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PROPOSED BOUNDARIES:

It is noted that the East Stratford Development Plan Outline Development Plan (Beca, December 2007) has been approved as the Development Plan for land on the north side of Redbank Road. This 

area can be seen outlined red in the three images below.

As can be seen in Figures 2-4, this plan does not cover the area on the south side of Redbank Road, even though the Development Plan Overlay does cover it.

Hence, Point 2.0 of Schedule 1 to Clause 43.04 requires that a Development Plan be approved for the overlay affected area on the south side of Redbank Road before a planning permit can be 

issued to allow a subdivision or development of the land at 28 Redbank Road, as it sits on the south side of Redbank Road.

As can be seen from Figures 2 & 4, apart from the subject site and adjoining land at 32 Redbank Road, the area outside the East Stratford Outline Development Plan has now been fully developed. It is 

noted that a planning permit has been issued to allow the subdivision of land at 32 Redbank Road into 7 lots, as will be discussed overleaf.

In light of these considerations, the proposed Development Plan is restricted to the overlay-affected land on the south side of Redbank Road, i.e. the land outlined yellow at Figures 2 & 4.

Redbank Road, Stratford

Figure 3: Aerial Photo of East Stratford taken in October 2006 

showing the extent of the East Stratford Outline Development 

Plan outlined red (this is image is at Figure 5 in the ODP)

Figure 4: Aerial Photo of East Stratford taken in November 2023 with the 

East Stratford Outline Development Plan overlaid on top and the 

remaining overlay-affected land outlined yellow

Figure 2: Map of the Development Plan Overlay in East 

Stratford with the extent covered by the East Stratford 

Outline Development Plan outlined red

Subject Site

Subject 
Site

Subject Site



Version: 

Reference: 

Issued:

Client 

Address 21/05/2025 
Overall subdivision & land use of the area

 

4

2402222

Redbank Road, Stratford

Figure 5: Aerial Photo of the Development Plan Overlay affected area that sits outside the East Stratford Outline Development Plan with the subdivision 

pattern overlaid
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LEGEND:

Development Plan Overlay affected area:

Proposed development at 28 Redbank Road:

Pattern of Development:

The overall subdivision pattern across the 

Development Plan Overlay affected area 

that sits outside of the East Stratford Outline 

Development Plan is shown opposite in Figure 

5. All of this land is used and developed for 

residential purposes.

As can be seen, the balance of the land 

outside 28 Redbank Road is either fully 

subdivided, e.g. at Ducret, Neilson, Gilchrist 

and Kelly Courts, or, in the case of 32 

Redbank Road, in the process of being 

developed.

The average area of the 55 lots across these 

four courts and the properties that line Lee 

and Buckley Street is 1,090m².

The development at 32 Redbank Road will 

comprise 7 lots with average area of 1,347m².

The two other properties in the Development 

Plan overlay affected area have addresses of 

26 and 30 Redbank Road. These properties 

are both developed with single dwellings and 

have approximate areas of 1,600m² and 

1,275m² respectively.

The proposed subdivisional layout for the 

subject site has been overlaid on this image 

to demonstrate the kind of additional housing 

that it will add.

In this regard it is noted that the titles that will 

be created through the subdivision of 28 

Redbank Road into 17 lots will have average 

area of 208m² (17/3,545m²), which is smaller 

than those prevailing across the balance of 

the Development Plan area.

This development will be delivered in one, un-

staged build. It will serve to: 

• Improve the diversify of lot sizes available in 

this part of Stratford;

• Take better advantage of the full suite of 

reticulated services that are available 

within the Development Plan Overlay 

affected area; and,

• Increase densities in good proximity to key 

sporting facilities, schools and Stratford’s 

central activity district.
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Redbank Road, Stratford

Road, footpath & telecommunication 

services:

The road, footpath & telecommunications 

network across the Development Plan 

Overlay affected area that sits outside of 

the East Stratford Outline Development 

Plan is shown opposite in Figure 6.

As can be seen, all existing lots within the 

Development Plan Overlay affected area 

are serviced by an existing roadway & 

NBN telecommunication services.

However, the footpath network within the 

Development Plan Overlay affected area 

is not extensive. There are only two 

footpaths:

• The footpath that wraps around the 

northwest side of the corner of 

Redbank Road and Killeen Street in the 

northwest corner; and,

• A short, discrete set of footpaths in and 

around the small public open space at 

11 Neilson Court. These footpaths 

provide access to the open space from 

the ends of Neilson, Kelly and Ducret 

Courts.

The proposed development layout for 28 

Redbank Road has been overlaid on this 

image to demonstrate that it will be able 

to gain access via a crossover to 

Redbank Road, which abuts its north 

boundary.

Similarly, the approved development at 

32 Redbank Road, which has its layout 

visible on the plan opposite will have 

access to the court bowl providing 

frontage to the 7 lots created therein via 

Redbank Road.

The Development Plan Overlay affected 

area does not have any cycling 

infrastructure located therein.

All service infrastructure will be connected 

to the 17 townhouses created through 

development of 28 Redbank Road during 

their construction in a manner that will 

facilitate their subdivision onto single titles.

26
30

LEGEND:

Development Plan Overlay affected area:

Footpath network:

Road network:

NBN:

Proposed development at 28 Redbank Road:

Figure 6: Aerial Photo of the Development Plan Overlay affected area that sits outside the East Stratford Outline Development Planwith the subdivision 

pattern overlaid



Version: 

Reference: 

Issued:

Client 

Address 21/05/2025 
Available Services: Subject Site 

 

4

2402222

Redbank Road, Stratford

Available Services:

As can be seen opposite and below, the Development Plan Overlay affected area:

• Has access to reticulated electricity;

• Has access to reticulated water;

• Has access to reticulated sewer; and,

• Is located 27 minutes walk away from Stratford Railway Station.

ELECTRICITY

SEWER & WATERPUBLIC TRANSPORT



Version: 

Reference: 

Issued:

Client 

Address 21/05/2025 

MAP SHOWING THE DEVELOPMENT PLAN OVERLAY AFFECTED AREA RELATIVE TO STRATFORD’S KEY FACILIITIES

Community & Commercial Facilities Map
4

2402222

Redbank Road, Stratford

Map Key:

Facility 
Number

Facility Distance from the 
subject site

1 Stratford Football Oval 600 metres

2 Indoor sports stadium 800 metres

3 Public Primary School 850 metres

4 V/Line Train Station 1.1 kilometre

5 Stratford’s Central Activity 
District

1.3 kilometres

6 Outdoor Swimming Pool 1.4 kilometres

7 The Knob – Passive Recreation 
Reserve / Aboriginal Heritage 
Site

1.45 kilometres

8 Private Primary School 1.5 kilometres

9 Pine Lodge – Cricket Oval & 
Tennis Courts

1.95 kilometres

Proximity to Commercial & Community Facilities:

The map shown opposite and the associated map key below 

demonstrate the proximity of the Development Plan Overlay affected 

area to Stratford’s key commercial and community facilities.

MAP SHOWING THE DEVELOPMENT PLAN OVERLAY AFFECTED AREA RELATIVE TO STRATFORD’S KEY FACILIITIES
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Redbank Road, Stratford

Development across the Development Plan Overlay area:

As can be seen from the photographs below, the Development Plan Overlay affected area predominantly accommodates modern, single-storey, suburban-style housing, with weatherboard or 

brick walls and steel or tile gabled or hipped gable roofs. These houses are typically set on lots of 800m²-1,000m² and have detached steel garages or sheds in their rear yards.

LOOKING SOUTHEAST DOWN NEILSON COURT FROM REDBANK ROAD

LOOKING WEST DOWN DUCRET COURT FROM LEE STREET

LOOKING NORTH UP KELLY COURT

LOOKING NORTH UP GILCHRIST COURT
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Redbank Road, Stratford

ZONES, OVERLAYS & STRATEGY PLANS

As stated opposite, the Development Plan 

Overlay affected area:

• Is within Stratford, which is recognised in the 

Gippsland Regional Growth Plan as being a 

Township in which growth is supported and 

as being within the sub-regional network 

around the regional centre of Sale;

• Is recognised in the Stratford Strategy Plan 

as being in a ‘Residential Zone’;

• Is predominantly located in the General 

Residential Zone;

• Includes one small area of Public Open 

Space in Public Park & Recreation Zone, i.e. 

the neighbourhood open space at 11 

Neilson Court;

• Is fully affected by the Design & 

Development Overlay (Schedule 6: RAAF – 

Building Height above 15 metres); and,

• Is affected by the Bushfire Prone area 

control around its northern and eastern 

perimeters.

The presence of these controls on the 

Development Plan Overlay affected area 

mean that the following Clauses of the 

Wellington Planning Scheme are relevant to 

an application for approval of a 

Development Plan:

• Clause 11.01-1R (Settlement - Gippsland);

• Clause 11.01-1L (Settlement - Wellington);

• Clause 13.02-1S (Bushfire);

• Clause 32.08 (General Residential Zone);

• Clause 43.02 (Design & Development 

Overlay);

• Clause 43.04 (Development Plan Overlay);

• Clause 55 (More than one dwelling on a 

lot);

• Clause 56 (Residential Subdivision); and,

• Clause 65 (Decision Guidelines).

The Plan is discussed in light of these Clauses 

over the following pages.

STRATFORD STRATEGY PLANGIPPSLAND REGIONAL GROWTH PLAN

Subject Site

Development 
Plan Overlay 
affected area

ZONING MAP

DESIGN & DEVELOPMENT OVERLAY (SCHEDULE 6) MAP

BUSHFIRE PRONE AREA MAP





































Version: 

Reference: 

Issued:

Client 

Address 21/05/2025 
Planning Assessment: Clause 65 (continued)

The proximity of the land to any public land.

The Development Plan area abuts Redbank Road, Lee Street and Davis Street. It contains Neilson Court, Ducret Court, Kelly Court and Gilchrist Court and the public open space reserve at 11 Neilson Court. The 
proposed addition to the Development Plan area will be the new development at 28 Redbank Road, which is only proximal to Redbank Road. The impacts of this development have been assessed by Quantum Traffic 
and deemed acceptable.

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

The Development Plan Overlay affected area is, apart from 28 and 32 Redbank Road, already fully developed. The drainage of 28 Redbank Road can be achieved through the application of the drainage plan 
accompanying this application. This outcome will serve to avoid land degradation, salinity and a reduction in water quality across the overlay affected area.

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

As above.

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

The access to the proposed subdivision at 28 Redbank Road is designed to minimise vegetation losses to two street trees, with offsets purchased for them. It is anticipated that conditions requiring management of tree 
protection zones will be imposed during construction of the new crossover and boring will be required for the new drainage pipe in Bolden Street. No other development will occur across the Development Plan area.

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

As above.

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

The north and eastern fringes of the Development Plan area are within a Bushfire Prone Area. The balance is not. These affected areas will not alter as a result of approval of the proposed Development Plan. Hence, 
there will be no increased fire risk as a result of its approval.

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

As demonstrated in the Traffic Impact Assessment accompanying this application, the approval of the Development Plan and the 17 units at 28 Redbank Road will not have a negative impact on traffic flows or 
behaviour across the overlay affected area.

The impact the use or development will have on the current and future development and operation of the transport system.

As above.

The suitability of the land for subdivision

The subject site is zoned to allow residential development and has access to reticulated sewer, electricity, water and telecommunications. It has access to Stratford’s footpath network, which is on the opposite side of 
Redbank Road, and will be only a 2-minute drive from Stratford’s V/Line station and a 3-minute drive from Stratford’s central activity district via bitumen roads in excellent condition. So, the proposed density is 
acceptable.

The existing use and possible future development of the land and nearby land.

Surrounding land is used for residential purposes at a range of densities or soon to be developed for general residential purposes. The subject site is unlikely to be able to be further developed.

The availability of subdivided land in the locality, and the need for the creation of further lots.

The draft Welington Shire Growth Strategy recognised that Stratford has growth potential and there is a shortfall of smaller accommodation within the growth front and the township more generally. So, there would 
appear to be good demand for the proposed lots.

The effect of development on the use or development of other land which has a common means of drainage.

The subject land does not appear to be part of a common drainage system. As noted on the plan, confirmation that each dwelling will not be inundated in a 1% AEP event will be provided at planning permit stage.

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

The subdivision is designed to allow retention of all bar 2 native street trees, with offsets to be purchased for them and Tree Protection Zones & boring to be imposed during construction to protect other street trees. 

The density of the proposed development.

The proposed addition to the Development Plan area at 28 Redbank Road provides 17 new lots and area of common property to accommodate the 17 new dwellings on a property with area of 4,348m². This density, 
although lower than that on land surrounding it, will fill a gap in low-maintenance housing across East Stratford’s  growth front.

The area and dimensions of each lot in the subdivision.

The area and dimensions of each lot in the subdivision can be seen on the plan overleaf.

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

No new roads are required or proposed.

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

The common property driveway is designed to allow vehicles to enter and exit the proposed development in a forward’s direction, while providing room for pedestrians to enter and exit safely and without conflict.
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Redbank Road, Stratford
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