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Our Vision 
A sustainable community with a vibrant future. 
 

Our Mission 
Council will work with our community and partners to provide: 
• Innovative leadership, good governance and financial accountability 
• Value for money, accessible and appropriately targeted services 
• A strong advocacy and engagement approach to achieve a truly liveable community 
 
Our Values 
Council will achieve its Vision and Mission by acting with: 
•   Respect 
•   Integrity 
•   Goodwill 
•   Honesty 
•   Trust 
Our Strategic 
Our Strategic Direction 
The four pillars of our Council Plan indicate our key strategic direction for 2013-2017. 
 
An underlying principle in the development of the Council Plan was to more effectively 
integrate service delivery. 
 
Pillar 1: Good Governance 
Pillar 2: A Planned Future 
Pillar 3: A Place to Live and Grow 
Pillar 4: A Healthy Community and Environment 
 
Our Councillors 
Cr Frank Buchanan (Mayor), Cr Brian Crook, Cr Michael Delahunty, Cr Stephen Hart, Cr Lyn 
Russell, Cr Chris Smith, Cr Terry Woodcroft (Deputy Mayor). 
   
 
 
 
 

 
 
 
 
 

  



 
Planning Committee Meeting 

Welcome 
 

 

Welcome to this Meeting of the Colac Otway 
Shire Council Planning Committee. 
 
Planning Committee meetings are an important 
way to ensure that your democratically elected 
representatives are working for you in a fair and 
transparent way.   
 
The Planning Committee makes decisions on 
planning permit applications where the proposals 
are outside of the delegation for decisions by 
planning officers. 
 
About this meeting 
 
There are a few things to know about today’s 
meeting.   
 
The agenda itemises all the matters to be 
discussed by the Committee. 
 
Each report is written by a Council officer 
outlining the purpose of the report, all relevant 
information and a recommendation.  The 
Committee will consider the report and either 
accept the recommendation or make 
amendments to it.  All decisions of the Committee 
are adopted if they receive a majority vote from 
the Councillors present at the meeting. 
 
A copy of the decision on any planning permit 
applications determined by the Committee, 
together with information relating to opportunities 
for review of these decisions by the Victorian Civil 
and Administrative Tribunal (VCAT) are circulated 
to all applicants and objectors after the meeting. 
 
Recording of Meetings 
 
All Council and Committee meetings are audio 
recorded. This includes the public participation 
sections of the meetings.  Audio recordings of 
meetings are taken to facilitate the preparation of 
the minutes of open Council and Committee 
meetings and to ensure their accuracy. In some 
circumstances a recording will be disclosed to a 
third party.  
 

Those circumstances include, but are not limited 
to, circumstances, such as where Council is 
compelled to disclose an audio recording 
because it is required by law, such as the 
Freedom of Information Act 1982, or by court 
order, warrant, or subpoena or to assist in an 
investigation undertaken by the Ombudsman or 
the Independent Broad-based Anti-corruption 
Commission. 
 
Council will not use or disclose the recordings for 
any other purpose. It is an offence to make an 
unauthorised recording of the meeting. 
 
Hearing of Submissions 
 
The proponent and/or submitter may, at the 
approval of the Chairperson, be given an 
opportunity to have their views heard by the 
Planning Committee regarding an item listed on 
the agenda.   
 
A written request should be received by Council 
two (2) days prior to the Planning Committee 
Meeting.  The deadline for requests to be heard 
will close at 5.00pm on the Monday prior to each 
Meeting (except when Monday is a public holiday 
the close off will be Tuesday at 5.00pm). 
 
One speaker on behalf of each party/group will 
be given the opportunity to be heard within a time 
restriction of 5 minutes.  The applicant will be 
heard last, after any objectors. 
 
All speakers are to be present at the beginning of 
the Planning Committee Meeting being held at 
10.30am.   
 
When the relevant item is listed for discussion, 
the Mayor/Chairperson will call your name and 
ask you to address the Committee.  
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NOTICE is hereby given that the next PLANNING COMMITTEE MEETING OF THE 
COLAC-OTWAY SHIRE COUNCIL will be held in COPACC on 9 March 2016 at 10.30am. 
 
 
 

AGENDA 
 
 
1. OPENING PRAYER 

Almighty God, we seek your 
blessing and guidance in our 
deliberations on behalf of the 
people of the Colac Otway Shire. 
Enable this Council’s decisions to be 
those that contribute to the true 
welfare and betterment of our community. 

AMEN 
 

2. PRESENT 
 
 
3. APOLOGIES 
 Cr Lyn Russell 
   
4. MAYORAL STATEMENT 
 

Colac Otway Shire acknowledges the original custodians and law makers of this 
land, their elders past and present and welcomes any descendents here today. 
 
Colac Otway Shire encourages community input and participation in Council 
decisions.   
 
Council meetings enable Councillors to debate matters prior to decisions being 
made.  I ask that we all behave in a courteous manner.   
 
All Council and Committee meetings are audio recorded, with the exception of 
matters identified as confidential items in the Agenda. This includes the public 
participation sections of the meetings. 

 
Audio recordings of meetings are taken to facilitate the preparation of the minutes of 
open Council and Committee meetings and to ensure their accuracy.  

 
In some circumstances a recording will be disclosed to a third party. Those 
circumstances include, but are not limited to, circumstances, such as where Council 
is compelled to disclose an audio recording because it is required by law, such as the 
Freedom of Information Act 1982, or by court order, warrant, or subpoena or to assist 
in an investigation undertaken by the Ombudsman or the Independent Broad-based 
Anti-corruption Commission. 

 
Council will not use or disclose the recordings for any other purpose. It is an offence 
to make an unauthorised recording of the meeting. 
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5. DECLARATION OF INTEREST 
 
 
6. CONFIRMATION OF MINUTES 
 
 ● Planning Committee held on the 09/12/2015. 
 

Recommendation  
 
That Council confirm the above minutes.  

 
 
7. VERBAL SUMBISSIONS FROM APPLICANTS/OBJECTORS 
 

The Mayor is to read out the names of those applicants and objectors who have 
confirmed in writing that they wish to make a verbal submission. These verbal 
submissions will be made in relation to each respective agenda item and must be 
directly relevant to the respective agenda item. A time limit of 5 minutes will apply. 

   
 
 
 
 
Sue Wilkinson 
Chief Executive Officer 
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PC160903-1 BUILDINGS AND WORKS COMPRISING THE ERECTION OF A 

TELECOMMUNICATIONS FACILITY (35 METRE HIGH MONOPOLE) 
AND ASSOCIATED WORKS AT 61 GELLIBRAND RIVER ROAD, 
CARLISLE RIVER (PP305/2015-1)   

 
AUTHOR: Helen Evans ENDORSED: Brydon King 

DEPARTMENT: Development & 
Community Services 

FILE REF: F15/13158 

  
       
 

Location: 61 Gellibrand River Road, Carlisle River  

Zoning: Township Zone (TZ) 

Adjacent Road Zone Category 1 (RDZ1) 
 
Overlay controls: Bushfire Management Overlay (BMO) 

 Environmental Significance Overlay Schedule 3 (ESO3) 

Proposed Amendments: Nil 
 
Purpose: A planning permit is sought for buildings and works associated with the 
erection of a telecommunications facility at 61 Gellibrand River Road, Carlisle River. The 
facility would comprise a 35 metre high monopole and associated antennas, equipment 
cabinet and related works. 
 
This application is before the Planning Committee as the proposed structure would be in 
excess of twenty (20) metres in height. 

Declaration of Interests 
No officer declared an interest under the Local Government Act 1989 in the preparation of 
this report. 

Summary 
• The application seeks a planning permit for the development of a telecommunication 

facility (35 metre high monopole) and associated antennas, equipment cabinets and 
works at 61 Gellibrand River Road, Carlisle. A permit is not required to use the land for 
this purpose, as there is an existing Telstra Exchange on the land. 

• The application has been submitted because Telstra, through the Mobile Black Spot 
Programme, has identified Carlisle River as a regional community that currently has 
inadequate mobile phone coverage. The proposed facility is designed to provide essential 
coverage in the Carlisle township and to improve mobile communications performance 
across the region.  

• The application site is located within the Township Zone, on the east side of Gellibrand 
River Road. The site is covered by the Bushfire Management Overlay and Environmental 
Significance Overlay Schedule 3 (Declared Water Supply Catchments). 
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• The application was advertised by sending notice to property owners and occupiers within 
a one kilometre radius, with a sign also posted on the Gellibrand River Road frontage of 
the site for a period of 14 days. In addition, an advertisement was placed in the Colac 
Herald. No objections have been received to the application.  

• The proposal is considered to generally comply with the Planning Scheme provisions, 
and would achieve an acceptable outcome in the Township Zone and the Environmental 
Significance Overlay. 

• Whilst the monopole would be visible, it is considered that the overall community benefit 
of providing improved telecommunication service coverage in this area would outweigh 
any potential negative impact on visual amenity. 

• It is recommended that a permit be issued. 

Background 
As a result of a number of natural disasters in recent times and Australia’s increasing 
reliance on mobile phones, governments at all levels are supporting increased access to 
telecommunications services in regional communities. 
 
Council has been advocating strongly in recent years for improved telecommunications 
coverage in the Otways. There are many areas of the Shire, such as Apollo Bay, 
Barongarook, Barwon Downs, Cape Otway, Carlisle River, Gellibrand, Kawarren and 
Yeodene that do not have reliable mobile coverage, which limits the capacity for these 
communities to communicate effectively in emergency situations, such as on high fire risk 
days. The lack of mobile coverage in these areas also limits the potential benefits of high 
speed broadband for the community, by reducing the ability of people living and working 
within the Otways to use that technology. 
 
Telstra is participating in one of the largest ever expansions of mobile coverage in regional 
and remote Australia, through the Federal Government’s Mobile Black Spot Programme. 
 
The Mobile Black Spot Programme will improve mobile phone coverage and competition in 
regional and remote Australia, including along major transport routes, in small communities 
and in locations prone to experiencing natural disasters. The Guidelines aim to ensure the 
Programme is delivered as efficiently and effectively as possible, and that it achieves 
maximum value for money. In its submission to the Mobile Blackspot Programme Discussion 
Paper, the Victorian Government identified public safety and economic development as key 
drivers for the installation of new telecommunications facilities in regional areas. This means 
a focus on disaster-prone area coverage, busy transport corridors and populated black 
spots. 
 
Telstra proposes building 429 new 3G/4G base stations over the next three years, plus a 
further 250 4G data only small cells. Over 400 communities which currently have no 
coverage in or around their towns will benefit from this new service. Telstra has advised in 
the submitted application that it understands how important high-speed mobile can be to 
supporting local businesses, tourism and education, and therefore is continuing the 
expansion of the 4G and 4GX services. 
 
Telstra has also advised that it will be offering other carriers the opportunity to use space on 
its towers to install their own equipment, thereby allowing all carriers to invest in expanding 
their coverage in regional Australia. 
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In February 2014, the Carlisle River Community Group (CRCG) submitted an application in 
response to the Government’s Mobile Black Spot Programme Discussion Paper highlighting 
Carlisle River as a priority location for the provision of telecommunications services. The 
CRCG based its application on a number of factors, including the need for reliable 
telecommunications during times of emergency such as bushfires. The CRCG noted that 
Carlisle River is amongst one of the 52 most high fire risk areas in Victoria according to the 
2009 Victorian Bushfires Royal Commission Final Report (VBRC). The CRCG stated: 
 

“The only way for Carlisle River to receive mobile phone coverage is through 
government funding. We are not commercially viable for the mobile network 
operators.” 

 
In its submission, the CRCG stated that: 
 

The residents of Carlisle River support unanimously the call for a base station in the 
town. We have worked strenuously to press our case for this since news of 
government funding became public.” 

 
Telstra has advised that is aware of the Carlisle River community’s requests for more 
reliable mobile communications and met with the local community in Gellibrand in 2014 to 
listen to its concerns. It notes that Carlisle River was identified as a mobile network black 
spot during Round One of the Federal Government’s Black Spot Programme and was one of 
the 499 sites that were successful in being funded for build. 
 
At the Colac Otway Shire Ordinary Council Meeting on 22 July 2015, the commitment of the 
Federal Government to funding $100 million for mobile telecommunications black spots was 
tabled. Council stated that: 
 

“This announcement follows significant advocacy on this issue by the Colac Otway 
Shire Council. 
 
Given the significant fire risk faced by these communities each summer, the 
telecommunication demands of our burgeoning tourism industry and the influx of 
tourists into these parts of the region throughout the year, Council believes that this 
is a significant and much needed outcome for our residents, business owners and 
visitors alike.” 

 
What is 4GX? 
When analogue television was switched off in Australia, the spectrum it was running on – 
700MHz – became available. Telstra took up twice as much of this superior spectrum as any 
other carrier to deliver 4GX. 4GX uses superior 700MHz spectrum that can go further than 
existing 4G frequencies, creating extra 4G coverage in rural and regional areas. 

Issues / Options 
Council has the options of: 
a) Supporting the application subject to conditions; 
b) Supporting the application subject to conditions with changes; 
c) Refusing to grant a permit. 
 
Key issues in the consideration of this application relate to the visual impact of the 
development and the need for such a facility in this area.  
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As noted above, there is a critical need for improved telecommunications in the Shire, and 
the proposed facility would be of significant benefit to the local community. It is 
recommended that Option a) is supported for the reasons outlined in the balance of this 
report. 

Proposal 
A planning permit is sought for the erection of a telecommunications facility, which is defined 
in the Planning Scheme as: 
 
“Land used to accommodate any part of the infrastructure of a Telecommunications network. 
It includes any telecommunications line, equipment, apparatus, telecommunications tower, 
mast, antenna, tunnel, duct, hole, pit, pole, or other structure or thing used, or for use in or in 
connection with a Telecommunications network.” 
 
The proposed telecommunications facility would comprise a 35 metre high concrete 
monopole. Attached to the top of the monopole would be a headframe accommodating four 
(4) Omni antennas and two (2) twin tower mast amplifiers. The base of two of the antennas 
would start at 36.7m high. The application proposes that the monopole and antennae would 
be painted pale eucalypt. 
 
Associated facilities would include an existing exchange shelter, which would be retained 
and used to house the electrical equipment associated with the facility; an existing post and 
wire fence which would be upgraded; a 450 millimetre pale eucalypt cable tray between the 
monopole and the equipment shelter; and a GPS antenna which would be installed on the 
equipment shelter.   
 
Three trees are proposed to be planted along the north boundary on the adjoining property 
at 59 Gellibrand River Road, subject to landowner consent.   
 
The proposed facility would be located approximately 11m from the Gellibrand River Road 
frontage and 3.5m from the lot’s northern boundary.  
 
Access to the site would be via an existing entrance from Gellibrand River Road. Access 
within the site to the proposed lease area is grassed; the submitted application does not 
propose all-weather access, as the proposed tower would not generate regular traffic. 
 
The proposed facility would be powered by an existing overhead electricity supply into the 
equipment shelter. The proposal does not require the removal of any native vegetation from 
the land. 
 
Upon completion of the works, the facility would require six monthly maintenance visits and 
would remain unattended at all other times. 

Site & Surrounds 
The proposed facility would be located in a leased compound area on a larger landholding 
identified as Lot 1 TP392335. The overall lot is 1.6ha in area, with the existing area leased to 
Telstra having an area of 185.8m2 and dimensions of 15.2m x 12.19m. The leased area is 
located in the northwest corner of the lot, with frontage to the road. The balance of the lot is 
vacant the land used for grazing. The site located on the eastern side of Gellibrand River 
Road, approximately 170m north of School Road.  
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The leased area is developed with an existing Telstra Exchange and a toilet constructed in 
colorbond pale eucalypt. Access to the site is off Gellibrand River Road. There are no 
restrictions or covenants registered on the title. Two caveats, related to the lease by Telstra 
Corporation, are recorded on the title. 
 
Gellibrand River Road is the main road through Carlisle. The application site is located in the 
‘township’ area of Carlisle, between the Recreation Reserve and School Road. The site and 
surrounding area is relatively flat. The site has an established landscaping along the south 
and north boundaries.  
 
The site and surrounding land to the north, east and south is zoned Township (TZ) and the 
land to the west on the opposite side of Gellibrand River Road is zoned Farming (FZ). The 
site is not identified as being in an area of cultural heritage sensitivity. 
 
The closest dwellings to the application site are located 20m to the north and 130m to the 
south. 
 
The applicant submits that the site is acceptable for the following reasons: 
 

a) The proposed site would provide the optimal quality of service, as required by Telstra 
across the Carlisle area. 

b) The net community benefit from the provision of essential telecommunications 
service to Carlisle River and the protection of the environment from any adverse 
impacts. 
 

Site Selection Criteria 
Telstra commenced the site selection process with a search of potential sites that would 
meet the network’s technical requirements, with a view to also having the least possible 
impact on the surrounding area. Telstra has advised that it applies and evaluates a range of 
criteria as part of this site selection process. It assesses the technical viability of potential 
sites through the use of computer modelling tools that produce predictions of the coverage 
that may be expected from these sites, as well as from the experience and knowledge of the 
radio engineers.  
There are also a number of other important criteria that Telstra uses to assess options and 
select sites that may be suitable for a proposed new facility. These take into account factors 
other than the technical performance of the site, and include: 
 

• The potential to co-locate on an existing telecommunications facility. 
• The potential to locate on an existing building or structure. 
• Visual impact and the potential to obtain relevant town planning approvals. 
• Proximity to community sensitive locations and areas of environmental heritage. 
• The potential to obtain tenure at the site. 
• The cost of developing the site and the provision of utilities (power, access to the 

facility and transmission links). 
 
In addition to the above criteria, Telstra is also contracted to meet objectives of the Mobile 
Black Spot Programme. The parameters for the Programme were set by the Federal 
Government. A number of factors determined which areas received funding, including the 
lack of outdoor coverage and the number of people who would benefit from a new facility. In 
the Mobile Black Spot Programme Discussion, Australian Government Department of 
Communications 2013, it states that: 
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“The Mobile Black Spot Programme will improve mobile phone coverage and 
competition in regional and remote Australia, including along major transport routes, 
in small communities and in locations prone to experiencing natural disasters. The 
Guidelines aim to ensure the Programme is delivered as efficiently and effectively as 
possible, and achieve maximum value for money.” 

 
Telstra has advised that, in deciding upon the location of a new facility for Carlisle River, it 
has carefully assessed all of the above criteria. 
 
Alternative options 
 
The following alternative sites were considered as part of the process: 
 
• 50 Gellibrand River Road, Carlisle River 

This option would involve a new 35m monopole located at 50 Gellibrand River Road, 
Carlisle, on farmland opposite the subject site. This alternative was not pursued as there 
were concerns about the visibility of the facility, as it would be more exposed than the 
subject site due to the existing vegetation. Further to this, a lease would be required, as 
well as new underground trenching for power and fibre, and a new access track. This 
site was considered inferior to the subject site, which already has established services 
and a lease agreement in place.    

 
• CFA Shed with rooftop radio antenna, 55 Gellibrand River Road, Carlisle River 

This option, located in the Public Park and Recreation Zone, was considered due to the 
potential for a co-location with existing radio communications equipment. However, it 
was found that co-location on the rooftop of the shed would not be viable, as the height 
is too low to meet the coverage objectives and the structure is not suitable to support a 
facility. 

 
As there is no viable existing infrastructure within Carlisle River to achieve a co-location, a 
new structure is required. In this case, Telstra concluded that a new facility at the existing 
Telstra exchange at 61 Gellibrand River Road would be the most appropriate option to 
pursue when all factors, including the Black Spot Programme parameters, radio design, site 
construction and planning environmental issues, were considered. 

Public Notice 
Public notice of the application was given in accordance with Section 52 of the Planning and 
Environment Act by sending a copy of the notice to property owners and occupiers within a 
one kilometre radius, and by posting a sign on the Gellibrand River Road frontage of the site 
for a period of 14 days. In addition, a public notice was placed in the Colac Herald. No 
objections were received. 

Referrals 
In accordance with Section 55 of the Planning and Environment Act, the application was 
referred to Barwon Water and Wannon Water under the provisions of ESO3 (as Determining 
Referral Authorities). The Department of Environment, Land, Water and Planning (previously 
DEPI) was also notified of the application under Section 52 of the Act, in accordance with the 
provisions of ESO3 (as a Recommending Referral Authority), and VicRoads was also 
notified under Section 52 of the Act as the proposal is adjacent to a Road Zone Category 1 
(RDZ1). 
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Wannon Water did not object to the proposal, subject to conditions being imposed in the 
event a permit is issued. These have been included in the recommendation at the end of this 
report. Barwon Water did not object to the proposal and did not require any conditions to be 
imposed. 
 
The Department of Environment, Land, Water and Planning has not responded to the 
referral. As the referral was carried out under Section 52, it is considered that a decision can 
reasonably be made without a response. 
 
VicRoads responded requesting that two conditions relating to the vehicle crossover to the 
site be imposed. 
 
The application was also referred internally to Council’s Infrastructure Unit. No objection was 
raised.  

Planning Controls 
The land is in the Township Zone (TZ), and is subject to the Environmental Significance 
Overlay (ESO3) and Bushfire Management Overlay (BMO). A planning permit is required 
under the following provisions: 
 
• Clause 32.05-8 – buildings and works associated with Section 2 Use (Township Zone) 

• Clause 42.01-2 – buildings and works (ESO3)   

• Clause 52.19-2 - building and works for a telecommunications facility 

The applicant has questioned the requirement for a permit under clauses 32.05-8 and 42.01-
2, and provided legal advice it obtained that disputes the findings of a VCAT decision that 
found that there are permit triggers for telecommunications facilities under the zone and 
overlay provisions, as well as under clause 52.19. Council officers also sought advice and, 
having reviewed the VCAT decision and all advice received, consider that the application 
should be assessed on the basis of all the permit triggers listed above. 
 
a. State and Local Planning Policy 

The State and Local Planning Policy Frameworks seek to ensure the objectives of 
planning in Victoria are fostered through appropriate land use and development 
planning policies and practices, which integrate relevant environmental, social and 
economic factors in the interests of net community benefit and sustainable development.  
The following policies are relevant to the consideration of this application: 
 
• Clause 12 – Environmental and Landscape Values 

• Clause 13 – Environmental Risks 

• Clause 15 – Built Environment and Heritage 

• Clause 19.03-4 – Telecommunications 

• Clause 21.02 – Vision 

• Clause 21.03-8 – Smaller Townships 

Clause 19.03-4 (Telecommunications) has the following objective: 
 
“To facilitate the orderly development, extension and maintenance of telecommunication 
infrastructure.” 
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Clause 19.03-4 lists a number of strategies on how this objective can be achieved, 
including to “ensure that modern telecommunications are widely accessible to business, 
industry and the community” and to seek “a balance between the provision of important 
telecommunications services and the need to protect the environment from adverse 
impacts arising from telecommunications infrastructure”. 
 
The clause states that a Planning Scheme should not prohibit the use of land for a 
telecommunications facility in any zone. 
 
To improve the viability of the small townships within the Shire, it is acknowledged that 
future planning needs to anticipate and respond to the needs of existing and future 
communities through provision of zoned and serviced land for housing, employment, 
recreation and open space, community facilities and related infrastructure. The 
objectives include facilitating the ongoing economic future of small communities. The 
need for improved infrastructure is recognised and the provision of appropriate 
communications facilities will contribute to the economic development of small towns 
and communities within the shire. 

 
The proposal is considered to accord with the principles of the State and Local Planning 
Policy Frameworks. The applicant has investigated other nearby sites and found that no 
other option would be as suitable to provide the extent of service required to the area. 
 
It is considered that the applicant has provided an appropriate and reasonable 
justification for the selection of the subject site. It is also considered that, whilst the 
monopole would be visible, there would be no unreasonable adverse visual impact to 
the environment because of this proposal.  
 

b. Clause 62 - Uses, buildings, works, subdivisions and demolition not requiring a permit 
Clause 62 provides exemptions to permit requirements for telecommunications facilities 
when the requirements of Clause 52.19 are met. In this instance, clause 52.19 
requirements have not been satisfied and therefore a planning permit is required for an 
extension to the existing telecommunications facility. 
 
As noted above, having reviewed the legal advice provided by the applicant and the 
VCAT decision referred to in that advice, and having also obtained separate advice, 
Council officers consider that there are permit triggers under the zone and overlay, as 
well as under clause 52.19. 

 
c. Zoning 

The land is zoned Township Zone (TZ). The purpose of the zone is: 
 

• To implement the State Planning Policy Framework and the Local Planning Policy 
Framework, including the Municipal Strategic Statement and local planning 
policies. 

• To provide for residential development and a range of commercial, industrial and 
other uses in small towns. 

• To encourage development that respects the neighbourhood character of the area. 
• To implement neighbourhood character policy and adopted neighbourhood 

character guidelines. 
• To allow educational, recreational, religious, community and a limited range of 

other nonresidential uses to serve local community needs in appropriate locations. 
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As a Telstra Exchange already exists on the lot, it is considered that the use of the land 
for a telecommunications facility is already established and a planning permit is not 
required to use the land for this purpose. However a planning permit is required under 
the provisions of clause 32.05-8 for the buildings and works associated with the 
telecommunications facility, as clause 52.19 has not been satisfied.  
 

d. Overlays 
i. Environmental Significance Overlay (ESO3) 

The site is covered by the Environmental Significance Overlay (Schedule 3). The 
purpose of this overlay is: 
 
• To identify areas where the development of land may be affected by 

environmental constraints. 
• To ensure that development is compatible with identified environmental values. 
Environmental objective to be achieved 
• To protect the public health of communities that depend on water from declared 

water supply catchments. 
• To protect and maintain water quality and water yields in the declared water 

supply catchments. 
• To ensure that subdivision, land use and development meets the requirements of 

any Land Use Determination. 
• To provide for appropriate land use and development within these declared 

water supply catchments. 
• To manage the impact of incremental development on water quality and yield. 

 
A planning permit is required under the provisions of clause 42.01-2 for buildings and 
works associated with the telecommunications facility as clause 52.19 has not been 
satisfied. 

 
ii. Bushfire Management Overlay (BMO) 

This site is covered by the Bushfire Management Overlay (BMO). The purpose of this 
overlay is: 
 
• To ensure that the development of land prioritises the protection of human life and 

strengthens community resilience to bushfire. 
• To identify areas where the bushfire hazard warrants bushfire protection 

measures to be implemented. 
• To ensure development is only permitted where the risk to life and property from 

bushfire can be reduced to an acceptable level. 
 

Under the provisions of the BMO, a planning permit is not required for buildings and 
works associated with a telecommunications facility.  

 
e. Particular Provisions 

Clause 52.19, which relates to ‘Telecommunications Facility’, is relevant in the 
consideration of this application. The purpose of this provision is: 
 
• To ensure that telecommunications infrastructure and services are provided in an 

efficient and cost effective manner to meet community needs. 
• To ensure the application of consistent provisions for telecommunications facilities. 
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• To encourage an effective state-wide telecommunications network in a manner 
consistent with the economic, environmental and social objectives of planning in 
Victoria as set out in Section 4 of the Planning and Environment Act 1987. 

• To encourage the provision of telecommunications facilities with minimal impact on 
the amenity of the area. 
 

Under the provisions of Clause 52.19-2, a permit is required to construct a building or 
construct or carry out works for a telecommunications facility. It is considered that a 
permit is required for the monopole and associated equipment under the provisions of 
clause 52.19, as it is not identified as a Low Impact Facility or other exempt facility listed 
under clause 52.19-2. 

 
The decision guidelines of Clause 52.19 state that before deciding on an application, 
consideration should be given to: 
 
• The principles for the design, siting, construction and operation of a 

Telecommunications Facility set out in A Code of Practice for Telecommunications 
Facilities in Victoria; 

• The effect of the proposal on the adjacent land; 
• If the Telecommunications facility is located in an Environmental Significance 

Overlay, a Vegetation Protection Overlay, a Significant Landscape Overlay, a 
Heritage Overlay, a Design and Development Overlay or an Erosion Management 
Overlay, the decision guidelines in those overlays and the schedules to those 
overlays. 

 
‘A Code of Practice for Telecommunications Facilities in Victoria’ (July 2004) is an 
incorporated document in the Colac Otway Planning Scheme pursuant to Clause 81. 
The purpose of the code is to: 
 
• Set out circumstances and requirements under which land may be developed for a 

telecommunications facility without the need for a planning permit. 
• Set out principles for the design, siting, construction and operation of a 

telecommunications facility which a responsible authority must consider when 
deciding on a application for a planning permit. 

 
The principles in the Code of Practice for Telecommunications Facilities in Victoria are: 
 
• A telecommunications facility should be sited to minimise visual impact. 
• Telecommunications facilities should be co-located wherever practical. 
• Health Standards for exposure to radio emissions will be met. 
• Disturbance and risk relating to siting and construction should be minimized. 
• Construction activity and site location should comply with State environmental 

protection policies and best practice environmental management guidelines. 
 
Cultural Heritage 
 
The site is not identified as being in an area of cultural heritage sensitivity.  
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Consideration of the Proposal 
It is considered that the proposed monopole would be consistent with the purpose of the 
zone provisions, as it would provide for improved telecommunications which would be 
beneficial to the Carlisle River area and surrounds. The proposed tower would provide the 
level of service coverage required, whilst having a minimal impact on the surrounding area. 
The proposed development, whilst close to the dwelling at 59 Gellibrand River Road, would 
satisfy the health standards for exposure to radio emissions and the applicant has offered to 
plant additional landscaping on the neighbouring land, thereby giving the owner control of 
the landscaping.   
 
The submitted application indicates that it is proposed to paint the monopole and other 
structures in colorbond pale eucalypt. Whilst it is considered it may be acceptable to paint 
the lower section of the monopole and the other structures to blend the proposed works in to 
the surrounding landscape, it is considered that a grey/natural colouring of the monopole 
may be more appropriate to blend into the natural sky colours. This was agreed to by the 
applicant and therefore it is recommended that amended plans confirming the colour be 
required should a permit be granted.  
 
As previously noted, other candidate sites were examined within the search area for co-
location opportunities. It is considered that the applicant has looked at all potential options. 
As co-location is not a feasible option, the proposal would ensure the proposed 
telecommunications equipment would be located at a point that allows for suitable signal 
dispersal to the surrounding area. 
 
It is considered that the telecommunications equipment would conserve the landscape 
setting of the immediate and surrounding area. Existing vegetation along the road frontage 
approaching the site would assist in screening most of the monopole when close by, except 
for when immediately in front of the site; however, it is noted that the monopole would be 
visible from a distance due to its height.   
 
It is considered that the proposed monopole would be consistent with the provisions of the 
Township Zone, occupying a small area (15m by 12m) and not utilising any additional land to 
that currently leased, thereby leaving the vacant Township zoned land available for 
development if proposed by the owner. Overall it is considered that the proposal is 
consistent with the objective of the Township Zone, under the purpose that allows “a limited 
range of other non-residential uses to serve local community needs in appropriate locations”. 
 
Principles in the Code of Practice for Telecommunications Facilities in Victoria 
 
a. A telecommunications facility should be sited to minimise visual impact 

 
The ground level equipment would be housed in the existing pale eucalypt coloured 
equipment shelter at the base of the proposed pole. The medium scale height, use of a 
monopole (as opposed to a larger bulkier lattice tower or guyed mast) and colouring 
would assist in the reduction of visual impact from afar. The facility would be kept within 
an existing fenced compound, with the feeders required to facilitate the proposal 
accommodated internally within the new monopole. 
 
It is considered that the existing vegetation cover along Gellibrand River Road, on the 
approach from the north to the subject site, would provide sufficient screening of the 
facility to reduce any potential visual impact.  
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It is also considered that views on the approach from the south on Gellibrand River Road 
would be contained due to the gentle undulating terrain, a meandering road and roadside 
vegetation. Views to the west would be preserved and uninterrupted to areas of 
picturesque farmland with a backdrop of the prominent ridgelines of the Otways. The site 
would become visible at the intersection of Gellibrand River Road and School Road, 
adjacent to 83 Gellibrand River Road, approximately 180m to the proposed facility.  
Views at this location would be ameliorated by the proposed monopole’s setback 11.5 
metres from the road and a backdrop of vegetation. 
 
The two most exposed views to the facility would be a long range view from 
Moomowroong Road, and a short range view from 59 Gellibrand River Road. 
 
Whilst the 35 metre monopole would be visible from Moomowroong Road, it would be 
viewed within the context of a backdrop of trees and the hills of the Otways. This would 
assist in the screening the lower two thirds of the facility, and would break up the profile of 
the structure. Additionally internal views from Carlisle River Primary School would be 
screened by its mature European boundary vegetation. 
 
To further address the visual impact, Telstra has proposed to paint the monopole and 
associated equipment pale eucalypt in order to further assimilate it into its immediate 
landscape. As noted above, it is not considered that this painting is required. In this 
context, it is considered that the visual impact on this particular area would be acceptable, 
particularly given it would result in the provision of essential, dedicated and reliable voice 
communication and high speed wireless broadband to Carlisle River. 

 
The residence adjoining the site at 59 Gellibrand River Road is set back approximately 
20m from the location of the proposed facility. The land at 59 Gellibrand River Road is 
densely vegetated with mature trees, which would generally provide good screening of 
the telecommunications facility from within the property. The residence is sited fronting 
Gellibrand River Road and has one habitable room window in the southern elevation 
facing the subject site. An exposed area, void of vegetation, exists for approximately 10 
metres on the boundary fence. Telstra has approached the landowners and offered to 
provide a row of planting on their property, along the boundary fence, to address the 
exposed section and to provide additional screening to the south window, driveway and 
entry to the residence. No objection has been received from this adjoining landowner. As 
no approach has been made to Council to formally address this matter, and the 
landscaping discussed between Telstra and the landowner would be outside the 
application site, it is considered that the planting of the tress would be a private 
arrangement between Telstra and the adjoining landowner. 
 
It is accepted that the proposed monopole, due to its height, proximity and location would 
inevitably be seen from adjacent and surrounding roads. This would be unavoidable. 
Whilst the top section of the tower would be evident from a distance, it is considered that 
the proposed location would strike an acceptable balance between visual impact and 
community benefit. 
 
On balance, it is considered that the proposed telecommunications facility would be 
acceptably sited to minimise visual impact on the landscape setting and that it would not 
unreasonably compromise existing landscape views. 
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b. Telecommunications facilities should be co-located wherever practical 
 
As noted earlier in this report, other candidate sites were examined within the search area 
to meet the coverage requirements and network objectives. Where possible, any existing 
infrastructure and co-location opportunities were considered. The applicant has advised 
that no co-location opportunities, other than co-locating with the existing exchange facility, 
were deemed to be available and suitable. As such, it is considered that a new structure 
is required to provide coverage.  
 
In view of this, it is considered that the applicant has considered the option of co-location 
on this site and Principle B has been addressed. 

 
c. Health standards for exposure to radio emissions will be met 
 

The applicant has advised that the installations are designed and certified by qualified 
professionals in accordance with all relevant Australian Standards. This is considered to 
ensure that the telecommunication facility would not result in any increase in the level of 
risk to the public. 

 
The applicant has advised that the proposal has been designed and would be installed to 
satisfy the requirements contained within Radiation Protection Standard – Maximum 
Exposure Levels to Radiofrequency Fields – 3kHz to 300GHz, ARPANSA, May 2002 
(Standard). 
 
As part of the application submission, the applicant has included an Electromagnetic 
Energy (EME) Report. The report demonstrates that the proposed facility would comply 
with the Standard, with the maximum predicted EME equating to 0.083% of the maximum 
public exposure limit, which would be a minimal change from the existing exposure level 
of 0.082%. This is considered to be substantially less than the 1% of the minimum 
allowable exposure limit (where 100% of the limit is still considered to be safe). 
 

d. Disturbance and risk relating to siting and construction should be minimised 
 
It is considered that the immediate area already comprises a modified environment. It is 
considered that any disturbance to the site would be minimal and limited to the compound 
area, given its proximity to the road frontage. The applicant has advised construction 
activities would be limited to installation and intermittent maintenance. There would be 
limited excavation and formwork required to install the monopole. Once the facility is 
operational, maintenance inspections would typically be carried out every six months.  
 
It is not anticipated the proposal would materially affect the site or the surrounding area. 

 
e. Construction activity and site location should comply with State environment protection 

policies and best practice environmental management guidelines 
 
The construction of the proposed facility is designed to be carried out in accordance with 
relevant Occupational Health and Safety Guidelines.  

 
The proposal has been assessed against the relevant criteria and policies as detailed above. 
It is considered overall that the purpose of the Code of Practice would be satisfied.  
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It is also considered that the proposed monopole would satisfactorily address the principles 
for design, siting, construction and operation of the Code of Practice for a 
telecommunications facility.  
 
The application was referred to Barwon Water, Wannon Water, and the Department of 
Environment, Land, Water and Planning under the provisions of ESO3. No objection has 
been raised by either Barwon Water or Wannon Water, subject to conditions from Wannon 
Water which have been included in the recommendation at the end of this report. VicRoads 
provided conditions should the application be allowed, requiring an upgrade of the vehicle 
crossover. No response was received from the Department of Environment, Land, Water 
and Planning. 

Council Plan / Other Strategies / Policy 
A Planned Future 
The Council Plan contains a strategy to: “Facilitate the development of infrastructure for 
business investment, growth and liveability.” Within this strategy there is an action to: “Lobby 
for improved telecommunications in the Colac Otway Shire for broadband and mobile 
coverage”. There is also a strategy to: “Meet our statutory obligations for community safety, 
security and responses to emergency situations”. As noted in this report, it is considered that 
the proposal would assist in achieving these outcomes for the community 

Financial & Other Resource Implications 
The proposal raises no financial or resourcing implications for Council. 

Risk Management & Compliance Issues 
If the proposal was to proceed, it would contribute significantly to enhancing the capacity of 
the local community and fire agencies to communicate in emergency situations, which is 
particularly important for the Shire given its high bushfire risk. 

Environmental Consideration / Climate Change 
Any relevant environmental considerations have been addressed within this report. 

Communication Strategy / Consultation Period 
Public notice of the application was required in accordance with Section 52 of the Planning 
and Environment Act, as discussed earlier in the report. This involved letters to owners and 
occupiers of properties within 1 kilometre of the site, a site notice and an advertisement in 
the Colac Herald. 
 
Conclusion 
It is considered that allowing the proposal would improve telecommunications service 
coverage in this part of the Shire and would also help progress Federal Government’s 
Mobile Black Spot Programme. The Carlisle River community lodged a submission to the 
Mobile Coverage Programme Discussion Paper noting the need for communication to be 
improved in this area. Given this, and the fact that no objections have been received, it is 
considered that this proposal is a development that the community would benefit from and 
wants to see implemented. The proposal is considered generally consistent with the State 
and Local Planning Policy Frameworks, and zoning and overlay provisions.  
Having given due regard to the matters discussed above, it is considered that the application 
could reasonably be allowed, subject to conditions. 
 
Attachments 
1.  PP305 2015-1 Application for Planning Permit  
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Recommendation(s) 
 
That Council’s Planning Committee resolves to issue a Planning Permit for Buildings 
and Works Comprising the Erection of a Telecommunications Facility (35 Metre High 
Monopole) and Associated Works at 61 Gellibrand River Road, Carlisle River  (Lot 1 
TP392335 Parish of Newlingrook) subject to the following conditions: 
 

 Amended Plans 
1. Prior to the commencement of development, 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 drawn to scale with dimensions and 
three copies must be provided. The plans must be generally in accordance with 
the plans submitted with the application, but modified to show: 

a) Annotations confirming the monopole would be its natural concrete 
colour and the triangular headframe would be its natural steel colour.   

 
Endorsed Plans  
2. The development as shown on the endorsed plans must not be altered or 

modified without the written consent of the Responsible Authority. 
 
Amenity 
3. The nature and colour of building materials employed in the construction of the 

structures hereby permitted must be non-reflective to the satisfaction of the 
Responsible Authority. 
 

4. The permitted telecommunications facility and associated equipment must be 
maintained in good condition to the satisfaction of the Responsible Authority. 

 
Removal of Facility 
5. In the event that the telecommunications facility hereby permitted ceases to be 

operational, the facility must be decommissioned and removed from the site in 
its entirety within 12 months of the use ceasing, and the land must be re-
instated, all to the satisfaction of the Responsible Authority.  
 

VicRoads conditions 
6. The crossover and driveway are to be upgraded to the satisfaction of the Roads 

Corporation and the Responsible Authority and at no cost to the Roads 
Corporation. 
 

7. The driveway must be maintained in a fit and proper state so as not to 
compromise the ability of vehicles to enter and exit the site in a safe manner or 
compromise operational efficiency of the road or public safety (e.g. by spilling 
gravel onto the roadway). 

 
Wannon Water conditions 
8. Movement of soil, sediment and nutrients from the property during development 

and use of the property must be minimised. 
 



PLANNING COMMITTEE DEVELOPMENT & COMMUNITY SERVICES 
PC160903-1 BUILDINGS AND WORKS COMPRISING THE ERECTION OF A 

TELECOMMUNICATIONS FACILITY (35 METRE HIGH 
MONOPOLE) AND ASSOCIATED WORKS AT 61 GELLIBRAND 

RIVER ROAD, CARLISLE RIVER (PP305/2015-1) 
 

AGENDA - 09/03/16 Page 22 

9. The developer is to ensure the 100mm AC water main located along the front of 
the property is protected from damage likely to be caused by the passage of 
heavy machinery over it during construction of the Telecommunications Facility. 

 
Expiry 
10. This permit will expire if one of the following circumstances applies: 

a) The development is not commenced within two years of the date of this 
permit. 

b) The development is not completed within four years of the date of this 
permit. 

The Responsible Authority may extend the periods referred to if a request is 
made in writing before the permit expires or within six (6) months afterwards, or 
if the request for the extension of time is made within 12 months after the permit 
expires and the development started lawfully before the permit expired. 

 
Note 
1. VicRoads has advised, in relation to condition 6, that the crossover must be 

treated with an all-weather seal or some other durable surface. 
 

~~~~~~~~~~~~~~~~~υ ~~~~~~~~~~~~~~~~~ 
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PC160903-2 RESUBDIVISION OF THE LAND, USE AND DEVELOPMENT OF LAND FOR 
A CAMPING AND CARAVAN PARK, ALTERATION OF ACCESS AND 
DISPLAY OF  ILLUMINATED BUSINESS IDENTIFICATION SIGN AT 15 & 17 
IRREWILLIPE ROAD ELLIMINYT (PP100/2015)   

 
AUTHOR: Helen Evans ENDORSED: Brydon King 

DEPARTMENT: Development & 
Community Services 

FILE REF: F15/3859 

  
       
 

Location: 15 and 17 Irrewillipe Road Elliminyt 

Zoning: General Residential 1 Zone (GRZ1) 

Adjacent to Road Zone Category 1 (RDZ1) 

Overlay controls: Development Plan Overlay Schedule 2 (DPO2) 

Proposed Amendments: Nil 

Purpose: A planning permit is sought to re-subdivide two existing lots, and to use and develop 
the larger of the resultant lots as a Camping and Caravan Park. In addition, the application seeks a 
permit to alter the access onto Irrewillipe Road (RDZ1) and to display an externally illuminated 
business identification sign.   
 
This application is before the Planning Committee as twelve (12) objections have been received. 
 
It is recommended that the application is allowed and a Notice of Decision to Grant a Permit is 
issued. 

Declaration of Interests 
No officer declared an interest under the Local Government Act 1989 in the preparation of this report. 

Summary 
• A planning permit is sought to re-subdivide two existing lots, with areas of 0.5ha and 0.6ha, into 

two lots of 8090m² and 3411m², and to use and develop the larger lot as a Camping and Caravan 
Park. In addition, the application seeks a permit to alter the access onto Irrewillipe Road (RDZ1) 
and to display an externally illuminated business identification sign. 

• The land is zoned General Residential 1 Zone and subject to Development Plan Overlay 
Schedule 2. The land is adjacent to Road Zone Category 1. 

• Thirteen objections were initially received to this application. Following a Consultation Meeting 
between the applicant and objectors on 18 August 2015, which was facilitated by Council, one 
objection was withdrawn after minor variations to the proposal were made by the applicant to 
address some of the issues raised. 

• The objections relate to concerns about increased noise and traffic, permanent residency in the 
caravan park, neighbourhood amenity, parking, park management/noise curfew, illuminated 
signage, devaluation of properties and the surrounding area, and the proposal having no regard 
to the Development Plan for this area.  
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• Thirty-eight letters of support for the application have also been received. Of these, twenty-three 
were from properties within 280m of the subject site. 

• The application was referred externally to VicRoads and Barwon Water, and internally to 
Council’s Infrastructure, Environment, Health Protection, and Recreation, Arts and Culture Units. 
No objections were received from any of the external authorities or from the Council Units 
consulted. 

• On balance, it is considered that the proposed re-subdivision, and the use and development of 
the larger lot as a Camping and Caravan Park, would provide an acceptable outcome on an 
underutilised piece of land within a developed and serviced location. 

• With appropriate controls, it is considered that the proposal could be considered to be generally in 
accordance with the approved Development Plan for the area. 

• As such, it is considered that a Notice of Decision to Grant a Permit could reasonably be issued 
in this case. 

Background 
As noted above, the application site is within an area covered by a Development Plan Overlay 
(DPO2). This overlay was applied to various sites in Colac and Elliminyt in 2009 through planning 
scheme amendment C55. A Development Plan for the block of land in which the current application 
site is located was adopted by Council at its Ordinary Council meeting on 22 October 2014.  
 
The purpose of a Development Plan Overlay (DPO) is to ensure that any future subdivision of land is 
well planned and makes provision for well-connected road and pedestrian access, public open space 
and other community infrastructure. In this instance, the Development Plan Overlay seeks to ensure 
that fragmented lots are not subdivided and developed independently of each other, and instead are 
well integrated. In deciding to proceed with preparing Development Plans for some of the land 
covered by DPO2 in recent years, it was noted that integrated subdivision layouts help to avoid the 
adverse social impacts of past subdivision patterns and would allow many landlocked lots to be 
capable of further development.  
 
A Development Plan has been adopted for the block of land in which the current application site is 
located. The aim of the Development Plan is to guide the form of future development by providing a 
strategic ‘road map’ for how land in the precinct could be developed through co-ordination of vehicle 
and pedestrian access and open space. 
 
DPO2 states that development and subdivision must be consistent with an approved Development 
Plan. It does not trigger a planning permit requirement itself, but requires any application for 
development or subdivision considered by Council to be consistent with the approved plan.  

Issues / Options 
Council has the options of: 
a) Supporting the application subject to conditions; 
b) Supporting the application subject to conditions with changes; 
c) Refusing to grant a permit. 
 
Key issues in the consideration of this application relate to potential neighbourhood amenity impact, 
traffic and noise issues caused by the proposed use and development, and compliance with the 
approved Development Plan. 
    
It is recommended that Option a) is supported for the reasons outlined in the balance of this report. 
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Proposal 
The application has a number of elements, as outlined below. 
Subdivision 
It is proposed to re-subdivide two existing lots at Nos. 15 and 17 Irrewillipe Road. The existing lots 
have areas of 0.5ha and 0.6ha. The re-subdivision would result in 17 Irrewillipe Road becoming a 
larger lot of 8090m2, with an irregular battle-axe shape, and 15 Irrewillipe Road being reduced to 
3411m2. The land to be transferred as a result of the re-subdivision is the rear section of 15 Irrewillipe 
Road and 1.2m off the common boundary between the existing dwellings/lots. Proposed Lot 1 (17 
Irrewillipe Road) would have a frontage of 39.73m and a depth of 138.42m. The back of the lot would 
be 82.55m wide. Lot 2 (15 Irrewillipe Road) would be rectangular in shape with a frontage of 42.41m 
and a depth of 80.42m. 
 
The purpose of the subdivision is to provide additional land for the proposed Camping and Caravan 
Park use at 17 Irrewillipe Road. 15 Irrewillipe Road would retain the existing dwelling and a shed 
fronting onto Irrewillipe Road, and would continue to be used for residential purposes.  
 
Use and Development of the Land for a Camping and Caravan Park 
 
It is proposed to use and develop the land at 17 Irrewillipe Road as a Camping and Caravan Park, 
providing 8 onsite cabins and 25 caravan/camping sites. The caravan park facilities would all be 
located behind the existing dwelling, which is located towards the front of the site. Facilities 
associated with the Camping and Caravan Park would include the existing swimming pool, a games 
room (which would be provided by converting part of the existing shed, which is located behind the 
dwelling), and a playground and jumping pillow area immediately north of the existing shed. Other 
facilities would include a BBQ area, camp kitchen and amenities block, which would generally be 
located in the centre of the proposed park. Vehicle access to the park would be provided via 
Irrewillipe Road, along the eastern boundary of the site. The driveway would be 6m wide, with the 
existing dwelling verandah encroaching into this driveway by up to 0.5m. A footpath would be 
provided adjacent to the driveway. 
 
A bitumen/concrete driveway would be provided through to the camping/caravan area, with the 
access tracks in and around the site being compacted gravel. Compacted gravel car spaces would 
be provided adjacent to the cabin sites, whilst the other sites would be grass with gravel as required. 
A standing area which would accommodate seven car spaces, or three small vehicles (or a car and 
van) is also proposed in front of the dwelling. One metre wide strips of landscaping are proposed 
along the west and eastern boundaries.   
 
Elevations of the proposed buildings and cabins have not been provided at this time; however the 
applicant has advised that the overall height of each cabin (and amenities building) would not exceed 
5.1m above ground level. The size of the cabins would be 9.7m x 4.70m. Each cabin would be 
capable of accommodating up to 6 people. 
 
Each caravan site would be grassed and/or surfaced with gravel to ensure an all-weather surface. 
The dimensions of each site would be 8m wide by 9.7m deep. Each site would be capable of 
accommodating one 6m x 3.3m car space, as well as the caravan/camping facility. 
 
The amenities block would be 12m long by 4.57m wide, and would provide male, female and 
disabled facilities, totaling ten toilets and seven showers. Laundry facilities would also be available in 
this building. 
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External lighting of the entrance and holiday park would be provided and controlled with sensors or 
an automatic timer to meet safety and accessibility requirements. Lighting around the park would 
generally comprise combined power outlet and light bollards for customer connection. Lighting would 
be baffled to ensure light spillage would not occur to surrounding properties or be hazardous to 
vehicles. 
 
The owner of 17 Irrewillipe Road intends to operate the caravan park and does not propose to 
employ any additional staff. The existing dwelling would also act as an office and reception area, with 
no external alterations proposed to the dwelling. The owner has advised that general office hours 
would be 8am to 6pm and late check-ins could be accommodated by prior arrangement. 
 
The application includes a copy of the proposed park rules and conditions to control the activities and 
potential disturbance to the neighbourhood amenity. It is the intention of the applicant not to let out 
the cabins or sites for permanent residential use; however it is noted that the Residential Tenancies 
Act 1997 (Clause 518) states that “A planning scheme or permit under the Planning and Environment 
Act 1987 whether made before or after the commencement of this section cannot limit the duration of 
residency in a caravan park.”  
 
Alteration to the Access onto RDZ1 
 
There is no proposed alteration to the single access point of access to 15 Irrewillipe Road.  
 
17 Irrewillipe Road currently has two (2) single vehicle crossovers onto the road (a RDZ1). To 
facilitate the Camping and Caravan Park use, it is proposed to alter the most easterly access to 
create a double access point of 10.5m wide, with a separator providing an ‘in and out’ access/egress 
for the vehicles associated with the caravan park. Both the west and east crossovers would be 
constructed with a bitumen/concrete crossover to the road pavement. 
 
Display of an externally illuminated business identification sign. 
 
It is proposed to display an externally illuminated sign at the easterly entrance to 17 Irrewillipe Road. 
The business identification sign, which would have two sections, would have the dimensions of 
1200mm x 900mm and 1200mm x 250mm. The sign would have a total height of 3m and be 
externally illuminated. The sign would be visible from both directions. The sign would be illuminated 
from dusk until not later than 10.30pm. 

Site & Surrounds 
The site is located on the northern side of Irrewillipe Road, between Main Street and Hart Street, 
Elliminyt. The application site comprises two existing lots, specifically identified as Lot 1 PS309192 
(15 Irrewillipe Road) and Lot 2 PS449041 (17 Irrewillipe Road). 
 
15 Irrewillipe Road is an almost rectangular shape, with a frontage to Irrewillipe Road of 43.61m and 
a depth ranging between 138.42m and 144.42m, providing a total area of 6167m2.  This lot is 
developed with a brick dwelling fronting Irrewillipe Road and shedding, and has a large open area 
with scattered trees at the back of the lot. An existing single vehicle crossover onto Irrewillipe Road 
provides access. 
 
17 Irrewillipe Road is also rectangular in shape with a frontage to Irrewillipe Road of 38.53m and a 
depth of 138.42m, providing a total area of 5333m2. This lot is developed with a brick dwelling, 
shedding and a swimming pool, and has a large open area with scattered trees at the back of the lot. 
Two existing single vehicle crossovers onto Irrewillipe Road provide access. 
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Both lots have a 3m drainage easement adjacent to the north boundary. The surrounding properties 
comprise large residential lots developed with dwellings.  
 
The application site is approximately 180m from Colac Lavers Hill Road. Both Colac Lavers Hill Road 
and Irrewillipe Road are VicRoads (RDZ1) roads. Irrewillipe Road to the south of the site is a sealed 
road with underground drains and grass verges on the north side, and concrete kerb and channel on 
the southern side. There are no footpaths constructed along Irrewillipe Road, which is a main road to 
Carlisle and surrounding areas to the southwest of Colac. 
 
A convenience shop is located on the corner of Irrewillipe Road and Colac Lavers Hill Road, together 
with the Elliminyt Primary School, a fitness centre and the Elliminyt Hall. All surrounding land is 
zoned General Residential (GRZ1). Residential development on the southern side of Irrewillipe Road 
is at a higher density than the northern side. The lots on the northern side of Irrewillipe Road are 
generally developed with large single dwellings, with large empty spaces behind the dwelling. 
 
As noted earlier in this report, the two lots that form the subject of this application, as well as 
surrounding larger lots, form part of the Development Plan Overlay (DPO Area 4).  Reticulated water, 
sewer, power and gas are available to the site. 

Public Notice 
Public notice of the application was given in accordance with Section 52 of the Planning and 
Environment Act by sending a copy of the notice to all property owners and occupiers in the block 
bounded by Main Street, Aireys Street, Hart Street and Irrewillipe Road, as well as all property 
owners and occupiers on the southern side of Irrewillipe Road between Main Street and Hart Street 
Elliminyt. A sign was also placed on both lots that form the application site for a period of 14 days. At 
the end of the public notice period, thirteen (13) objections and thirty-eight (38) letters of support had 
been received. 
 
Following receipt of the objections, the applicant amended the application plans to include additional 
parking within the site, altered the park rules to limit the use of the swimming pool, provided 
clarification regarding the permanent residency within the park, provided details of emergency 
assembly, provided advice about the proposed drainage of the site, and gave a response about how 
the proposal responds to the Development Plan Overlay.   
 
On 18 August 2015, Council arranged a Consultation Meeting to allow the applicant to discuss the 
proposal with the objectors. The aim of the Consultation Meeting was to bring the objectors, 
submitters and the applicant together so that each party was fully informed about the proposal, and 
the objections and submissions. Following the Consultation Meeting, the applicant made further 
changes to the night-time curfew (reducing it to 10.30pm, with and lighting to be switched off by 
10.30pm).  One objection was withdrawn, with twelve (12) objections maintained to the application.   
 
The objections are summarised as follows: 
 

a. Increased noise and traffic; potential traffic management issues including pedestrian 
movements; parking; traffic maneuverability; increased traffic; concerned about no change to 
entrance given busy road; queried whether there would be any parking on Irrewillipe Road; 
heavy traffic increasing risk to road users and pedestrians; concerns for pedestrians on 
roadside; no footpath – risk to pedestrians; queried whether visitor car parking sufficient (this 
comment related to the proposal showing 2 visitor spaces, which was initially advertised). 
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Comment 
Council’s Infrastructure Unit initially required kerb and channel construction within the road reserve at 
the front of the site to provide car parking. However, the applicant added additional parking onsite 
and the provision of kerb and channel at the frontage in order to provide for expected short term car 
parking (i.e. potential customers who wish to make enquiries) is no longer required given the level of 
onsite short term car parking now proposed. Ten visitor spaces could be made available if required. 
The applicant has advised that the customer would be asked to nominate the number of car spaces 
required at the time of booking to allow monitoring of the parking. 
 
b. Caravan park would disturb the amenity of the residential area; negatively impact the amenity of 

the residential area; privacy reduced.  
 
Comment 
As part of the application, the applicant has submitted a set of ‘Park Rules and Conditions’. These 
rules and conditions state that occupancy in the park is conditional upon the occupant complying with 
the rules and conditions. Matters such as security, alcohol consumption, behaviour, noise, pets, 
waste, speed limits, parking and visitor notification are all addressed within the rules and conditions. 
The site is within an established residential area, although currently the area is underutilised with 
single dwellings on lots ranging between 800m2 and 1.2ha in area. Residents currently enjoy the 
openness on the larger lots; however the Elliminyt area is in a transitional period where development 
is encouraged in serviced residential areas to fully utilise the infrastructure available and to reduce 
the demand on the rural areas.   
 
The objectors suggested that the residential zone was not an appropriate zone for this type of 
activity, and that it should be provided for on the outskirts of town. The rural zones, however, do not 
have the infrastructure available to service a caravan park.  A caravan park is a form of 
accommodation that can be granted a permit in the residential zone if it is considered to respect the 
character of the area. The caravan park would intensify the use of the land for accommodation 
purposes behind the existing dwelling located to the front of the site, and would not be highly visible 
or dominant from Irrewillipe Road thereby respecting the existing character of the area. The site 
would be fenced with a solid 1.8m high fence around the boundary.   
 
c. Is this site appropriate for a caravan park?; more appropriate non-residential locations in Colac 

and Elliminyt,  commercial business or residential area?;  business in residential zone that does 
not serve the community needs; inappropriate use in zone  

 
Comment 
The use of the land as a caravan park is a commercialised form of an accommodation use.  A 
Camping and Caravan Park is a Section 2 Use (permit required) in a residential zone. As noted 
above, it is considered an acceptable use of the land in this instance. 
 
d. Opportunity to have a noise curfew; noise disturbance; increased noise levels; noise disturbance 
 
Comment 
The initial application offered a noise curfew of 11pm; however, following the Consultation Meeting, 
the applicant amended the ‘Park Rules and Conditions’ to propose a noise curfew commencing at 
10.30pm and lasting until 7am. It is worthwhile noting that this curfew does not apply to dwellings in 
the residential area. 
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e. Permanent or non-permanent residents 
 
Comment 
The applicant has advised that the intention is to create a family friendly holiday park and no 
permanent residents would be permitted. It is considered by the owners that allowing permanent 
residents would detract from the primary focus of the proposed facility, which would be to provide 
safe, attractive and comfortable accommodation for families and visitors requiring self-contained 
facilities, with the cabins anticipated as core business. Although the owners would accept a 
restriction to prohibit permanent residents, as noted above the Residential Tenancies Act 1997 (Cl 
518) specifies that “a planning scheme or permit under the Planning and Environment Act 1987 
whether made before or after the commencement of this section cannot limit the duration of 
residency in a caravan park”. 
 
It is therefore not considered that this is a matter that can be addressed under planning controls. 
 
f. Maximum capacity of the park? 
 
Comment 
Eight (8) onsite cabins and twenty-five (25) caravan/camping sites are proposed. Each cabin would 
be able to accommodate six (6) persons. 
 
g. What are the emergency procedures 
 
Comment 
The applicant has submitted details of the emergency assembly and evacuation plan in the ‘Park 
Rules and Conditions’. 
 
h. Headlights into residence when exiting the property, illuminated signage also of concern 
 
Comment 
The applicant has advised that the owner has met directly with the objector concerned and offered to 
undertake landscaping and/or fencing across the front of the objector’s site should a permit be 
granted. The applicant advised that the objector declined this offer and advised that he would 
approach the owner directly in the future should car headlights cause amenity concerns in the future. 
 
i. Illuminated signage will create amenity issues for nearby neighbours;  illuminated signs and 

lighting does not fit in residential area 
 

Comment 
The lighting within the property itself would be low bollard style lights to provide visibility within the 
pedestrian areas of the park. Each light pedestal would not exceed 1.01m and would not illuminate 
beyond the property boundary due to the low wattage proposed. The signage at the front of the site 
would be externally illuminated and turned off at 10.30pm.  All time-switch dependent lighting would 
be turned off at 10.30pm.   
 
j. Devaluation of homes and competition to existing caravan parks; devalue surrounding land; 

decrease the value of property. 
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Comment 
The applicant has submitted a letter from a local real estate agent advising that the proposed 
caravan park would not impact on the surrounding land values. That aside, this is not a material 
planning consideration. 
 
k. Drainage concerns 
 
Comment 
Council’s Infrastructure Unit has reviewed the application and recommended conditions that would 
address any drainage issues. The site has access to a drainage easement, which currently has no 
infrastructure in it. The easement runs to the east towards Main Street. Any land to the north of the 
site which cannot fall to Irrewillipe Road could fall to infrastructure placed in this easement. If 
approved, all drainage is to be engineer designed to ensure that no detrimental impact is 
experienced by adjoining land and that the limited drainage capacity in Irrewillipe Road is not 
adversely affected. In other words, the onsite capacity of the drainage system would be designed to 
be more than adequate to cater for the increased runoff expected as a result of this development.   
 
l. Caravan park does not fit with DPO; no consideration for the road; sets precedent for having no 

regard to DPO 
 
Comment 
This is addressed in the overlay section of this report below. 
 
m. How big can the caravan park become? 
 
Comment  
Council can only consider the proposed use and development of the caravan park as submitted in 
the application. Any changes to the use or development would be subject to future planning 
permission. 

Referrals 
In accordance with Section 55 of the Planning and Environment Act, the application was referred to 
VicRoads.  Barwon Water was notified in accordance with Section 52 of the Act. No objections have 
been raised from any external referral authorities, subject to permit conditions which have been 
included in the recommendation at the end of this report. 
 
The application was also referred internally to Council’s Infrastructure, Environment, Health 
Protection, and Recreation, Arts and Culture Units. No objections were received, subject to 
conditions being imposed should a permit be issued. These conditions have been included in the 
recommendation at the end of this report. 

Planning Controls 
The land is in the General Residential 1 Zone (GRZ1) and adjacent to Road Zone Category 1, and is 
subject to the Development Plan Overlay (DPO2).  A planning permit is required under the following 
provisions: 
 

• Clause 32.08-1 – Use of the Land for Camping and Caravan Park - General Residential Zone 

• Clause 32.08-2 – Buildings and Works Associated with a Camping and Caravan Park - General 

Residential Zone 

• Clause 32.08-4 – Subdivision – General Residential Zone 
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• Cause 52.05 – Advertising Signage 

• Clause 52.29 – Alteration to Access to RDZ1 and Subdivision Adjacent to RDZ1 – Land Adjacent 

Road Zone Category 1  

Clause 43.04-1 (DPO2) does not trigger a planning permit requirement, but does specify that “a 
permit must not be granted to use or subdivide land, construct a building or construct or carry out 
works until a development plan has been prepared to the satisfaction of the responsible authority. 
 
This does not apply if a schedule to this overlay specifically states that a permit may be granted 
before a development plan has been prepared to the satisfaction of the responsible authority. 
 
A permit granted must: 

• Be generally in accordance with the development plan. 
• Include any conditions or requirements specified in a schedule to this overlay.”  

 

a. State and Local Planning Policy 
The State and Local Planning Policy Framework seeks to ensure the objectives of planning in 
Victoria are fostered through appropriate land use and development planning policies and 
practices, which integrate relevant environmental, social and economic factors in the interests of 
net community benefit and sustainable development.  The following policies are relevant to the 
consideration of this application: 

 
• Clause 11.05-1 – Regional Settlement Networks 

• Clause 11.05-4 – Regional Planning Strategies and Principles 

• Clause 11.07-7 – A Diversified Economy 

• Clause 17.01-1 – Business 

• Clause 17.03-1 – Facilitating Tourism 

• Clause 21.02-2 – Land Use vision 

• Clause 21.03-1 – General 

• Clause 21.03-2 – Colac  

• Clause 21.05-4 - Tourism 

In general terms, the State planning policies described above seek to provide for appropriately 
located supplies of residential land within established areas in existing settlements, to reduce the 
pressure for fringe development to meet community needs in accordance with the relevant regional 
growth plan. The policies seek to direct residential development and infrastructure within defined 
settlement boundaries of existing settlements that are capable of accommodating growth. The 
policies add that development should be sensitively sited and designed to respect the character of 
settlements.  
Specifically in relation to the Great Ocean Road Region, the State policies seek to ensure that 
development responds to the identified landscape character of the area, directing urban growth to 
strategically identified areas. 
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The local planning policies seek to encourage future residential development in existing zoned and 
serviced areas, to avoid an oversupply of residential zoned land and to make the most effective use 
of infrastructure services to meet the needs of the existing and future population.  
 
This type of proposal seeks to provide accommodation for visitors to the area, being a new 
accommodation facility within an established low density residential area which has the infrastructure 
available to service the development.  
It would also promote economic growth in the Colac township, whilst offering a type of service to 
visitors that is currently limited in Colac.   
 
Overall, it is considered that the proposal is in accord with the principles of the State and Local 
Planning Policy Frameworks. 

 
b. Zoning 
 

The land is zoned General Residential 1 Zone (GR1Z). The purpose to the zone is: 
 

• To encourage development that respects the neighbourhood character of the area. 
• To implement neighbourhood character policy and adopted neighbourhood character 

guidelines. 
• To provide a diversity of housing types and moderate housing growth in locations offering 

good access to services and transport. 
• To allow educational, recreational, religious, community and a limited range of other non 

residential uses to serve local community needs in appropriate locations. 
 
A planning permit is required under the provisions of Clause 32.08-1 of the General Residential 
Zone for the use of land for a Camping and Caravan Park. A ‘Camping and Caravan Park’ is 
nested in ‘accommodation’, which is a section 2 use (permit required). Therefore a planning 
permit is required to use the land for a Camping and Caravan Park. 
 
Camping and Caravan Park is defined as: 
 
“Land used to allow accommodation in caravans, cabins, tents, or the like.” 

 
A planning permit is also required under the provisions of Clause 32.08-2 of the General 
Residential 1 Zone for the subdivision of the land. An application to subdivide land, other than an 
application to subdivide land into lots each containing an existing dwelling or car parking space, 
must meet the requirements of Clause 56.  

 
In addition, Clause 32.08-6 of the General Residential Zone triggers a requirement for a planning 
permit to construct a building or construct or carry out works for a use in Section 2 of Clause 
32.08-1. 

 
c. Overlays 

i. Development Plan Overlay Schedule 2 (DPO2) 
 

The site is covered by the Development Plan Overlay – Schedule 2 (DPO2). The purpose of 
this overlay is: 
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• To identify areas which require the form and conditions of future use and development 
to be shown on a development plan before a permit can be granted to use or develop 
the land. 

• To exempt an application from notice and review if it is generally in accordance with a 
development plan. 

 
A permit must not be granted to use or subdivide land, construct a building or construct or 
carry out works until a development plan has been prepared to the satisfaction of the 
responsible authority.   
This does not apply if a schedule to this overlay specifically states that a permit may be 
granted before a development plan has been prepared to the satisfaction of the responsible 
authority.  A permit granted must: 
• Be generally in accordance with the development plan. 
• Include any conditions or requirements specified in a schedule to this overlay. 
 
As previously discussed, this overlay does not trigger a requirement for a planning permit. 
However, when a planning permit is required, this overlay must be considered to ensure that 
any permit is generally in accordance with the development plan. 

 
A development plan for this area has been prepared and was adopted by Council at its 
Ordinary Council meeting on 22 October 2014. The adopted development plan identifies that 
a proposed local road network is to be provided; part of this would run east/west 
approximately through the centre of the existing lots that form the subject of this application. 

 
d. Particular Provisions 

 
i. Clause 52.05 – Advertising Signage 

 
Signs in the General Residential Zone are in Category 3 of clause 52.05 (High Amenity Areas 
– Medium Limitation). This provision seeks to ensure that signs in high-amenity areas are 
orderly, of good design and do not detract from the appearance of the building on which they 
are displayed or the surrounding area. 

 
ii. Clause 52.06 – Car Parking 

 
It is a requirement that: 
 
“Where a use of land is not specified in Table 1 [in clause 52.06] or where a car parking 
requirement is not specified for the use in another provision of the planning scheme or in a 
schedule to the Parking Overlay, before a new use commences or the floor area or site area 
of an existing use is increased, car parking spaces must be provided to the satisfaction of the 
responsible authority’”. 
 
There is no specified car parking rate for a Camping and Caravan Park; therefore the 
applicant must demonstrate that adequate parking would be provided, to the satisfaction of 
the Responsible Authority.   

 
iii. Clause 52.29 – adjacent Road Zone Category 1 

 
Clause 52.29 seeks: 

• To ensure appropriate access to identified roads. 
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• To ensure appropriate subdivision of land adjacent to identified roads. 
 
A permit is required to: 

• Create or alter access to: 
o A road in a Road Zone, Category 1. 

 
iv. Clause 56 – Residential Subdivision 

 
The General Residential Zone states that a permit is required to subdivide land and that a 
Clause 56 assessment is required except for when there is an existing dwelling and car 
parking space on each lot.  
In this instance, both of the existing lots has an existing dwelling and car parking space, and 
therefore no assessment against Clause 56 is required.                                        

Consideration of the Proposal 
  
The key considerations in this case are whether the proposed use and development of a Camping 
and Caravan Park on this residential land in the General Residential Zone is acceptable and whether 
the proposed park, including the proposed re-subdivision of two existing lots, would be generally in 
accordance with the approved Development Plan. In addition, consideration must be given to the 
potential impacts of the proposed use and development on the character and amenity of the area, as 
well as to the social and economic benefits that may be associated with the proposal. 
 
General Residential Zone – Use, Development and Subdivision  
 
A planning permit is required under the provisions of: 
 

• Clause 32.08-1 for the use of the land for a Camping and Caravan Park   
• Clause 32.08-2 for the subdivision of the land 
• Clause 32.08-6 for the construction of a building or the construction or carrying out works for 

a use in Section 2 (permit required) of Clause 32.08-1. 
 
‘Camping and Caravan Park’ is nested in ‘accommodation’, and ‘accommodation’ is a section 2 
(permit required) use in the General Residential Zone. ‘Camping and Caravan Park’ is defined as 
“land used to allow accommodation in caravans, cabins, tents, or the like”. 
 
An application to subdivide land, other than an application to subdivide land into lots each containing 
an existing dwelling or car parking space, must meet the requirements of Clause 56 (‘ResCode’). In 
this case, a clause 56 assessment is not required as there would be an existing dwelling on each lot. 
 
It is considered that, in the event a permit is issued, the proposed re-subdivision of the land should 
occur before the development commences, as the proposal has been assessed on this basis.  
A condition has been included in the recommendation at the end of the report to ensure that this 
would occur. 
 
On balance, the proposed use, development and subdivision is considered to be consistent with the 
purpose and objectives of the General Residential Zone. The zone encourages a variety of 
accommodation types to cater for a range of different needs, including short-term accommodation at 
a lower cost.  It is considered that the proposed Camping and Caravan Park would provide such 
accommodation and that the park would be well screened from the road due to the existing dwellings 
fronting onto Irrewillipe Road.  
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All proposed buildings, such the cabins and amenities block, would be single-storey and therefore 
would blend with the typical low scale development in the surrounding area. The cabins would be 
sited in two rows, with sufficient space around the buildings to ensure that the use and development 
would not appear too intensive within the site. The proposed buildings would also all be 
movable/relocatable and therefore could be easily moved should the caravan park use cease in the 
future.   
 
The applicant has submitted the caravan park rules which would address noise and nuisance 
matters, and the park would have onsite management. The amenities block and gathering areas 
(such as the bbq and playground area) would be located within the middle of the site, which would 
provide some buffer to the neighbouring properties.   
 
Park rules have also been submitted with the application and propose a noise curfew of 10.30pm. It 
is also proposed that the external lighting would be controlled with sensors and/or an automatic timer 
to satisfy safety and accessibility requirements. Lighting would be baffled, to ensure spillage would 
not occur onto surrounding properties.   
 
Landscaping is also proposed throughout the lot and, if approved, permit conditions would require the 
implementation of the landscaping. 
 
The proposed subdivision would transfer land from one existing developed residential lot to another, 
to provide additional land to be utilised as part of the caravan park. Each lot would capable of further 
subdivision and would not be inconsistent with the existing lot density in the vicinity.  A permit is 
required for the subdivision of the land; however as each lot contains an existing dwelling, the 
provisions of Clause 56 (requiring a ‘ResCode’ assessment of the proposed subdivision) do not 
apply. The pattern of the proposed subdivision would provide opportunity for the proposed use of the 
land at 17 Irrewillipe Road as a Camping and Caravan Park, whilst maintaining the ‘status quo’ at the 
Irrewillipe Road frontage. As noted earlier in this report, whilst reduced in size, 15 Irrewillipe Road 
would continue to be used as a lot for a single dwelling. 
 
The proposed caravan park use would not be highly visible from Irrewillipe Road, apart from the 
proposed signage, vehicle access points and parking areas to provide access to the site. 
 
The applicant has drawn attention to the many sporting and community events held in and around 
the Colac district, which attract visitation from outside of the area, and noted that it is important that 
all visitor groups have a variety of accommodation options to encourage greater length of stay in the 
area. This development, if approved, although some distance from the Colac commercial area, would 
be a positive addition to the Shire’s current accommodation stock and would increase the number of 
travelers able to stay in Colac and surrounds. This would provide an increase in economic activity for 
Colac and Elliminyt, which would be a benefit to the Shire. 
 
Letters of both support and objection to the application were received. Some objectors are concerned 
with the potential for accommodation in the proposed park being used by some clientele as long term 
residences. As noted earlier in this report, whilst the owners would accept a restriction to prohibit 
permanent residents, the Residential Tenancies Act 1997 (Cl 518) specifies “a planning scheme or 
permit under the Planning and Environment Act 1987 whether made before or after the 
commencement of this section cannot limit the duration of residency in a caravan park”.   
 
The submitters also raised concerns about the amenity of the area being impacted by noise and 
other issues such as increased traffic and lighting.  
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The applicant has submitted to Council a copy of the proposed park rules, which include a noise 
curfew between 10.30am and 7am daily, and has provided details of the proposed external lighting 
(either being of low emission or set to a 10.30pm turn off switch in order to address the surrounding 
residents’ concerns). Of note is the fact that these proposed park rules are likely to be more stringent 
than the typical limitations in a residential area.   
 
Development Plan Overlay 
 
The site is covered by the Development Plan Overlay – Schedule 2 (DPO2).  Although this overlay 
control does not trigger a requirement for a planning permit, when a planning permit is required under 
another provision the overlay control must be considered to ensure that any permit is generally in 
accordance with the development plan.  
 
A development plan has been prepared for this area, which was adopted by Council at its October 
2014 Council meeting. The adopted development plan shows a proposed local road network running 
east/west through the centre of the existing lots that form the subject of this application.   
 
The approved development plan is a concept plan, which proposes a road network along defined 
property boundaries with the exception of the location of the proposed road running east/west 
through the subject site. This east/west road does not follow any definitive boundary alignment and 
therefore the exact location of the proposed road network will, to some degree, be guided by future 
planning applications received in this vicinity, to ensure that there is sufficient connectivity through 
each lot developed.   
 
The site plan submitted with the application identifies and provides details of the proposed road 
alignment, noting that no buildings are proposed within this area. It is proposed to locate the 
playground/jumping pillow area and 7 camping sites and/or 3 parking spaces within that section.  
 
Given the exact location of the subject site within the DPO area, the provision of the future road 
proposed as part of the development plan is not required at this point in time and not likely to be 
required until such time as other land within the DPO area is developed in accordance with the 
development plan. For example, no road access is currently available to the proposed road through 
the application site. The potential access points to the DPO area identified in the development plan 
would be from Aireys Street and Hart Street. The subject site is basically reliant on at least 4 or 5 
other landholders acting on the development plan before the road is required through the subject site. 
There is potential for all other land to be developed around the subject site without the road being 
constructed; however this would result in dead-ends and the road design not being in generally in 
accordance with the development plan.   
 
It is unknown whether the proposed road is likely to be required in 2 or 20 years’ time. Council needs 
to consider whether it is appropriate to restrict the type of development currently proposed during this 
time, particularly when the proposed caravan park proposal would not create any permanent 
structures that would be costly to remove, i.e. all cabins and the amenity building could be relocated 
or removed. Whilst it is not an ideal scenario, it is considered that the proposed use and development 
could operate on the basis that the applicant enters into a Section 173 agreement to develop the 
road at such time that a neighbouring lot is developed with a road and there is a need to construct 
the road through the subject land.   
 
Council officers discussed this matter with the owner and applicant, and the owner indicated that this 
was something to which he could agree. It is considered that ensuring the road would be constructed, 
if and when required, is the only way that the current proposal could be considered to be generally in 
accordance with the development plan.  
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Council officers sought legal advice on the requirements to reduce any potential risk implications to 
Council in the future. The recommended permit conditions were reliant on the written agreement of 
the landowner to these conditions. In the event that the owner did not agree, it would have raised the 
question of whether the proposal would be ‘generally in accordance with the development plan’. 
 
The owner did consent to the agreement and therefore two conditions are included in the 
recommendation at the end of this report, to facilitate compliance in accordance with the 
development plan. The first condition seeks an amended plan that demonstrates how the Camping 
and Caravan Park use could continue with the road constructed through the site.  (The alternative of 
the use ceasing upon the road construction was also put to the owner). 
This plan will ultimately be referred to as the ‘stage 2 plan’, which would come into effect upon the 
construction of the road through the site. The second condition requires the owner to enter into a 
section 173 Agreement with Council agreeing to the construction of the road if one of a number of 
specified triggers occurs, i.e.the land the subject of the permit is developed for multi-lot residential 
purposes; or the land adjacent to the site is developed for multi-lot residential purposes in 
accordance with specified triggers (see condition 19 in the recommendation at the end of this report). 
 
Signage 
 
Signage in the General Residential Zone is subject to the provisions of Category 3 of clause 52.05 
(Advertising Signs - High Amenity Areas - Medium Limitation). This seeks to ensure that signs in 
high-amenity areas are orderly, of good design and do not detract from the appearance of the 
building on which they are displayed or the surrounding area. 

 
It is proposed to display an externally illuminated sign at the easterly entrance to 17 Irrewillipe Road. 
The business identification sign, which would have two sections, would have dimensions of 1200mm 
x 900mm, and 1200mm x 250mm. The sign would have a total height of 3m and would be externally 
illuminated between dusk and 10.30pm. The 1200 x 900mm sign details have not been finalised at 
this stage; the lower 1200mm x 250mm would contain the words ‘no vacancy/vacancy’. 
 
It is considered that the proposed sign would be orderly and would not detract from the area.  The 
sign is proposed to be floodlit. It is considered that the signage would be of adequate size to allow 
enough time for the vehicles to slow down and identify the park entrance. 
 
Car Parking 
 
It is a requirement of the Planning Scheme that: 
 
“Where a use of land is not specified in Table 1 [to clause 52.06] or where a car parking requirement 
is not specified for the use in another provision of the planning scheme or in a schedule to the 
Parking Overlay, before a new use commences or the floor area or site area of an existing use is 
increased, car parking spaces must be provided to the satisfaction of the responsible authority”. 
 
In this case, there is no specified car parking rate for a Camping and Caravan Park, and therefore the 
applicant must demonstrate that adequate parking would be provided to Council’s satisfaction. The 
applicant has advised that the proposal would include 1 space per cabin/site. This would be 
consistent with Road Traffic Authority Guidelines, which are the industry standard guidelines for such 
developments. Further to this, the plans show a further seven additional spaces available at the front 
of the site adjacent to the office (which would be located within the dwelling) and the potential use of 
camping site 15 for additional parking if required.    
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Clause 52.29 – Access onto RDZ1 
 
A permit is required to alter an existing access to a RDZ1, and to subdivide land adjacent to a RDZ1. 
The application was referred to VicRoads under Section 55 of the Act. VicRoads did not have any 
objections to the proposal, subject to conditions being included on any planning permit issued. 

Council Plan / Other Strategies / Policy 
A Planned Future 
Creates an attractive shire with quality buildings and spaces, accessible travel and transport, and a 
community that has the services and facilities it needs now and in the future; supports a prosperous 
economy where trade, manufacturing and business activity flourishes.  
 
The Council Plan identifies that there are significant differences in the supply of residential property 
within the Shire, which will have a major influence during the next five to ten years due to changing 
needs. New development opportunities have been identified in Elliminyt and the coastal areas, while 
the established areas of Colac and the rural areas have relatively low numbers of new dwellings 
expected over the forecast period. 
 
This proposal would assist in providing a varied type of accommodation within an established 
residential area of Elliminyt. 

Financial & Other Resource Implications 
The proposal raises no financial or resourcing implications for Council. 

Risk Management & Compliance Issues 
The proposal raises no Risk Management or Compliance implications for Council. 

Environmental Consideration / Climate Change 
Any relevant environmental considerations have been addressed within this report. 

Communication Strategy / Consultation Period 
Public notice of the application was required, and carried out, in accordance with Section 52 of the 
Planning and Environment Act, as discussed earlier in the report. 
 
Letters of objection, and support, were received to the application. A Consultation meeting, which 
was attended by the applicant and objectors/submitters, was facilitated by Council. Details of 
outstanding objections are set out in some detail earlier in this report. 
 
Conclusion 
A planning permit is sought for the re-subdivision of land into two (2) lots, and the use and 
development of the larger of the resultant lots as a Camping and Caravan Park. In addition, a permit 
is sought for the alteration of the access to a Road Zone Category 1 (Irrewillipe Road) and for the 
display of an externally illuminated business identification sign.   
 
On balance, the proposal is considered acceptable, having regard to the fact that the land is suitably 
zoned to allow for this type of subdivision and accommodation use. The site is located within the 
established township of Elliminyt, which allows for a diversity of housing types, and allows for a 
limited range of other non-residential uses to serve local community needs in appropriate locations, 
subject to meeting the zone and overlay provisions. 
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It is considered that, subject to the conditions contained in the recommendation below, the proposal 
would not cause any significant detriment to the character of the area to a degree that would warrant 
a refusal of the application. It is therefore recommended that a Notice of Decision to Grant a Permit 
be issued. 
 
Attachments 
1.  Colac_DPO_Area 4 & 5 - Nov 7 FINAL  
2.  PP100 2015-1 Planning Application   
3.  PP100 2015-1 Planning Application (cont'd)  
4.  PP100 2015-1 A3 Plans  
  
Recommendation(s) 
 
That Council’s Planning Committee resolves to issue a Notice of Decision to Grant a Planning 
Permit  for the Re-Subdivision of the Land into Two (2) Lots, Use and Development of One Lot 
(No. 17) as a Camping and Caravan Park, Alteration to Access to a Road in a Road Zone 
Category 1, and Display of an Externally Illuminated Business Identification Sign at 15 and 17 
Irrewillipe Road Elliminyt  (Lot 2 PS449041 and Lot 1 PS309192) subject to the following 
conditions: 
 
Amended Plans 
1. Prior to the commencement of the development hereby permitted, 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 drawn to scale with dimensions and three 
copies must be provided. The plans must be generally in accordance with the plans 
submitted with the application, but modified to show: 

a) Full details of the proposed signage (with maximum dimensions of 1200mm x 
900mm and 1200mm x 250mm, and a total height of 3m), including wording, 
size, design, siting and lighting detail.  

b) Elevations and floor plans of the proposed buildings (moveable 
dwellings/cabins, amenities room etc.) 

c) A site plan showing solid fencing around side and rear boundary to a height 
of 1.8m (excluding the first 10m of the side boundaries at the Irrewillipe Road 
frontage) 

d) A ‘Stage 2 Layout Plan’ of the site, showing the Camping and Caravan Park 
layout post road construction, which provides an indicative Stage 2 site layout 
of the proposed caravan park showing the locations of uses and buildings, 
setbacks to the road, and any safety, acoustic, crossing and/or other 
measures required to facilitate the ongoing use.  

e) A documented complaint management process to deal with potential 
neighbourhood amenity impacts such as patron noise and waste 
management.  
 

Endorsed plans 
2. The use and development as shown on the endorsed plans must not be altered without 

the written consent of the Responsible Authority. 
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3. The location and details of the signage and any supporting structures, as shown on the 
endorsed plans, must not be altered without the written consent of the Responsible 
Authority. 
 

Creation of Title 
4. Prior to the commencement of the development hereby permitted, the land must be re-

subdivided in accordance with this permit under the provisions of the Subdivision Act 
1988 to the satisfaction of the Responsible Authority, and a copy of the new title must 
be submitted to the Responsible Authority. 

 
Amenity  
5. The Camping and Caravan Park hereby permitted must be managed in accordance with 

the endorsed Park Rules and conditions. 
 

6. The use and development must be managed so that the amenity of the area is not 
detrimentally affected, through the: 
 

• transport of materials, goods or commodities to or from the land; 
• appearance of any building, works or materials; 
• emission of noise, artificial light, vibration, smell, fumes, smoke, vapour, 

steam, soot, ash, dust, waste water, waste products, grit or oil. 
• storage and collection of waste/rubbish 

 
7. At all times during the operation of the use, there must be present on the premises a 

person over the age of 18 years who is responsible for ensuring that the activities on 
the premises and the conduct of persons attending the premises do not have a 
detrimental impact on the amenity of the locality to the satisfaction of the Responsible 
Authority.   

 
8. Noise levels emanating from the premises must not exceed those required to be met 

under State Environment Protection Policy (Control of Music Noise from Public 
Premises), No. N-2. 

9. All security alarms or similar devices installed on the land must be of a silent type in 
accordance with any current standard published by Standards Australia International 
Limited and must be connected to a security service. 

 
10. No external sound amplification equipment or loudspeakers are to be used for the 

purpose of announcement, broadcast, playing of music or similar purpose. 
 

11. External lighting must be designed, baffled and located so as to prevent any adverse 
effect on adjoining land, to the satisfaction of the Responsible Authority. 

 
Signage 
12. The signage must be constructed and maintained to the satisfaction of the 

Responsible Authority. 
 

13. The signage hereby permitted must not contain any flashing lights, and must only be 
illuminated between dusk and 10.30pm. 
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Landscaping  
14. Prior to the commencement of the development hereby permitted, a landscape plan to 

the satisfaction of the Responsible Authority must be submitted to and approved by 
the Responsible Authority. When approved, the plan will be endorsed and will then 
form part of the permit. The plan must be drawn to scale with dimensions and three 
copies must be provided. The plan must show: 

• a survey (including botanical names) of all existing vegetation to be retained 
and/or removed 

• buildings and trees (including botanical names) on neighbouring properties 
within three metres of the boundary 

• details of surface finishes of pathways and driveways 

• a planting schedule of all proposed trees, shrubs and ground covers, 
including botanical names, common names, sizes at maturity, and quantities 
of each plant 

• landscaping and planting within all open areas of the site 
All species selected must be to the satisfaction of the Responsible Authority. 

 
15. Prior to the initial occupation of any part of the development hereby permitted, with the 

exception of the existing dwelling as a single unit of accommodation, or by such later 
date as is approved by the Responsible Authority in writing, the landscaping works 
shown on the endorsed plans must be completed to the satisfaction of the Responsible 
Authority. The landscaping must thereafter be maintained to the satisfaction of the 
Responsible Authority, including that any dead, diseased or damaged plants are to be 
replaced. 

 
Stormwater Management 
16. Prior to the commencement of the development hereby permitted, a stormwater 

management plan showing how the site would be drained without cause of nuisance to 
neighbouring properties must be submitted to and approved by the Responsible 
Authority. The plan must consider onsite reuse or detention of stormwater. All 
drainage must be engineer designed to ensure that the onsite capacity of the drainage 
system will be more than adequate to cater for the expected runoff as a result of this 
development. Once approved to the satisfaction of the Responsible Authority, the plan 
will be endorsed and form part of the permit.  

 
17. Prior to the commencement of the use, the site must be drained in accordance with the 

endorsed plans to the satisfaction of the Responsible Authority. 
 
Car Parking and Access Lanes 
18. Prior to the commencement of the use hereby permitted, the area/s set aside for the 

parking of vehicles and access lanes as shown on the endorsed plans must be: 
 

• Constructed; 
• Properly formed to such levels that they can be used in accordance with the 

plans; 
• Surfaced with an all-weather seal coat or cement stabilised where there is a 

gravel finish to guard against loss of amenity; 
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• Drained; 
• Properly illuminated with lighting designed, baffled and located to prevent any 

adverse effect on adjoining land. 
 

Car spaces, access lanes and driveways must be kept available, in a continuously 
useable condition and drained to prevent diversion of flood or drainage waters, for 
these purposes at all times. 
All to the satisfaction of the Responsible Authority. 

 
S173 Agreement 
19. Prior to the commencement of the development, the owner of proposed Lot 1 must 

enter into an agreement under Section 173 of the Planning and Environment Act 1987 
with the Responsible Authority.  
 
The agreement must be in a form to the satisfaction of the Responsible Authority, and 
the applicant must be responsible for the expense of the preparation and registration 
of the agreement, including the Responsible Authority’s reasonable costs and 
expenses (including legal expenses) incidental to the preparation, registration and 
enforcement of the agreement. The agreement must contain covenants to be registered 
on the Title of Lot 1 so as to run with the land, and must provide for the following: 

 
• The road is to be constructed to the standard of a local road to the satisfaction of 

Council at the happening of one of the following events:  
 

a) The land the subject of the permit is developed for multi-lot residential 
purposes; or  

b) The land adjacent to the site is developed for multi-lot residential purposes in 
accordance with (i) or (ii) below: 
 

i. The road is constructed to the western boundary of subject land and the 
land on the eastern side of the subject site has approval for development 
and a road is not constructed to that site from the north direction 
 

ii.The road is constructed to the eastern boundary of subject land and the 
land on the western side of the subject site has approval for development 
and the road is not constructed from the west direction and, 
 

the Responsible Authority considers the road is necessary or appropriate to 
continue a length of road to provide access to the relevant parcel of 
adjoining land to be developed.  

 
• The road must be constructed within 12 months of the giving of written notice by 

Council of one of the triggering events. The Responsible authority may, at its 
discretion, grant a further extension to this time upon receipt of a written request 
from the owner explaining why the timeframe cannot be satisfied. 
 

• In the event that the notice to construct the road is given by Council in accordance 
with this agreement the Owner must, within three months of the triggering of the 
event, reconfigure the caravan park in accordance with plans to be submitted to 
the responsible authority, which plans must be generally in accordance with the 
Stage 2 layout plan under condition 1 of the permit.  
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• The owner is to bear the cost of all actions required to give effect to the redesign of 
the site and the construction of the road.  

 
• The owner is to vest the constructed road in Council, without cost to Council. 

 
This agreement will end: 
 

a) In accordance of the provisions of the Act; or 
 

b) In the event the approved ‘Area 4’ plan to Schedule 2 to the Development Plan 
Overlay is amended by the responsible authority so as to remove the 
requirement for a road to be constructed through the subject land; or 

 
c) At the cessation of the use and development of the land for a Camping and 

Caravan Park. 
 

The agreement will be registered on Title of proposed Lot 1 in accordance with Section 
181 of the Planning and Environment Act 1987. 

 
Servicing Authorities 
20. 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 lot shown on the endorsed plan in accordance with the authority’s requirements 
and relevant legislation at the time. 

 
21. 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. 

 
22. The plan of subdivision submitted for certification under the Subdivision Act 1988 

must be referred to the relevant authority in accordance with Section 8 of that Act. 
 
VicRoads conditions 
23. The crossovers and driveways are to be constructed generally in accordance with the 

‘Site Plan Proposed Caravan Park V3’, dated 29.04.2015, to the satisfaction of the 
Roads Corporation and the Responsible Authority and at no cost to the Roads 
Corporation prior to the commencement of the use hereby approved. 

 
24. Prior to the commencement of the use hereby approved, the driveways, crossovers 

and associated works must be provided and available for use and be: 
 

a) Formed to such levels and drained so that they can be used in accordance 
with the plan. 

b) Treated with an all-weather seal or some other durable surface. 
25. Driveways must be maintained in a fit and proper state so as to not compromise the 

ability of vehicles to enter and exit the site in a safe manner nor compromise the 
operational efficiency of the road or public safety (e.g. by spilling gravel onto the 
roadway). 
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26. Signage shall be wholly located within the property and shall be designed and 
constructed (including illumination) so as to avoid the possibility of distracting or 
dazzling drivers. 
 

Expiry 
27. This permit will expire if one of the following circumstances applies: 

 
• The plan of subdivision is not certified within two years of the date of the 

permit. 
• The development, including signage, and/or use has not commenced within 

two years of the date of this permit. 

• The development, including signage, is not completed within four years of the 
date of this permit. 

• A statement of compliance is not issued within five years of the date of 
certification of the Plan. 
 

In accordance with section 69 of the Planning and Environment Act 1987, an 
application may be made to the Responsible Authority to extend the periods referred to 
in this condition. 

 
Notes 

1. This permit does not authorise the commencement of any building works.  Prior to 
commencement of the development, it will be necessary to apply for and obtain building 
approval. 

 
2. The use of the land as a caravan park requires registration with Council under 

Residential Tenancies Act 1997, and must comply with Caravan Parks and Movable 
Dwellings Registration and Standards Regulations 2000. 

 
3. As there is a swimming pool associated with the use and development allowed by this 

permit, there may be specific obligations under Public Health and Wellbeing Regulation 
2009 relating to Aquatic Facilities. 

 
4. The proposed development requires the construction of a crossover. Separate approval 

under the Road Management Act for this activity may be required from VicRoads (the 
Roads Corporation), which should be contacted prior to commencing any works. 

 
5. The applicant is advised, in relation to condition 16 site has access to a drainage 

easement which currently has no infrastructure placed in it which runs to the east 
towards Main Street. Any land to the north of the site which cannot fall to Irrewillipe 
Road can fall to infrastructure placed in this easement. 

 
~~~~~~~~~~~~~~~~~υ ~~~~~~~~~~~~~~~~~ 
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