
6 August 2021 Form 2 
 

NOTICE OF AN APPLICATION FOR PLANNING PERMIT 
 

 
The land affected by the 
application is located at: 
 

 
156 Racecourse Road  BAIRNSDALE 
Lot 1 PS 835784E 
 

 
The application is for a 
permit to: 
 

 
Use and development of the land for a 
dwelling 
 

 
The applicant for the 
permit is: 
 

 
Development Solutions Victoria Pty Ltd 
 

 
The application 
reference number is: 
 

 

321/2021/P 

 
You may look at the 
application and any 
documents that support 
the application on the 
website of the 
responsible authority. 
 

 
 

(Intentionally blank) 

 
This can be done anytime by visiting the following website: 

https://www.eastgippsland.vic.gov.au/building-and-development/advertised-
planning-permit-applications  
 
Any person who may be affected by the granting of the permit may object or make 
other submissions to the responsible authority. 
 
An objection must  be sent to the Responsible Authority in writing, 
    include the reasons for the objection, and 
    state how the objector would be affected. 
 

 
The Responsible Authority will not 
decide on the application before: 
 

 
Subject to applicant carrying out notice 

 

 
If you object, the Responsible Authority will tell you its decision. 

 
Please note submissions received will be made available for inspection and may be made available to other 
parties in accordance with the Planning & Environment Act 1987.  If you have concerns about this, please 
contact the East Gippsland Shire Council’s Planning Office.

https://www.eastgippsland.vic.gov.au/building-and-development/advertised-planning-permit-applications
https://www.eastgippsland.vic.gov.au/building-and-development/advertised-planning-permit-applications
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APPLICATION FOR PLANNING PERMIT  
156 RACECOURSE ROAD, BAIRNSDALE 
USE AND DEVELOPMENT OF A DWELLING  
 

1. EXECUTIVE SUMMARY 
 

This planning submission is in support of a planning permit application for the use and development of a 

dwelling at 156 Racecourse Road, Bairnsdale. 156 Racecourse Road, Bairnsdale is a proposed property being 

Lot 1 on Plan of Subdivision 835784E. It is noted this subdivision is currently being finalised and a statement 

of compliance has been issued. This submission addresses the subject site as being the proposed Lot 1.  

The subject site is approximately 1.147 hectares in area and is zoned Farming Zone. The property is not 

affected by any overlays under the provisions of the East Gippsland Planning Scheme. The requirements of the 

zone is addressed throughout the submission and within the supporting documentation.  

The proposal seeks the use and development of a dwelling that is consistent with surrounding land uses.  

The proposed development of a dwelling is not likely to detrimentally impact any surrounding land and is not 

likely to impede the ability of any surrounding land to be used for productive agricultural activities. The 

subdivision was created to allow for this style of development.  

The following components of the East Gippsland Planning Scheme are addressed in response to the application 

as required:  

- Clause 11 – Settlement 

- Clause 12 – Environmental and Landscape  

- Clause 13 – Environmental Risks and Amenity  

- Clause 14 – Protection of agricultural land  

- Clause 15 – Built Environment and Heritage  

- Clause 21.02 –Municipal planning Strategy 

- Clause 21.03 – Settlement 

- Clause 21.07 – Built Environment and Heritage 

- Clause 35.07 – Farming Zone 

- Clause 65  

 

The information provided within this submission addresses the requirements of the East Gippsland Planning 

Scheme as outlined above and will result in a positive contribution to the Bairnsdale area. 
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2. INTRODUCTION:  
 
We act on behalf of Brian and Annette Dilks, the applicants of the proposal at 156 Racecourse Road, Bairnsdale 

being the subject of this planning application.  

This planning submission has been prepared in support of an application for planning permit for the use and 

development of a dwelling on land at 156 Racecourse Road, Bairnsdale. It is noted that this is a proposed 

property currently being created by Planning Permit NO: 296/2018/P.  

This submission and supporting documentation addresses relevant provisions of the East Gippsland Planning 

Scheme to assist Council planning officers in considering the merit of the proposed development.   

3. SITE AND SURROUNDS 

  
The subject site is located at 156 Racecourse Road, Bairnsdale formally identified as the parent title Lot 1 on 

Plan of Subdivision 204730Q as contained in Certificate of Title Vol 09696 Fol 962 as proposed Lot 1 on Plan of 

Subdivision 835784E. It is noted that there are no restrictive covenants or agreements registered on the title. 

A copy of the title and relevant plan is contained in Appendix A.  

The site is located approximately 4 kilometres south west of the central business district of Bairnsdale.  

The subject site and surrounding areas are shown in the locality plans below in Figure 1 and Figure 2.  

 

 

Figure 1 – Locality Plan – 156 Racecourse Road, Bairnsdale (source: mapshare.vic.gov.au) 

Bairnsdale is the main commercial and employment centre for East Gippsland, and it is supported by various 

smaller communities such as Orbost, Lakes Entrance, Bruthen. East Gippsland contains many tourism facilities 

encouraging visitors, particularly over the summer months.  

Subject site 

Bairnsdale  
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Bairnsdale is located on the Mitchell River and is built around the Princes Highway. The Princes Highway 

through the main centre of Bairnsdale is a large boulevard featuring trees, garden areas, a rotunda and many 

other public amenities. The Princes Highway extends through to Lakes Entrance and beyond.  

Bairnsdale offers a large range of community and commercial facilities and is the gateway to East Gippsland. 

 

 

 

Figure 2 – Locality Plan – 156 Racecourse Road, Bairnsdale (source: mapshare.vic.gov.au) 

The subject site is approximately 1.147 hectares in area and is vacant land. The boundaries of the site are 

delineated by standard rural post and wire fences. The subject site is rectangular in shape, is relatively flat and 

contains one tree in the northern portion of the site.  

Access to the site will be via a newly made gravel driveway from Racecourse Road. Racecourse Road is a 

formed bitumen road with gravel shoulders traversing in an east west direction adjoining the northern 

boundary of the subject site. Racecourse Road connects to the Princes Highway, approximately 1 kilometre 

west of the subject site. The Princes Highway provides a direct link to Bairnsdale and surrounding areas.  

Racecourse Road connects to Forge Creek Road 254 metres east of the subject site. Forge Creek Road also 

provides a direct link to the Princes Highway and the central business district of Bairnsdale.  

The allotments immediately adjoining the east, south and west boundaries contain farming zoned land that is 

predominantly used for rural residential purposes. Land to the north of the subject site is zoned Public Use 

containing the Bairnsdale Pony Club and the Bairnsdale Racecourse.  The parcels of land in this area are varied 

in size and many could be considered rural residential sized allotments. Properties on the opposite side of 

Racecourse Road north west of the site, are zoned Rural Living and are similar allotments in size.  

A visual description of the subject site and surrounding land is outlined in the photographs below.  

 
 
 

Subject Site 
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Photograph 1 – Aerial Photograph of the subject site and surrounding land – 156 Racecourse Road, Bairnsdale (source: 

dpi.vic.gov.au)  

    
 

Photograph 2 – Aerial Photograph of the subject site and surrounding land – 156 Racecourse Road, Bairnsdale (source: 

dpi.vic.gov.au) 

Subject Site 

Bairnsdale 
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Photograph 3 – Subject site at 165 Racecourse Road facing south.  

 

Photograph 4 – Existing gateway entrance to subject site facing south.   
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Photograph 5 – Subject site facing south along western boundary.  

 

 

Photograph 6 – Post and wire fencing along northern boundary of subject site. 
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Photograph 7 – Northern portion of subject site facing north.     

 

 Photograph 8 – Southern portion of subject site facing southwest.  
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Photograph 9 – Existing residential development adjoining the western boundary of the subject site at 150 Racecourse Road.  

 

Photograph 10 – Existing access to neighbouring property at 150 Racecourse Road. 
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Photograph 11 – Existing residential development at 170 Racecourse Road, adjoining subject site along eastern boundary.   

 

Photograph 12 – Bairnsdale Pony Club and Bairnsdale Racecourse opposite subject site at 124 Racecourse Road. 
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Photograph 13 – Racecourse Road facing west.  

 

Photograph 14 – Racecourse Road facing east.  
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4. PROPOSAL:  
 
This application seeks approval for the use and development of a dwelling. The proposed development plans 

are contained in Appendix B.  

The proposed dwelling will be located in the centre of the site with a setback of 76.5 metres to the northern 

boundary (Racecourse Road), approximately 9.6 metres from eastern boundary and 9.8 metres from the 

western boundary. Access to the subject site will be made via newly a constructed all weather gravel driveway 

directly from Racecourse Road along the northern boundary.  

The proposed dwelling will be single storey and will include:  

- Open plan kitchen, dining and living; 

- Walk in pantry; 

- 4 Bedrooms; 

- Master Bedrooms with walk in robe and ensuite;  

- Library; 

- Study; 

- Laundry;  

- Verandah  

 

 

The proposed dwelling will be constructed of Brown Terrain face brickwork. The roof will be of Basalt 

colorbond roof sheeting. The proposed colours are as identified below: 

 

 

 

 

 

 

 

 

Access to the site will be via a newly constructed gravel driveway directly from the existing road network prior 

to the construction of the proposed dwelling.  

Waste water disposal will be by way of a septic tank system. A Land Capability Assessment is provided in 

Appendix C which concludes, the subject site can adequately treat and retain the waste of the proposed 

dwelling.  

No vegetation removal is required and no earthworks other than minimal site scraping will be required.  

All stormwater run-off will be directed to the legal point of discharge and directed by the East Gippsland Shire 

Council.  

 

 

 

Brown Terrain face 

brickwork 

 

Basalt  
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5. PLANNING PROVISIONS 
 

5.1  PLANNING POLICY FRAMEWORK 

Clause 11 – Settlement provides the following: 
- Planning is 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, 
commercial and community facilities and infrastructure. 

- Planning is to recognise the need for, and as far as practicable contribute towards: 
o Health, wellbeing and safety. 
o Diversity of choice. 
o Adaptation in response to changing technology. 
o Economic viability. 
o A high standard of urban design and amenity. 
o Energy efficiency. 
o Prevention of pollution to land, water and air. 
o Protection of environmentally sensitive areas and natural resources. 
o Accessibility. 
o Land use and transport integration. 

- Planning is to prevent environmental and amenity problems created by siting incompatible land 
uses close together. 

- Planning is to facilitate sustainable development that takes full advantage of existing settlement 
patterns and investment in transport, utility, social, community and commercial infrastructure 
and services. 

 
Clause 11.01-1R Settlement – Gippsland provides the following relevant strategies: 

- Support urban growth in Latrobe City as Gippslands regional city, at Bairnsdale, Leongatha, 
Sale, 
Warragul/Drouin and Wonthaggi as regional centres, and in sub-regional networks of towns. 

- Support new urban growth fronts in regional centres where natural hazards and 
environmental risks can be avoided or managed. 

- Support the continuing role of towns and small settlements in providing services to their 
districts, recognising their relationships and dependencies with larger towns. 

 

Clause 14 – Natural Resource Management provides:  

“Planning is to assist in the conservation and wise use of natural resources including energy, 

water, land, stone and minerals to support both environmental quality and sustainable 

development.  

Planning should ensure agricultural land is managed sustainably, while acknowledging the 

economic importance of agricultural production”  

 

Clause 14.01-1S - Protection of agricultural land contains the following objective: 

“To protect the states agricultural base by preserving productive farmland.” 

The following strategies are applicable: 

- Identify areas of productive agricultural land, including land for primary production and 

intensive agriculture. 
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- Consider state, regional and local issues and characteristics when assessing agricultural quality 

and productivity. 

- Avoid permanent removal of productive agricultural land from the states agricultural base 

without consideration of the economic importance of the land for the agricultural production and 

processing sectors. 

- Protect productive farmland that is of strategic significance in the local or regional context. 

- Protect productive agricultural land from unplanned loss due to permanent changes in land use. 

- Prevent inappropriately dispersed urban activities in rural areas. 

- Protect strategically important agricultural and primary production land from incompatible uses. 

- Limit new housing development in rural areas by: 

o Directing housing growth into existing settlements. 

o Discouraging development of isolated small lots in the rural zones from use for dwellings or 

other incompatible uses. 

o Encouraging consolidation of existing isolated small lots in rural zones. 

- Identify areas of productive agricultural land by consulting with the Department of Economic 

Development, Jobs, Transport and Resources and using available information. 

- In considering a proposal to use, subdivide or develop agricultural land, consider the: 

o Desirability and impacts of removing the land from primary production, given its 

agricultural productivity. 

 

o Impacts on the continuation of primary production on adjacent land, with particular regard 

to land values and the viability of infrastructure for such production. 

o Compatibility between the proposed or likely development and the existing use of the 

surrounding land. 

o The potential impacts of land use and development on the spread of plant and animal pests 

from areas of known infestation into agricultural areas. 

o Land capability. 

- Avoid the subdivision of productive agricultural land from diminishing the long-term productive 

- capacity of the land. 

- Give priority to the re-structure of inappropriate subdivisions where they exist on productive 

agricultural land. 

- Balance the potential off-site effects of a use or development proposal (such as degradation of soil 

or water quality and land salinisation) against the benefits of the proposal. 

 

Clause 14.01-2S - Sustainable agricultural land use contains the following objective: 

“To encourage sustainable agricultural land use.” 

The following strategies are identified: 

- Ensure agricultural and productive rural land use activities are managed to maintain the long-

term sustainable use and management of existing natural resources. 

- Support the development of innovative and sustainable approaches to agricultural and associated 

rural land use practices. 

- Support adaptation of the agricultural sector to respond to the potential risks arising from climate 
change. 
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- Encourage diversification and value-adding of agriculture through effective agricultural 

production and processing, rural industry and farm-related retailing. 

- Assist genuine farming enterprises to embrace opportunities and adjust flexibly to market changes. 

- Support agricultural investment through the protection and enhancement of appropriate 
infrastructure. 

- Facilitate ongoing productivity and investment in high value agriculture. 

- Facilitate the establishment and expansion of cattle feedlots, pig farms, poultry farms and other 

intensive animal industries in a manner consistent with orderly and proper planning and 

protection of the environment. 

- Ensure that the use and development of land for animal keeping or training is appropriately 

located and does not detrimentally impact the environment, the operation of surrounding land 

uses and the amenity of the surrounding area. 

 

  Clause 15 – Built Environment and Heritage provides: 

 
“Planning should ensure all new land use and development appropriately responds to its landscape, 

valued built form and cultural context, and protect places and sites with significant heritage, 

architectural, aesthetic, scientific and cultural value. 

 
Creating quality built environments supports the social, cultural, economic and environmental 

wellbeing of our communities, cities and towns. 

 
Land use and development planning must support the development and maintenance of 

communities with adequate and safe physical and social environments for their residents, through 

the appropriate location of uses and development and quality of urban design.” 

 
Planning should achieve high quality urban design and architecture that: 

- Contributes positively to local urban character and sense of place. 

- Reflects the particular characteristics, aspirations and cultural identity of the community. 

- Enhances livability, diversity, amenity and safety of the public realm. 

- Promotes attractiveness of towns and cities within broader strategic contexts. 

- Minimises detrimental impact on neighbouring properties. 

 
Clause 15.02 – Sustainable development 

 
Clause 15.02-1 – Energy and resource efficiency contains the objective: 

“To encourage land use and development that is consistent with the efficient use of energy and the 

minimisations of greenhouse gas emission.” 

The strategies identified are: 

- Ensure that buildings and subdivision design improves efficiency in energy use. 

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

- Improve efficiency in energy use through greater use of renewable energy. 

- Support low energy forms of transport such as walking and cycling. 
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5.2 MUNICIPAL PLANNING STRATEGY 

Clause 21.02-2 provides the long-term vision for East Gippsland is: 
 

“East Gippsland Shire Council will work with the community to ensure a sustainable future through 

livable and productive communities supported by a healthy environment. 

This vision is supported with the four principles: 

Livability 

Strong and vibrant communities create healthy, productive and fulfilling places to live. 

Sustainability 

Pro-active leadership and strategic partnerships protect and enhance our quality environment. 

Productivity 

Investment and visitation develop a sustainable and prosperous economy. 

Governance 

Strong leadership and prudent management of democratic and legislative requirements deliver 

good governance outcomes.” 

 
Clause 21.03 – Settlement provides: 

 
“Within any local government area there is a finely balanced interplay between people, business 

and environment. The Council will continue to invest wisely in urban infrastructure to create 

vibrant urban centres while maintaining our natural assets – balancing residential, business and 

tourist development with wildlife corridors and areas of rural or natural landscape. The impacts 

of climate-induced sea level rise, combined with more severe storm surges is likely to be significant 

for coastal communities in East Gippsland. We will further a broad range of developments but will 

carefully manage them to protect natural assets and threatened communities.” 

Clause 21.06 – Natural Resource Management provides: 
 

“The Council plays an important role in managing the region’s considerable natural resources, 

which include agricultural, forestry and timber, water and minerals. Many of the strategies 

outlined in this section take the form of encouraging: encouraging the use and development of 

rural land to support agriculture; identifying suitable plantation sites and encouraging 

commercial forestry within them; encouraging better management of our water supply and 

improving the water quality of our rivers, coastal estuaries and lakes; encouraging exploration for 

(and development of) mineral resources in appropriate areas.” 

 

Clause 21.06-1 – Protection of Agricultural Land contains the following objectives and strategies: 

 
Objective 1 To ensure that rural land is used and developed in a way that will support efficient 

agricultural production. 

Strategy 1.1 Avoid subdivisions outside areas defined as being suitable for rural residential 

development to the lot sizes shown in the schedule to the Farming Zone. 

Strategy 1.2 Discourage subdivisions for smaller lots in agricultural areas except where the 

subdivision will facilitate more effective use of the land for agricultural or related 
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purposes. Conditions may be applied to subdivisions prohibiting or limiting 

development of dwellings. 

Strategy 1.3 Encourage landowners in the Farming Zone to restructure their enterprises to 

increase flexibility and productivity. 

Strategy 1.4 Encourage proponents of subdivisions in rural areas to adopt cluster housing 

arrangements where the balance of the land is under unified management for 

agricultural, pastoral or conservation purposes. 

Strategy 1.5 Support appropriate tourist – related or other economic development in non-urban 

areas, where this is consistent with maintaining the generally rural character of 

the area and with environmental protection. 

Objective 2 To protect and increase the sustainable productivity of soils in East Gippsland. 

 
Strategy 2.1 Protect high quality agricultural land (map 4) from fragmentation and from 

development which may reduce its productive potential. 

Clause 21.07 – Built Environment and Heritage provides: 
 

“East Gippsland is renowned for its natural beauty. We will link this to the built environment 

through encouraging high standards of design across the Shire, ensuring that developments are 

in keeping with the character of the natural landscape and supports the social and economic 

wellbeing of our many towns. Where developments may impact on local Indigenous culture, we 

will always consult with the relevant Aboriginal communities.” 

 

Clause 21.07-3 – Sustainable Development contains the following objective and strategies: 

 

Objective 1 – To ensure that future development contributes to the achievement of livable, 

productive and sustainable communities in East Gippsland. 

Strategy 1.1 – Ensure new development and land use applications consider potential positive and 

negative social impacts on the community. 

Strategy 1.2 – Require proposal for new development, land use, infrastructure and changes in 

policy to consider social impact through the preparation of social impact comments and/or 

assessments as identified in the East Gippsland Shire Council Social Impact Assessment. 
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PROJECT PLANNING RESPONSE 
 
The Planning Policy Framework and the Municipal Planning Strategy provides objectives and strategies for 

consideration in planning permit applications. Many of the components of the Framework and Strategy are in 

relation to the need to protect viable agricultural resources. The subject site is not affected by any overlays, 

and there are no environmental constraints or potential hazards pertaining to the site.  

The property is approximately 1.147 hectares in area and is zoned farming. As the site is less than the minimum 

40 hectares planning approval is required for a dwelling. The subject site is currently being used for grazing 

cattle. The development of a dwelling in this location is considered to be consistent with the surrounding land 

uses and development and will not impact the ability of any other land in proximity to the subject site to be 

used for agricultural activities. The owners of the land will live on the property to encourage the production 

of grazing cattle for agricultural purposes, however in more of a rural residential nature consistent with the 

size of the land and surrounding uses and development.  

The subject site has been created by a relatively recent subdivision.   

The proposed development is located in the centre of the subject site a suitable distance from all boundaries. 

The proposal is not expected to detrimentally affect the amenity of the area. The potential noise is not likely 

to be excessive and there will be no other emissions likely as a result of the proposed development. The 

proposed dwelling is to be located less than 100 metres from a dwelling not in the same ownership however, 

given the immediate area comprises a range of dwellings and associated facilities of various styles and setbacks 

this is not considered to have a detrimental impact on surrounding properties.  

 

Access to the site will be via a newly constructed driveway from Racecourse Road which will be consistent 

with the surrounding land uses and development.  

 

All stormwater run off from the proposed dwelling will be directed to the legal point of discharge.  

The site is not liable to flooding, erosion or bushfire hazards.  
 

There are no physical or environmental constraints that make this site unsuitable for the proposed 

development.  

The proposal is consistent with the objectives of both the Planning Policy Framework and the Municipal 

Planning Strategy.   
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5.3 ZONE AND OVERLAYS:  

The site is zoned Farming Zone – Schedule 1 (FZ1) and is not affected by any of the overlays under the East 

Gippsland Planning Scheme.   

The provisions of the Farming Zone are addressed below.  

Farming Zone:  

The purpose of the Farming Zone is:  

- To implement the Municipal Planning Strategy and Planning Policy Framework.  

- To provide for the use of land for agriculture.  

- To encourage the retention of productive agricultural land.  

- To ensure that non-agricultural uses, including dwellings, do not adversely affect the use of land for 

agriculture. 

- To encourage the retention of employment and population to support rural communities.  

- To encourage use and development of land based on comprehensive and sustainable land 

management practices and infrastructure provision.  

- To provide for the use and development of land for the specific purposes identified in a schedule to this 

zone.  

An extract of the Farming Zone Map is provided below in Figure 3:  

 

Figure 3 - Zoning Map (source – mapshare.vic.gov.au) 

Clause 35.07-1, being the table of uses of the Farming Zone provides a permit is not required for a dwelling if 

compliant with the following:  

- Must be the only dwelling on the lot.  

- The lot must be at least the area specified in the schedule to this zone. If no area is specified, the 

lot must be at least 40 hectares.  
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- Must meet the requirements of Clause 35.07-2.  

Clause 35.07-2 provides a lot used for a dwelling must meet the following requirements:  

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

accommodate emergency vehicles.  

- The dwelling must be connected to a reticulated sewerage system or if not available, the 

wastewater must be treated and retained on-site in accordance with the State Environment 

Protection Policy (Waters of Victoria) under the Environment Protection Act 1970. 

- The dwelling must be connected to a reticulated potable water supply or have an alternative 

potable water supply with adequate storage for domestic use as well as for firefighting purposes.  

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

source.  

The subject site is less than 40 hectares and therefore a permit is required for the use and development of a 

dwelling. The proposed dwelling will have suitable access, will connect to the reticulated water supply and will 

be connected to the reticulated electricity supply. A Land Capability Assessment is provided which concludes 

the site can adequately treat and retain waste.  

The decision guidelines of the Farming Zone are provided in Section 6.1 of this submission. 

 

 

 

5.4 OTHER PLANNING CONSIDERATIONS 
 
Aboriginal Cultural Heritage 

Under the provisions of the Aboriginal Heritage Act 2006 the subject site is not recognised as being within an 

area of Aboriginal Cultural Heritage Sensitivity, additionally the use and development of a dwelling is an 

exempt activity and as such a Cultural Heritage Management Plan is not required.  
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6.          PLANNING ASSESSMENT  
6.1  DECISION GUIDELINES OF THE FARMING ZONE 

Before deciding on an application to use or subdivide land, construct a building or construct or carry out works, 

in addition to the decision guidelines of Clause 65, the responsible authority must consider, as appropriate:  

General Issues 

The Planning Policy Framework and the Municipal Planning Strategy.  

The Planning Policy Framework and the Municipal Planning Strategy recognise the need to facilitate 

sustainable development that respects our natural environment and adequately responds to potential threats 

and hazards.  

Farming Zone land is important in the Gippsland region and development of land must be considered against 

the zone requirements as well as the role the farming land plays to the specific area. The subject site is within 

an area comprising various uses and development and smaller lot sizes, with no intensive agricultural or 

farming uses in the immediate vicinity. The proposed use and development of a dwelling in this location is 

considered consistent with many others in the area and will not detrimentally affect the surrounding land uses 

and development. The property currently is used for grazing cattle.   

The subject site is capable of accommodating the proposed dwelling in an environmentally sustainable 

manner. The proposed dwelling will have access to a suitable level of infrastructure and services including 

power, water and road network.  

There are no significant environmental concerns that make this site unsuitable for the use and development 

of a dwelling.  

The application does not require the removal of any vegetation and there are no immediate risks associated 

with the land that make it unsuitable for the proposed development.  

The subject site is only approximately 5 kilometres from the central business district of Bairnsdale and will not 

place unreasonable demands on services.  

The proposal does not contravene any of the objectives outlined for the area and adequately responds to the 

policies outlined in the Planning Policy Framework and the Municipal Planning Strategy.   

Any Regional Catchment Strategy and associated plan applying to the land.  

The East Gippsland Regional Catchment Strategy 2013-2019 is applicable to this area and is a planning 

framework that sets strategic direction and broad priorities in relation to maintaining and using our regions 

assets. The subject site is within the Gippsland Lakes and Hinterland Catchment area, more particularly the 

hinterland section, which feeds into the Gippsland Lakes.  

“The hinterland supports a diverse range of important flora and fauna, including many rare and 

threatened species. Habitat for these species is often limited to remnant areas of native vegetation, 

including the threatened Gippsland Red Gum Grassy Woodland and Associated Native Grassland 

ecological community, which is listed under the Environment Protection and Biodiversity Conservation 

Act 1999 (EPBC Act).  
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The Gippsland Lakes and Hinterland landscape area is the most modified part of the East Gippsland 

region, and is the centre of development and tourism. It includes the urban centres of Bairnsdale, Lakes 

Entrance and Paynesville. The anticipated growth in population has the potential to affect significant 

natural values, including threatened species and communities, water regimes and water quality. 

Increased development also has the potential to adversely affect the productive capacity of agricultural 

land in the area.” 

The East Gippsland Catchment Management Authority coordinate the program. It is noted that the subject 

site is not within any of the areas identified as being a priority area within the strategy. 

The site contains one tree in the northern portion of the site and does not contain any watercourses. The 

proposed dwelling will not have a detrimental impact on the landscape, native vegetation or ecosystems 

surrounding the subject site.  

The capability of the land to accommodate the proposed use or development, including the disposal of 

effluent.  

The proposed dwelling will be located in the centre of the subject site. The site has access to a suitable level 

of services and facilities. A Land Capability Assessment is provided in Appendix C which provides the site can 

treat and retain waste.  

How the use or development relates to sustainable land management.  

The subject site is approximately 1.147 hectares in area and is not a size or in a location that makes it suitable 

for productive or viable agricultural activities. The proposal seeks approval for a dwelling in the centre of the 

subject site. The site is currently being used for the grazing of cattle to maintain the land in an appropriate 

manner. Weed eradication and maintenance measures are proposed to improve the current condition of the 

land. The use and development of this site for the purposes of a dwelling will not remove any productive 

agricultural land nor will result in any detrimental impact to any surrounding land uses or developments.  

Whether the site is suitable for the use or development and whether the proposal is compatible with 

adjoining and nearby land uses.  

The use of the land for a dwelling is consistent with the surrounding land uses and development and is what 

the subdivision was seeking to achieve. The site has access to all the facilities and amenities available including 

sewerage, water and electricity. The size and location of the site does not support or encourage any 

agricultural uses as with the surrounding properties. Additionally, there are no agricultural uses being 

undertaken on the surrounding properties that would be affected by the development of a dwelling in this 

location.   

How the use and development makes use of existing infrastructure and services.  

The subject site has access to standard infrastructure and services and the proposed dwelling will be 

connected to all available services. The proposal is not considered likely to create unreasonable pressure on 

existing services. The existing road network is appropriate to support the development.   

Agricultural issues and the impacts from non-agricultural uses  

Whether the use or development will support and enhance agricultural production.  
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The subject site and immediate area is not considered to be “high quality or productive” agricultural land nor 

considered appropriate for any intensive agricultural activities. The small parcel of land is surrounded by rural 

residential style development similar to that proposed.  

Whether the use or development will adversely affect soil quality or permanently remove land from 

agricultural production.  

As previously provided, the proposed dwelling is to be located in the centre of the site. No vegetation is 

required to be removed. The size and location of the site do not encourage or enable any intensive agricultural 

activities. Agricultural activities of a domestic scale will continue to be undertaken.  

The potential for the use or development to limit the operation and expansion of adjoining and nearby 

agricultural uses. 

The proposed use and development of a dwelling on the subject site is not expected to limit the operation of 

nearby agricultural uses. The proposed location of the subject site is a suitable distance from any surrounding 

agricultural and associated activities.  

The capacity of the site to sustain the agricultural use.   

As provided above, the site is not considered to be “high quality or productive” agricultural land nor 

considered appropriate for any intensive agricultural activities. The subdivision of the land created the 

allotment for rural residential purposes. 

The agricultural qualities of the land, such as soil quality, access to water and access to rural infrastructure.  

The subject site has suitable access to services for the proposed development including electricity, water and 

road network, however this site is not considered appropriate for agricultural activities, beyond that of a 

domestic scale.  

Any integrated land management plan prepared for the site.  

No integrated land management plan has been prepared for the site, nor is considered necessary in this 

particular instance.  

Dwelling Issues 

Whether the dwelling will result in the loss or fragmentation of productive agricultural land 

This application is seeking approval for the use and development of a dwelling. The proposed dwelling will be 

located in the centre portion of the site with suitable access to Racecourse Road. The proposed dwelling will 

not result in the loss or fragmentation of agricultural land.  The subject site is approximately 1.147 hectares in 

area and is a short vehicle distance from the central business district of Bairnsdale.  

Whether the dwelling will be adversely affected by agricultural activities on adjacent and nearby land due 

to dust, noise, odour, use of chemicals and farm machinery, traffic and hours of operation.  

The location of the subject site is not in proximity to any existing agricultural activities. The dwelling is not 

expected to be adversely affected by agricultural activities of any surrounding property, beyond that of a 

domestic scale.  
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Whether the dwelling will adversely affect the operation and expansion of adjoining and nearby agricultural 

uses 

This application is seeking approval for a dwelling on a 1.147 hectare allotment that is surrounded by similar 

residential style developments. The proposed dwelling is appropriately setback from the boundaries of the 

land. The proposed dwelling will not adversely affect the operation and expansion of nearby agricultural uses, 

particularly noting that there are no agricultural activities immediately adjoining the site.  

The potential for the proposal to lead to a concentration or proliferation of dwellings in the area and the 

impact of this on the use of the land for agriculture.  

The subject site is predominantly surrounded by existing rural residential style development. The proposal is 

not expected to lead to a concentration or proliferation of dwellings in the area and will not result in any 

detrimental impact to the use of the surrounding land, noting that the land is not suitable for any productive 

agricultural activities.  

Environmental Issues 

The impact of the proposal on the natural physical features and resources of the area, in particular on soil 

and water quality.  

The proposed dwelling is to be located in the centre of the subject site. The site does not contain any 

vegetation except for one tree in the northern portion of the site. There are no watercourses or gullies on the 

site that will be impacted by the proposed development.  

There is unlikely to be any detrimental impact on the natural physical features and resources of the area.  

The impact of the use or development on the flora and fauna on the site and its surrounds.  

As provided above, it is not expected that the proposed dwelling will have a detrimental impact on the flora 

and fauna of the site and its surrounds.  

The need to protect and enhance the biodiversity of the area, including the retention of vegetation and 

faunal habitat and the need to revegetate land including riparian buffers along waterways, gullies, 

ridgelines, property boundaries and saline discharge and recharge areas. 

The area of the proposed dwelling is clear of any vegetation. The proposal does not require the removal of 

any vegetation. Revegetation is not considered appropriate in response to this proposal beyond standard 

landscape gardens.  

The location of on-site effluent disposal areas to minimize the impact of nutrient loads on waterways and 

native vegetation.  

A Land Capability Assessment is provided in Appendix C which ascertains that the site can adequately treat 

and retain waste in accordance with all necessary requirements. There are no waterways or vegetation that 

would be affected by effluent disposal.  

Design and siting issues 
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The need to locate buildings in one area to avoid any adverse impacts on surrounding agricultural uses and 

to minimize the loss of productive agricultural land.  

The proposed dwelling will be located in the centre of the subject site. The size and location of the subject site 

ensures that the development will not adversely impact any surrounding agricultural uses and will not result 

in the loss of any productive agricultural land.  

The impact of the siting, design, height, bulk, colours and materials to be used, on the natural environment, 

major roads, vistas and water features and the measures to be undertaken to minimise any adverse impacts.  

The proposed dwelling will be a single storey dwelling. The proposed external finishes will be muted in toning 

and of various materials. The subject site is not visible from any significant vistas or viewpoints. The proposed 

development is not considered likely to impact the natural environment or be visually obtrusive on the 

landscape of the area.  

The impact on the character and appearance of the area or features of architectural, historic or scientific 

significance or of natural scenic beauty or importance.  

The subject site and surrounding area do not have any areas or features of architectural, historic or scientific 

significance or of natural scenic beauty or importance, that require specific protection. The proposal is not 

expected to have a detrimental impact on the character of the area.  

The location and design of existing and proposed infrastructure including roads, gas, water, drainage, 

telecommunications and sewerage facilities.  

All existing facilities and services will be utilised. These services are currently available at the entrance to the 

subject site.  The drainage of the proposed dwelling will be retained within the immediate area and will be 

managed in accordance with the requirements of the East Gippsland Shire Council.  

Whether the use and development will require traffic management measures.  

The proposal will not require any traffic management measures.  

 

 

 

6.2  DECISION GUIDELINES OF CLAUSE 65: 

Before deciding on an application or approval of a plan, the responsible authority must consider, as 

appropriate:  

The matters set out in Section 60 of the Act.  

These are the matters which must be considered by the responsible authority.  

The Planning Policy Framework and the Municipal Planning Strategy.  
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The Planning Policy Framework and the Municipal Planning Strategy recognise the need to facilitate 

sustainable development that respects our natural environment and adequately responds to potential threats 

and hazards. These provisions are addressed above in Sections 4.1, 4.2 and 5.1.  

The application does not require the removal of any vegetation and there are no immediate risks associated 

with the land that make it unsuitable for the proposed development.  

The subject site is located within a short distance to the city of Bairnsdale which offers a full range of services 

and facilities.  

This development has been designed to respect the existing uses and development surrounding the site, 

ensuring that the natural landscape qualities of the area are not detrimentally impacted.   

The proposal is consistent with the overall objectives of the Planning Policy Framework and the Municipal 

Planning Strategy.  

The purpose of the zone, overlay or other provision.  

The land is zoned Farming Zone – Schedule 1. The purpose of the Farming Zone is to provide for the use of 

land for agriculture and to ensure that non-agricultural uses do not adversely affect the use of land for 

agriculture. The subject site is not considered to be “high quality or productive” agricultural land nor 

considered appropriate for any intensive agricultural activities. The use and development of the site for a 

dwelling is considered appropriate in this instance.  

The proposed development has adequately responded to the requirements of the Farming Zone applying to 

the area as addressed throughout this submission. 

The site is not affected by any overlays.  

Any matter required to be considered in the zone, overlay or other provision.  

This submission addresses other elements identified in the East Gippsland Planning Scheme as relevant 

including Aboriginal Cultural Heritage provisions. These provisions are addressed above and throughout this 

submission, and the proposed development is considered to adequately respond and address the 

requirements as relevant.   

The orderly planning of the area.  

This application seeks approval for the use and development of a dwelling on a 1.147 hectare farming 

allotment that is within an area comprising various sized land holdings of which most contain a dwelling for 

rural residential purposes. The proposed development is consistent with the use and development on the 

adjoining allotments and similar to many others within the East Gippsland Shire Council. Granting approval for 

this dwelling will result in consistent and orderly planning of the area.  

The effect on the amenity of the area.  

The proposal will not result in a detrimental effect to the amenity of the area. The proposed dwelling will be 

located well setback from any other dwelling not in the same ownership, is not expected to be visually 

obtrusive and will not limit the ability of surrounding land to be used for agricultural activities.  

The proximity of the land to any public land. 
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The subject site is adjoined by a road reserve along the northern boundary being Racecourse Road.  Access to 

the site will be made via a new gravel driveway prior to construction of the dwelling and any additional vehicle 

movements generated by the proposed dwelling are not expected to have a detrimental impact on the 

function of the road network.  

The subject site is approximately 40 metres from the Bairnsdale Racecourse along the northern boundary. The 

proposed development of a dwelling will not have a detrimental impact to any public land surrounding the 

subject site.  

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

The proposed use and development of a dwelling is not likely to contribute to land degradation, salinity or 

reduce water quality.  

Stormwater runoff from the proposed dwelling will be directed to the legal point of discharge to the 

satisfaction of the responsible authority.   

All works will be undertaken in accordance with standard engineering practices. The proposal is not expected 

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

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

and exiting the site.  

All stormwater runoff from the proposed buildings will be directed to the legal point of discharge to the 

satisfaction of the responsible authority.  

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

The subject site contains one tree in the northern portion of the site however, the use and development of a 

dwelling does not require the removal of any vegetation.  

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

There is no vegetation on the site that is to be or can be protected. New planting or regeneration is not 

considered appropriate on this site.  

 

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 minimize any such hazard.  

The site is not within an area affected by potential flooding, erosion or bushfire.  
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7. CONCLUSION 
 
This submission is in support of a planning permit application for the use and development of a dwelling at 

156 Racecourse Road, Bairnsdale. 

The relevant provisions of the East Gippsland Planning Scheme have been addressed and the proposed 

development is appropriate in this location.  

It is requested that a planning permit be granted for this development.  

 

 

Development Solutions Victoria 
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1	  	  Introduction	  
	  	  
Land	   Capability	   Assessments	   Gippsland	   have	   been	   engaged	   to	   undertake	   a	   Land	   Capability	   Assessment	  
(LCA)	   for	   the	  subdivision	  of	   the	   land	   into	  2	   lots.	  The	  field	   investigation	  and	  report	  have	  been	  undertaken	  
and	  prepared	  by	  suitably	  qualified	  staff.	  	  
	  
This	  report	  contains	  site	  and	  soil	  condition	  assessments	  which	  will	  be	  used	  to	  advise	  a	  method	  of	  treatment	  
to	  suitably	  contain	  and	  manage	  waste	  water	  within	  the	  allotment	  boundaries	  including	  specifications	  for	  a	  
potential	   Land	   Application	   Area	   (LAA).	   The	   assessment	   will	   be	   based	   on	   the	   Municipal	   Association	   of	  
Victoria	   Victorian	   Land	   Capability	   Assessment	   Framework	   2014.	   The	   design	   and	   specifications	   will	   be	   in	  
accordance	  with	  the	  Code	  of	  Practice	  –	  Onsite	  Wastewater	  Management	  EPA	  number	  891.4,	  July	  2016	  and	  
AS/NZS	  1547:2012	  for	  onsite	  domestic	  wastewater	  management.	  

2	  	  Description	  of	  the	  Development	  
	  

2.1	  Site	  and	  Owner	  Details	  
	  
Site	  Address:	  	   	   	   170	  Racecourse	  Road,	  Bairnsdale	  
	  
Owner/Developer:	  	   	   Mr	  Brian	  and	  Mrs	  Annette	  Dilks	  	  
	  
Postal	  Address:	  	   	   170	  Racecourse	  Road	  Bairnsdale	  
	   	  
Contact:	  	   	   	   0458	  858	  629	  
	  
Council	  Area:	  	   	   	   East	  Gippsland	  Shire	  Council	  
	  
Proposed	  Allotment	  Sizes:	  	   Lot	  2:	  6.227	  ha	  (including	  the	  existing	  dwelling)	  
	   	   	   	   Lot	  1:	  1.147	  m2	  
	   	   	   	   	  
Zoning:	  	   Farming	  Zone	  
	  
Planning	  Overlays	  Present:	   Vegetation	  Protection	  Overlay	  Schedule	  1	  
	   	  
2.2	  Wastewater	  Load	  
Table	  1:	  Anticipated	  waste	  water	  load	  for	  an	  assumed	  4	  bedroom	  dwelling	  (calculated	  using	  EPA	  Code	  of	  
Practice	  891.4	  table	  4)	  
	   Development	  size	  

(no.	  of	  bedrooms)	  
Potential	  occpancy	  
(no.	  of	  bedrooms	  
+	  1)	  

Waste	  water	  load	  /	  
person	  (using	  
standard	  water	  
fixtures)	  (EPA	  COP	  
891.4)	  

Anticipated	  waste	  
water	  load	  

Proposed	  Lot	  2	  
(existing	  
dwelling)	  	  

Existing	  dwelling	  –	  3	  
Bedrooms	  

	  

4	  
	  

180	  L	   720	  L	  

Proposed	  Lot	  1	   4	  (assumed)	   5	   180	  L	   900	  L	  
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2.3	  Description	  of	  the	  Proposed	  Development	  
It	   is	  proposed	  that	  the	  land	  be	  subdivided	  into	  2	  lots.	  The	  proposed	  area	  of	  lot	  2	  is	  6.227	  ha	  and	  includes	  
the	   existing	   dwelling	   while	   the	   area	   of	   proposed	   lot	   1	   is	   1.147	   m2.	   Lot	   1	   is	   has	   a	   50m	   frontage	   to	  
Racecourse	   Road	   while	   lot	   2	   has	   frontages	   to	   both	   Racecourse	   Road	   and	   Forge	   Creek	   Road	   that	   are	  
approximately	  250m.	  There	   is	  a	  drainage	   line	   located	  to	  both	  the	  east	  and	  west	  of	   the	  subject	  site	  while	  
Cobblers	  Creek	  is	  located	  to	  the	  south.	  	  	  
	  
2.4	  Locality	  
Figure	  1:	  Locality	  Map	  for	  170	  Racecourse	  Road	  Bairnsdale	  
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3	  	  Site	  Assessment	  
Andrew	  Wolstenholme	  undertook	  site	  investigations	  on	  the	  18	  August	  2018.	  

3.1	  Risk	  Assessment	  of	  Site	  Characteristics	  	  

Table	  2:	  Risk	  Assessment	  of	  Site	  Characteristics	  

Characteristic	   Description	  
Level	  of	  

Constraint	   Mitigation	  Measures	  	  

Planning	  Overlays	  
present	  

The	   following	   overlay	   is	   present	   for	  
this	  development:	  

Vegetation	   Protection	   Overlay	  
Schedule	  1	  
This	   overlay	   is	   located	   in	   the	   south	  
eastern	   part	   of	   the	   property.	   The	  
proposed	  subdivision	  boundaries	  and	  
the	   proposed	   new	   lot	   are	   not	   in	   the	  
vicinity	  of	  this	  overlay.	  	  

Minor	  

Not	  required	  

Aspect	  &	  
Exposure	  

Lot	  1	  is	  flat	  and	  the	  vegetation	  
consists	  of	  pasture	  with	  a	  few	  
scattered	  trees.	  Therefore	  there	  is	  
adequate	  exposure	  to	  sun	  and	  wind.	  

Minor	  

Non	  deciduous	  trees	  and	  large	  shrubs	  
should	  not	  be	  planted	  on	  the	  north	  or	  
western	  edge	  of	  the	  land	  application	  
area	  which	  would	  prevent	  sun	  and	  wind	  
exposure	  

Climate	  (rainfall	  
and	  evaporation)	  

Rainfall	  approximates	  evaporation	  in	  
the	  wettest	  months.	  See	  water	  
balance	  in	  Appendix	  B.	  

Moderate	  
Factor	  water	  balance	  into	  Land	  
Application	  Area	  size.	  	  

Erosion	  and	  land	  
slip	  	  

There	  is	  no	  evidence	  of	  erosion	  on	  
the	  property.	  	  

Minor	  
Not	  required.	  

Fill	  (imported)	  

No	  fill	  recorded.	  

Minor	  

Not	  required.	  

Flood	  frequency	  	  	  
Proposed	  Lots	  1	  &	  2	  are	  not	  subject	  
to	  the	  flood	  overlay	  or	  the	  land	  
subject	  to	  inundation	  overlay.	  

Minor	  
Not	  required.	  	  

Groundwater	  
bores	  

There	  are	  no	  bores	  located	  within	  
setback	  distance	  requirements	  in	  EPA	  
Code	  of	  Practice	  891.4.	  

Minor	  
Not	  Required	  

Land	  area	  

available	  for	  LAA	  

The	  area	  of	  proposed	  lot	  1	  is	  1.127ha.	  
This	  will	  enable	  an	  adequate	  area	  for	  
wastewater	  disposal	  given	  potential	  
setback	  distances	  from	  mapped	  
waterways.	  

Minor	  

Not	  required	  

Rock	  outcrops	  	  

(%	  of	  surface)	  

There	  are	  no	  rock	  outcrops	  on	  site.	  
Minor	  

Not	  required	  

Slope	  Form	  
(affects	  water	  
shedding	  ability)	  

The	  land	  is	  relatively	  flat	  although	  
there	  are	  drainage	  lines	  to	  the	  west	  
and	  east	  of	  the	  proposed	  subdivision.	  

Minor	  
Not	  required	  
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Table	  2:	  Risk	  Assessment	  of	  Site	  Characteristics	  

Characteristic	   Description	  
Level	  of	  

Constraint	  
Mitigation	  Measures	  	  

Soil	  Drainage	  	  

(qualitative)	  	  

No	  signs	  of	  dampness	  were	  observed.	  	  	  
Minor	  

Not	  required	  

Slope	  gradient	  (%)	  	  
The	  land	  was	  relatively	  flat.	  	  

Minor	  
Not	  required	  

Stormwater	  	  

run-‐on	  

Although	  the	  land	  was	  relatively	  flat,	  
because	  of	  the	  location	  of	  drainage	  
lines	  around	  the	  proposed	  new	  lot	  it	  
is	  likely	  that	  stormwater	  would	  drain	  
away	  from	  the	  site.	  	  	  

Minor	  

Not	  required	  

Surface	  waters	  -‐	  
setback	  distance	  

There	  are	  some	  mapped	  
drainagelines	  in	  the	  vicinity	  of	  
proposed	  lot	  1	  which	  must	  be	  
considered	  when	  locating	  the	  land	  
application	  area.	  	  

Moderate	  

	  

Ensure	  setback	  distances	  from	  a	  small	  
dam	  and	  drainagelines	  are	  met.	  
	  

Vegetation	  
coverage	  over	  the	  
site	  

The	  vegetation	  on	  proposed	  lot	  1	  
consists	  of	  clear	  pasture	  with	  one	  
spotted	  gum.	  This	  would	  be	  
favourable	  for	  wastewater	  treatment.	  

Minor	  

Not	  required.	  	  

	  

3.2	  Site	  Assessment	  Results	  
There	  is	  one	  moderate	  constraint	  for	  this	  site	  that	  should	  be	  considered	  for	  the	  proposed	  subdivision.	  This	  
is:	  	  

•   Setback	  distances	  from	  mapped	  waterways	  
	  
For	   each	   of	   these	   constraints	   mitigation	   measures	   will	   be	   presented	   in	   order	   to	   provide	   a	   wastewater	  
management	  solution.	  	  
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4	  	  Soil	  Assesment	  
4.1	  Published	  Soils	  Information	  
The	  soils	  in	  this	  region	  have	  been	  mapped	  and	  described	  in	  “The	  Soils	  and	  landforms	  of	  the	  Bairnsdale	  and	  
Dargo	  regions”.	  The	  soils	  in	  this	  region	  have	  been	  mapped	  as	  the	  Briagolong	  unit.	  

The	  soils	  of	  the	  Briagolong	  map	  unit	  are	  all	  texture	  contrast	  soils.	  The	  surface	  soils	  are	  strongly	  to	  
moderately	  acidic	  	  greyish	  brown	  fine	  sandy	  loams	  to	  sands	  and	  often	  have	  a	  bleached	  subsurface	  soil.	  
Sodic	  and	  slightly	  acid	  yellowish	  brown	  to	  brownish	  yellow	  dense	  and	  coarsely	  structured	  medium	  to	  heavy	  
clays	  occur	  at	  variable	  depth,	  generally	  before	  50cm	  with	  grey	  or	  strong	  brown	  mottles	  in	  the	  deeper	  
subsoil.	  Quartz	  pebbles	  may	  occur	  throughout	  the	  soil	  profile,	  often	  in	  the	  surface	  horizions.	  

4.2	  Soil	  Profiles	  
Test	  bores	  were	  conducted	  at	  two	  locations	  (see	  Appendix	  A).	  Test	  bores	  1	  &	  2	  are	  located	  on	  proposed	  lot	  
1.	  The	  soil	  profiles	  of	  the	  test	  bores	  are	  detailed	  below:	  
	  

Table	  3:	  Proposed	  Lot	  1	  Test	  Bore	  1	  Profile	  
Depth	  
(m)	  

Horizon	   Texture	   Emmerson	  
test	  

Colour	   Mottles	   Course	  
fragments	  

Moisture	  
content	  

Bore	  1	  photo	  

0.1	  

	  

A1	   Sandy	  
Loam	  
(Cat	  2)	  

-‐	   Brown	  
Red	  

Nil	   5%	   Moist	  

	  

0.2	  

0.3	  

0.4	  

0.5	  

B1	   Clay	  
Loam	  

(Cat	  4)	  

Slake	  some	  
dispersion	  

Yellow	  
Brown	  

Yellow	   Nil	   Moist	  

0.6	  

0.7	  

0.8	  

0.9	  

B2	   Sandy	  
Clay	  
(Cat	  4)	  

No	  slake	  
some	  

dispersion	  

Brown	  
/	  Red	  	  

Red	  
	  

5%	   Moist	  
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Table	  4:	  Proposed	  Lot	  1	  Test	  Bore	  2	  Profile	  
Depth	  
(m)	  

Horizon	   Texture	   Emmerson	  
Test	  

Colour	   Mottle	   Course	  
fragments	  

Moisture	  
content	  

Bore	  2	  

0.1	  

	  

A1	   Sandy	  
Loam	  
(cat	  2)	  

-‐	   Brown/	  
Red	  

Nil	   20%	   Dry	  

	  

0.2	  

0.3	  

0.4	  

0.5	  

A2	   Sandy	  
Loam	  
(cat	  2)	  

Some	  
dispersion	  
no	  slake	  

Light	  
Brown	  

Nil	  
	  

40%	   Dry	  

0.6	  

0.7	  

B1	   Silty	  Clay	  
Loam	  
(Cat	  4)	  

Some	  
dispersion	  
some	  
slaking	  

Red	  /	  
Yellow	  

Minor	   Nil	   Moist	  

	  

4.3	  Soil	  Features	  and	  Analysis	  
Table	  5:	  Bore	  1,	  2	  and	  3	  Soil	  features	  –	  results	  are	  collated	  below	  

Characteristic	   Assessment	  
Level	  of	  

Constraint	  
Mitigation	  measures	  

Soil	  Texture	  	  

	  

Bore	  1:A	  horizion	  -‐	  200mm	  deep	  category	  2	  sandy	  loam.	  	  

B	  horizon	  -‐	  category	  4	  clay	  loam	  beyond	  200mm.	  	  

Bore	  2:	  A	  horizon	  -‐	  Category	  2	  sandy	  loam	  up	  to	  500mm	  

B	  horizon	  –	  Category	  4	  Clay	  loam.	  	  

Minor	   Not	  required	  

Electrical	  
Conductivity	  
(ECe)	  (dS/m)	  	  

ECe	  –	  0.034-‐	  0.181	  dS/m.	  This	  is	  inside	  optimum	  conditions	  for	  
plant	  growth.	  	  

Minor	   Not	  required	  

Emerson	  
Aggregate	  
Class	  

Slaking	  and	  some	  dispersion	  was	  observed	  in	  the	  was	  observed	  
in	  the	  B	  horizon.	  	  

Moderate	   Gypsum	  should	  be	  
added	  to	  disturbed	  soil	  

Mottling	  and	  
Gleying	  -‐	  soil	  
drainage	  

Some	  minor	  mottling	  observed.	   Moderate	  

	  

Gypsum	  will	  improve	  
soil	  drainage.	  	  

pH	  	   A	  horizon	  –	  Slightly	  alkaline	  to	  slightly	  acidic.	  B	  horizon	  –	  
Neutral.	  This	  is	  in	  a	  good	  range	  for	  plant	  growth.	  

Minor	   Not	  Required	  

Rock	  
Fragments	  
(size	  &	  %)	  

Stone	  was	  found	  in	  the	  A	  horizon	  but	  very	  little	  in	  the	  B	  
horizion.	  The	  A	  horizon	  will	  have	  a	  slightly	  lower	  assimilation	  
capacity	  however	  the	  B	  horizon	  will	  be	  able	  to	  absorb	  
adequate	  wastewater.	  

Minor	   Not	  required	  

Soil	  Depth	  to	  
Rock	  	  

No	  impermeable	  layer	  was	  found	  in	  any	  of	  the	  soil	  profiles	   Minor	   Not	  required	  

Watertable	  
Depth	  (m)	  	  

No	  indications	  of	  a	  water	  table	  were	  found	  in	  either	  of	  the	  
proposed	  lots.	  	  

Minor	   Not	  required	  	  
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4.4	  Soil	  Assessment	  Results	  
Overall	  the	  soil	  characteristics	  are	  satisfactory	  however	  one	  moderate	  constraint	  will	  need	  to	  be	  considered	  
when	  designing	  the	  waste	  water	  management	  system:	  

•   Some	  minor	  dispersion	  in	  the	  B	  horizon	  
•   Some	  mottling	  indicating	  imperfect	  drainage	  

	  
This	  can	  be	  mitigated	  by:	  

•   Using	  gypsum	  at	  a	  rate	  of	  1kg	  /m2	  of	  disturbed	  soil.	  
	  
	   	  



9	  of	  13	  
	  	  

  
	  
	  

Land  Capability  Assessments  –  Gippsland   21  The  Grange,  Lucknow  3875        T:  0466  072  764                     E:  lcagippsland@outlook.com        

5	  Wastewater	  Disposal	  System	  -‐	  Existing	  Dwelling	  (Lot	  2)	  
The	  existing	  dwelling	  is	  located	  in	  the	  central	  part	  of	  proposed	  lot	  2.	  The	  size	  of	  proposed	  lot	  2	  is	  6.227ha	  

Table	  6:	  Waste	  Water	  Treatment	  System	  for	  the	  Existing	  Dwelling	  

System	  Type	   Septic	  tank	  and	  primary	  wastewater	  treatment	  system	  consisting	  of	  
disposal	  trenches	  

Age	  of	  system	   Approximately	  30	  years	  old	  however	  the	  trenches	  have	  been	  rennovated	  
recently	  

Number	  of	  bedrooms	   3	  
System	  componants	  located	  
and	  in	  good	  condition	  

The	  disposal	  trenches	  were	  located	  To	  the	  east,	  south	  and	  west	  of	  the	  
existing	  dwelling.	  There	  were	  no	  wet	  patches	  observed	  in	  the	  vicinity	  of	  
the	  existing	  land	  application	  area,	  therefore	  it	  is	  likely	  that	  the	  trenches	  
are	  functioning	  effectively.	  	  

Obstructions	  over	  tank	  or	  
disposal	  areas	  

No	  

Storm	  water	  impacts	  on	  
disposal	  areas	  

The	  area	  is	  relatively	  flat	  however	  mapped	  waterways	  indicate	  that	  the	  
drainage	  is	  away	  from	  the	  existing	  dwelling.	  	  

Setback	  requirements	  for	  
bores	  streams	  and	  dams	  

The	  60	  meter	  setback	  requirements	  from	  streams	  can	  be	  met	  for	  the	  
existing	  waste	  water	  treatment	  system.	  	  

Setback	  requirements	  for	  
subdivision	  boundary	  
realignment	  

The	  6	  meter	  setback	  requirements	  for	  the	  subdivision	  boundary	  alignment	  
are	  able	  to	  be	  easily	  met	  as	  the	  subdivision	  boundary	  is	  approximately	  150	  
meters	  from	  the	  existing	  Land	  Application	  Area.	  

	  
Figure	  2	  Photo	  of	  the	  Land	  Application	  Area	  for	  the	  Existing	  House	  
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6	  Wastewater	  Management	  System	  -‐	  Recommendations	  
This	  section	  provides	  an	  overview	  of	  the	  waste	  water	  management	  system	  suitable	  to	  contain	  and	  manage	  
wastewater	   within	   the	   boundaries	   of	   each	   proposed	   allotment.	   It	   will	   include	   recommendations	   about	  
system	   size,	   siting,	   design,	   installation	   and	  management	   for	   the	   proposed	   new	   lot.	   This	   report	   does	   not	  
include	  an	  application	  for	  a	  septic	  tank.	  Detailed	  design	  of	  the	  wastewater	  management	  system	  is	  beyond	  
the	  scope	  of	  this	  report	  however	  a	  general	  description	  will	  be	  given	  below.	  	  

6.1	  Wastewater	  Management	  System	  for	  the	  Existing	  3	  Bedroom	  House	  (Proposed	  Lot	  2)	  
The	  existing	  house	  is	  connected	  to	  a	  primary	  waste	  water	  treatment	  system	  (septic	  tank)	  and	  wastewater	  
disposal	  trenches	  located	  at	  the	  rear	  of	  the	  existing	  house.	  There	  were	  no	  wet	  areas	  in	  the	  vicinity	  of	  the	  
house	  when	  the	  site	  inspection	  was	  undertaken	  and	  new	  trenches	  have	  been	  recently	  rennovated.	  The	  
proposed	  subdivision	  boundary	  is	  located	  approximately	  150	  meters	  from	  the	  Land	  Application	  Area	  for	  the	  
existing	  dwelling	  and	  boundary	  buffer	  distances	  are	  easily	  achievable.	  The	  existing	  system	  is	  also	  
approximately	  200	  meters	  from	  the	  closest	  existing	  waterway,	  therefore	  60	  meter	  setback	  distances	  can	  be	  
easily	  met.	  There	  are	  no	  obvious	  obstructions	  over	  the	  wastewater	  disposal	  system	  and	  storm	  water	  
impacts	  are	  low	  for	  the	  existing	  dwelling.	  

6.2	  Waste	  Water	  Management	  System	  Type	  for	  the	  Proposed	  new	  lot	  (Lot	  1)	  

The	  type	  of	  treatment	  recommended	  for	  Lot	  1	  is	  primary	  standard	  effluent.	  	  

Description	  of	  the	  System	  
It	   is	   recommended	   that	   the	   wastewater	   be	   dispersed	   using	   absorption	   trenches.	   This	   would	   involve	  
distributing	  wastewater	  into	  a	  series	  of	  trenches	  approximately	  600mm	  wide	  spaced	  at	  3	  meters	  apart.	  The	  
depth	  of	  the	  trenches	  would	  be	  approximately	  400mm	  with	  at	  least	  150	  mm	  of	  topsoil	  placed	  above	  a	  self-‐
supporting	  arch	  or	  on	  top	  of	  aggregate	  within	  which	  a	  distribution	  pipe	  is	  located.	  	  

Sizing	  of	  the	  System	  
A	  category	  4	  soil	  found	  in	  the	  B	  horizon	  at	  approximately	  200mm	  –	  500mm	  in	  depth	  was	  used	  to	  determine	  
the	  design	  loading	  irrigation	  rate	  of	  10mm	  /day	  for	  proposed	  lot	  1	  (see	  EPA	  code	  of	  practice	  891.4	  table	  9).	  

The	  size	  of	  the	  land	  application	  area	  is	  based	  on	  an	  assumed	  new	  4-‐bedroom	  dwelling	  using	  standard	  water	  
fixtures.	  For	  this	  size	  dwelling	  the	  anticipated	  wastewater	  load	  is	  900L/day	  (see	  EPA	  code	  of	  practice	  891.4	  
table	   4).	   Using	   a	   water	   balance	   (see	   appendix	   B)	   and	   the	   wastewater	   load	   and	   design	   irrigation	   rate	  
outlined	  above	  the	  size	  of	  the	  land	  application	  area	  would	  be	  94	  m2.	  This	  equates	  to	  157	  meters	  of	  trenches	  
or	  6	  lengths	  of	  26.5	  meters.	  	  

Please	  note	  that	  the	  EPA	  COP	  891.4	  also	  requires	  a	  reserve	   land	  application	  area	  for	  primary	  wastewater	  
treatment	  systems.	  

Siting	  of	  the	  System	  
The	  constraints	  that	  will	  limit	  the	  location	  of	  a	  land	  application	  area	  in	  proposed	  lot	  1	  include:	  

•   60	  m	  setback	  requirements	  for	  mapped	  waterways	  to	  the	  west	  or	  proposed	  lot	  1	  	  
•   Setback	  distances	  of	  at	  least	  3	  meters	  downslope	  or	  6	  metres	  upslope	  from	  the	  potential	  dwelling	  
•   Setback	  distances	  of	  at	  least	  3	  meters	  downslope	  or	  6	  metres	  upslope	  from	  property	  boundaries.	  
•   Buffer	  distances	  from	  services	  will	  also	  need	  to	  be	  considered	  at	  the	  building	  permit	  stage.	  

These	  constraints	  have	  been	  considered	  and	  there	  is	  ample	  room	  for	  a	  land	  application	  area	  (see	  appendix	  
A).	  	  
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Installation	  of	  the	  System	  

The	  installation	  of	  the	  trenches	  must	  be	  carried	  out	  by	  a	  suitably	  qualified,	  licenced	  plumber.	  	  

The	  absorption	  trenches	  should	  be	  600mm	  wide	  400mm	  deep	  and	  be	  3	  meters	  apart	  with	  150	  mm	  of	  
topsoil	  over	  a	  self-‐supporting	  arch	  or	  conventional	  trench	  in	  accordance	  with	  AS/NZS	  1547:2012.	  The	  
original	  grass	  sods	  should	  be	  replaced	  to	  ensure	  they	  can	  quickly	  re-‐establish.	  The	  area	  of	  exposed	  soil	  and	  
the	  time	  in	  which	  it	  is	  exposed	  should	  be	  minimised.	  Trenches	  should	  not	  be	  constructed	  wet	  weather	  
weather	  or	  when	  the	  soil	  is	  saturated.	  Gypsum	  should	  be	  added	  to	  exposed	  soil	  at	  a	  rate	  of	  1kg/m2.	  

Management	  of	  the	  system	  
	  
Buildings	  or	  impenetrable	  surfaces	  must	  not	  be	  constructed	  on	  any	  part	  of	  the	  waste	  water	  management	  
system	  or	  on	  the	  reserve	  land	  application	  area.	  To	  prevent	  compaction	  of	  the	  soil	  and	  reduce	  potential	  for	  
damage	  to	  the	  system	  heavy	  equipment	  and	  livestock	  should	  not	  enter	  the	  Land	  Application	  Area	  when	  the	  
soil	  is	  saturated.	  Non	  deciduous	  trees	  and	  large	  shrubs	  should	  not	  be	  planted	  on	  the	  north	  or	  western	  edge	  
of	  irrigation	  area	  which	  would	  prevent	  sun	  and	  wind	  exposure.	  The	  irrigation	  area	  is	  to	  be	  maintained	  as	  an	  
area	  of	  perennial	  grasses	  or	  small	  shrubs.	  
	  
Maintenance	  of	  the	  system	  
	  
Maintenance	  of	  the	  system	  should	  be	  carried	  out	  in	  accordance	  with	  the	  EPA	  Certificate	  of	  Approval	  of	  the	  
system	  and	  Council’s	  permit	  conditions.	  The	  installer	  of	  the	  septic	  tank	  and	  waste	  water	  treatment	  system	  
must	  ensure	  that	  the	  occupiers	  of	  the	  proposed	  residence	  understand	  the	  responsibilities	  and	  maintenance	  
requirements	  of	  the	  system.	  Biodegradable	  soaps,	  detergents	  that	  are	  low	  in	  phosphorous	  and	  salt	  sodium	  
and	   chlorine	   should	  be	  used	   and	  use	  of	   chemicals	   such	   as	   strong	  detergents,	   bleaches	   and	  disinfectants	  
should	   be	   limited.	   Paint	   or	   any	   other	   chemicals	   may	   limit	   the	   biological	   functioning	   of	   the	   system	   and	  
nappies,	  sanitary	  napkins	  or	  other	  similar	  products	  should	  not	  be	  disposed	  of	  into	  the	  system.	  Grass	  should	  
be	  harvested	  and	  removed	  to	  ensure	  maximum	  uptake	  of	  nutrients	  and	  moisture.	  
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7	  Conclusions	  
As	  a	  result	  of	  site	  and	  soil	  investigations,	  it	  has	  been	  determined	  that	  the	  overall	  capability	  of	  the	  site	  to	  
sustainably	  contain	  and	  manage	  wastewater	  within	  the	  boundaries	  of	  the	  proposed	  lots	  is	  satisfactory	  with	  
some	  moderate	  constraints.	  If	  the	  appropriate	  mitigation	  measures	  are	  put	  in	  place	  wastewater	  can	  be	  
managed	  sustainably.	  

Specific	  recommendations	  for	  the	  existing	  dwelling	  (proposed	  lot	  2)	  	  

•   The	  existing	  house	  utilises	  a	  primary	  wastewater	  management	  system	  consisting	  of	  a	  septic	  tank	  
and	  wastewater	  disposal	  trenches.	  Trenches	  have	  been	  recently	  rennovated	  and	  appear	  to	  be	  
functioning	  effectively.	  	  

•   Setback	  distance	  requirements	  from	  the	  proposed	  subdivision	  boundary,	  streams	  and	  drainage	  
lines	  are	  able	  to	  be	  able	  to	  be	  met.	  

•   There	  were	  no	  obstructions	  over	  any	  part	  of	  the	  absorption	  trenches	  or	  the	  septic	  tank	  and	  storm	  
water	  runon	  risks	  in	  this	  area	  are	  relatively	  low.	  

Specific	  recommendations	  for	  proposed	  lot	  1:	  

•   A	  primary	  wastewater	  treatment	  system	  is	  suitable	  for	  lot	  1.	  	  
•   Absorption	  trenches	  should	  be	  installed	  to	  disperse	  waste	  water.	  The	  length	  of	  600	  mm	  wide	  

trenches	  required	  for	  a	  4	  bedroom	  dwelling	  in	  proposed	  lot	  1	  is	  157	  meters	  which	  could	  comprise	  
of	  6	  lengths	  of	  trenches	  26.5	  meters	  long.	  	  

•   The	  absorption	  trenches	  should	  be	  600mm	  wide	  400mm	  deep	  and	  be	  3	  meters	  apart	  
•   Gypsum	  should	  be	  added	  to	  exposed	  soil	  at	  a	  rate	  of	  1kg/m2	  
•   Trenches	  should	  be	  located	  at	  least	  60	  meters	  from	  mapped	  waterways	  to	  the	  west	  of	  porposed	  lot	  

1.	  	  
•   Trenches	  should	  be	  located	  6	  meters	  up	  slope	  or	  at	  least	  3	  meters	  down	  slope	  from	  a	  potential	  

dwelling	  and	  from	  property	  boundaries.	  
•   Trenches	  should	  not	  be	  located	  within	  the	  tree	  protection	  zones	  of	  native	  trees	  on	  Stephenson	  

Road.	  
•   Ensure	   that	  construction	  of	   trenches	  does	  not	  occur	  during	  wet	  periods	  and	   that	   the	  area	  of	   soil	  

disturbance	  and	  the	  length	  of	  time	  that	  it	  is	  exposed	  during	  construction	  is	  kept	  to	  a	  minimum.	  The	  
original	  topsoil	  and	  grass	  sods	  must	  be	  replaced.	  

•   Buildings	  or	  impenatrable	  surfaces	  should	  not	  be	  built	  on	  any	  part	  of	  the	  wastewater	  system.	  
•   Do	  not	  plant	  trees	  or	  shrubs	  on	  the	  north	  or	  western	  boundary	  of	  the	  land	  application	  area.	  	  

Please	  note:	  The	  recommendations	  for	  lot	  1	  are	  based	  on	  an	  assumed	  four-‐bedroom	  dwelling	  using	  
standard	  water	  fixtures.	  When	  the	  details	  of	  the	  development	  for	  lot	  1	  become	  available	  the	  Land	  
Application	  Area	  should	  be	  recalculated	  and	  the	  site	  plans	  should	  be	  revised.	  
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Appendix  B

Site  Address:
Date: Andrew  Wolstenholme

INPUT  DATA

Design  Wastewater  Flow Q 900 L/day Based  on  maximum  potential  occupancy  and  derived  from  Table  4  in  the  EPA  Code  of  Practice  (2013)

Design  Irrigation  Rate DIR 10.0 mm/day Based  on  soil  texture  class/permeability  and  derived  from  Table  9  in  the  EPA  Code  of  Practice  (2013)

Nominated  Land  Application  Area L 94 m2

Crop  Factor C 0.6-0.8 unitless Estimates  evapotranspiration  as  a  fraction  of  pan  evaporation;;  varies  with  season  and  crop  type2

Rainfall  Runoff  Factor RF 0.8 unitless Proportion  of  rainfall  that  remains  onsite  and  infiltrates,  allowing  for  any  runoff  

Median  Monthly  Rainfall  Data BoM  Station  and  number Bairnsdale

Mean  Monthly  Pan  Evaporation  Data BoM  Station  and  number Bairnsdale

Parameter Symbol Formula Units Jan Feb Mar Apr May Jun Jul Aug Sep Oct Nov Dec Total
Days  in  month D days 31 28 31 30 31 30 31 31 30 31 30 31 365

Rainfall R mm/month 39.6 42.8 42.4 42 35.9 42.1 37.2 35.4 48.2 57.8 63 54.6 541
Evaporation E mm/month 176.7 140 120.9 84 55.8 39 46.5 68.2 93 120.9 141 158.1 1244
Crop  Factor C unitless 0.8 0.8 0.7 0.7 0.6 0.6 0.6 0.6 0.7 0.8 0.8 0.8

OUTPUTS
Evapotranspiration ET ExC mm/month 141.36 112 84.63 58.8 33.48 23.4 27.9 40.92 65.1 96.72 112.8 126.48 924

Percolation B DIRxD mm/month 310 280 310 300 310 300 310 310 300 310 300 310 3650
Outputs ET+B mm/month 451.36 392 394.63 358.8 343.48 323.4 337.9 350.92 365.1 406.72 412.8 436.48 4574

INPUTS
Retained  Rainfall RR RxRF mm/month 31.68 34.24 33.92 33.6 28.72 33.68 29.76 28.32 38.56 46.24 50.4 43.68 433
Applied  Effluent W (QxD)/L mm/month 296.8 268.1 296.8 287.2 296.8 287.2 296.8 296.8 287.2 296.8 287.2 296.8 3495

Inputs RR+W mm/month 328.5 302.3 330.7 320.8 325.5 320.9 326.6 325.1 325.8 343.0 337.6 340.5 3927

LAND  AREA  REQUIRED  FOR  ZERO  STORAGE
Maximum  Effluent  Application  for  Zero  Storage X (ET+B)-RR mm/month 419.68 357.76 360.71 325.2 314.76 289.72 308.14 322.6 326.54 360.48 362.4 392.8

Effluent  Produced Y Q*D L/month 27900 25200 27900 27000 27900 27000 27900 27900 27000 27900 27000 27900 328500

Land  Area  Required  for  Zero  Storage Y/X m2 66.48 70.50 77.40 83.10 88.70 93.20 90.60 86.50 82.70 77.40 74.60 71.10

STORAGE  CALCULATION
Storage  for  the  month S (RR+W)-(ET+B) mm/month -122.9 -89.7 -63.9 -38.0 -18.0 -2.5 -11.3 -25.8 -39.3 -63.7 -75.2 -96.0
Cumulative  Storage M mm 0 0 0 0 0 0 0 0 0 0 0 0

Irrigation  area  sizing  using  Water  Balance  &  Storage  Calculations
170  Racecourse  Road,  Bairnsdale

Assessor:9/09/2018
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