Goulburn Broken CMA prior to the 
removal of any vegetation within the bed, banks and surrounds of the waterway.  

 

75. A Works on Waterways Permit is obtained from the Goulburn Broken CMA prior to 
construction of the stormwater discharge pipes.  

 

76. A Works on Waterways Permit is obtained from the Goulburn Broken CMA prior to the 
construction of the proposed jetties.  

 

77. The proposed jetties must be licenced by Goulburn-Murray Water. 

 

Goulburn Murray Water 
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78. Any Plan of Subdivision lodged for Certification must be referred to Goulburn-Murray Rural 
Water Corporation pursuant to Section 8(1)(a) of the Subdivision Act.  

 

79. The Plan of Subdivision must show either building envelopes or building exclusion zones to 
prevent future buildings from being located with 50 metres of the Full Supply Level of 
Goulburn Weir (measured from the 124.24 m AHD level). 

 

80. All construction and ongoing activities must be in accordance with sediment control 
principles outlined in EPA Publication 1834.1, Civil Construction, Building and Demolition 
Guide (September 2023) 

 

81. No buildings or works may be erected or carried out within 50 metres of the Full Supply 
Level of Goulburn Weir (measured from the 124.24 m AHD level).  

 

82. Each lot must be provided with connection to the reticulated sewerage system in accordance 
with the requirements of Goulburn Valley Water. 

 

83. Wastewater collection pits and pump stations must be located a minimum setback of 100m 
from the full supply level of Goulburn Weir (measured from the 124.24 m AHD level) and 
must be sufficiently bunded to contain overflow (prior to emergency response) in the event 
of a pump or power failure. 

 

84. All stormwater must be treated in accordance with Water Sensitive Urban Design principals 
via infrastructure which must be located on the subject land. 

 

85. Prior to Certification of the Plan of Subdivision: 
 

a. the applicant must enter into a Foreshore Assets Agreement in accordance with 
Section 173 of the Planning and Environment Act 1987 with Goulburn-Murray 
Water, the Responsible Authority and the Goulburn Broken Catchment 
Management Authority.   

 

b. the applicant must enter into an Occupation Licence with Goulburn-Murray Water. 
 

c. a Foreshore Landscape Plan incorporating proposed vegetation, jetties, boat 
ramp, pathways and any other foreshore infrastructure must be prepared by the 
applicant in conjunction with Goulburn-Murray Water, the Responsible Authority 
and the Catchment Management Authority. The Foreshore Landscape Plan and 
a works schedule outlining timing of works must from part of the section 173 
agreement in relation to foreshore assets. 

 

86. Prior to commencement of any works on Goulburn-Murray Water foreshore land: 
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a. The Foreshore Landscape Plan must be approved to the satisfaction of 
Goulburn-Murray Water, the Responsible Authority and the Catchment 
Management Authority.  
 

b. The applicant must obtain a óWorks Approvalô from Goulburn Murray Water for 
any works on GMW land.   

 

c. The applicant must obtain a óworks on a waterwayô permit from the Goulburn 
Broken Catchment Management Authority. 

 

Expiry 

Subdivision 

87. This permit as it relates to the development (subdivision) will expire if one of the following 
circumstances applies: 

(a)  The plan of subdivision has not been certified under the Subdivision Act 1988 
within 2 years of the issued date of this permit. 

(b) A statement of compliance is not issued within 5 years of the date of 
certification. 

In accordance with Section 69 of the Planning and Environment Act 1987 an application 
may be submitted to the responsible authority for an extension of the periods referred to in 
part. 

 

Development: 

88. This permit as it relates to development (buildings and works) will expire if one of the 

following circumstances applies: 

(a) The development is not started within 2 years of the issued date of this Permit. 
(b) The development is not completed within 4 years of the issued date of this 

Permit. 
In accordance with Section 69 of the Planning and Environment Act 1987 an application 
may be submitted to the responsible authority for an extension of the periods referred to in 
this condition. 

 

Proposal 

 

The Application proposes the Use and development of the land for a Camping and Caravan 
Park, Restaurant and Place of Assembly, Two Lot Subdivision, Creation of an Easement, and 
Removal of Native Vegetation. The majority of the proposal would occur on the land know as 
82 Kirwans Bridge Road. Two proposed jetties would also cross over onto public land (Lot 2, 
TP878622C V2274 F974). Consent from the public land manager (GMW) to make the 
application to include the jetties has been obtained from the planning permit applicant. 

 

A summary of the various elements of the application is provided below: 
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Overall Development Plan 

 

 

Use of the land for Camping and Caravan Park  

The proposed use of the land will operate year-round for accommodation use of the proposed 
tent units. There will be no provision for caravan parking for accommodation or individual tent 
sites. Guest will park their vehicles in the parking space provided and either walk or be 
transported via golf car to their respective rooms following check in at the main existing building. 
Three camp kitchens will be provided that include seating areas and electric barbeques for 
guests. The tent units will include small kitchenets with small fridge, microwave and sink.  

Proposed buildings  

The proposal includes the construction of 80 prefabricated glamping style tent units. These 
structures will be used as the accommodation component of the camping and caravan park and 
will comprise a main living area/bedroom with a three-person capacity, a kitchenette with sink 
and microwave, a separate bathroom with toilet and shower and decking area. See Figures 10 
and 11 below 

 

The proposed units will be built on a galvanised steel frame to be fixed into the ground with Eco 
Anchor footings to minimise ground disturbance. The outer walls will utilise a light brown canvas 
finish with the internal flooring constructed from a wood composite floorboard. The finished floor 
height of the structures will measure 625mm above natural ground level. 
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Communal Pool Building.  

The proposal includes a communal pool and associated building. The communal pool building 
will be situated near the north of the site, with the pool located southeast of the building and will 
be used by patrons of the Camping and Caravan Park and will be used as part of the Place of 
Assembly use for functions. The proposed building will comprise three separate rooms and will 
be of a similar construction and finish to the proposed tent accommodation units described 
above. Figure 12 and 13 below detail the proposed building. 
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Easement  

An easement labelled E-1 is proposed as part of the subdivision of the land into two lots. The 
proposed easement will fall over the existing water infrastructure on the western shore boundary 
that allows for the extraction of the water rights held by the parent allotment. The proposed 
easement will allow for future shared use of this asset when the water rights are split between 
proposed Lot 1 and 2.  

Native Vegetation Removal  

As part of the application, native vegetation will be required to be removed to provide for the 
proposed jetties located on the foreshore to Goulburn Weir Backwater on the south. There will 
be no need to remove any large trees. A detailed Flora and Fauna Assessment has been 
prepared that should be read in conjunction with this report. 
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Managers residence  

A single dwelling is proposed as part of this application to be used as a Managers Residence 
for the senior staff member responsible for the ongoing operation of the proposed Camping and 
Caravan Park. The proposed dwelling will be located approximately 30 from the northern road 
boundary to the northwest of the existing function centre building. The proposed dwelling will 
contain three bedrooms, two bathrooms, kitchen, and combined meals and living room. Figure 
16 and 17 below illustrate the proposed building. 

 

Place of Assembly (Function Centre) and Restaurant (Nagambie Waters).  

The proposal includes the use of the land for a place of assembly and restaurant in the existing 
Nagambie Waters building on the subject site. The proposed pool building will also form part of 
the Place of Assembly land use to be used for functions. While the existing function centre has 
existing use rights as permitted in permit 2007/117 (amended), the previous VCAT order noted 
that a future application should include these land uses to provide a holistic planning approach. 
The proposed use of the land for a Place of Assembly is required to use the existing building for 
functions such as weddings, corporate events and the integrated use with the proposed camping 
and caravan park. It is proposed to limit the number of people for the proposed Place of 
Assembly to 150 patrons, excluding staff members.  



 Page 25  

 

 

Jetties  

The proposal includes the construction of two jetties on the foreshore to the Goulburn Weir 
Backwater on the southwestern boundary of the subject site. Each proposed jetty will be in 
accordance with the GMW Standard Fixed Type Private Jetty drawing number 470916. The 
northern jetty will measure approximately 30m in length and the southern jetty will have a length 
of approximately 48m. Both jetties will not extend beyond the 9m maximum distance into the full 
water supply level. Figure 18 below illustrates the standard design. 



 Page 26  

 

Infrastructure.  

The proposed use and development will be connected to reticulated services including Power 
supply, Potable Water and Reticulated Sewer. Overhead Power supply currently traverses the 
site and supplies the current buildings with power. This supply may require upgrades (Eg: new 
substation) subject to Ausnet assessment, advice and detail design. From the mains supply, a 
private power supply system will be reticulated throughout the site including lighting. Reticulated 
onsite potable drinking water system is proposed to be provided from Goulburn Valley Waterôs 
(GVW) reticulated network. A mains extension from High Street, along Lobbs Lane, to the 
subject site is proposed. Subject to detail design, a clear water storage (buffer tanks) and 
booster pump station may also be required nearby to ensure secure supply is provided. This 
extension and assets may include upsizing for future precinct rezoning and other adjacent 
developments. These works are subject to an agreement with GVW. To minimise potable water 
demand, it is proposed that the developmentôs landscape irrigation will utilise the siteôs existing 
licenced supply and existing pump system which is obtained from the Lakeôs backwater. A 
private gravity sewer network is proposed to collect wastewater from each facility on the subject 
site. A connection for subject site to the GVW reticulated sewerage network is also proposed. 
The private reticulation system will discharge to a proposed GVW Sewer Pump Station (SPS) 
on site. The SPS will pump wastewater from the development via a proposed Lobbs Lane rising 
main to the existing GVW network in Nagambie township (Discharge is likely to be the existing 
rising main in High Street/Racecourse Road). These assets may include up-sizing for future 
precinct rezoning and other adjacent developments. These works are subject to an agreement 
with GVW. There will be no provision of reticulated gas services to the subject site. 
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Site Visit 

Inspection date/s:  Various (see 
below for site photos) 

Officer:    Braydon Aitken 

 

 

Subject Site and Locality 

The subject site currently contains a single dwelling on the east side of the lot and a commercial 
building used as a place of assembly and restaurant located on the western side of the allotment. 
Two large water tanks are also located on the west side of the Kirwans Bridge Rd crossover 
near the restaurant building. The land is largely flat with a small decline from the road boundaries 
down to the waters edge. A ribbon of remnant native vegetation is located along the foreshore 
to the Goulburn River backwater along the western boundary. Rows of planted native vegetation 
are located adjacent to the existing dwelling onsite. The dwelling is accessed from Lobbs Lane 
on the eastern boundary and the restaurant building is provided access from Kirwanôs Bridge 
Road to the north. In addition to the onsite buildings and land uses for a dwelling and restaurant, 
the balance of the land is currently used for broadacre agriculture. An existing water supply 
pump station and associated infrastructure is located southwest of the dwelling on the western 
boundary from the Goulburn River Backwater. 

 

Surrounding land is used for a mixture of cropping, grazing and rural lifestyle and rural living 
purposes. 

 

A number of visits to the site have been undertaken by officers. Photos below, taken during a 

site visit shown the site in detail. 
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View looking from the front of the restaurant/function centre looking towards the existing vehicle 

access to Kirwanôs Bridge Road. 
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View from the front of the restaurant/function centre looking northwest. 
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View of the front of the existing restaurant/function centre. 
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View from inside the existing restaurant/function centre. 
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View from the rear of the exiting restaurant/function centre looking south-west toward the back water 

and riparian corridor. 
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View from the rear of the exiting restaurant/function centre looking south-east toward the back water 

and riparian corridor. 
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View from the rear of the exiting restaurant/function centre looking east towards Lobbs Lane. 



 Page 35  

 

View from within the site looking south-east over the area of the land that would from part of Stage 2 of 

the development (Shed is the background is located close to the common boundary of proposed 

subdivision). 
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View from within the site looking south-west over the area of the land that would form part of Stage 1 

of the development and southern boundary of the land. 
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View of the site looking west showing general area of the camping and caravan park. 
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View of riparian corridor along backwater looking west. In general terms the location of glamping tents 

will not encroach further than cluster of trees in the foreground.  
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View of the proposed location of the camping and caravan park area looking west with a view of the 

rear of the restaurant/function centre.  
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Close up view of riparian corridor and backwater. 

 

View of proposed camping and caravan park location looking west. 
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View from edge of riparian corridor looking north towards restaurant/ function centre and location for 

future amenities and car parking. 




