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APPLICATION FOR PLANNING PERMIT
190 BARKHILL ROAD, FORGE CREEK
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 on land at 190 Barkhill Road, Forge Creek.
The subject site is an approximately 12.28 hectare farming zoned allotment located in Forge Creek. The
property is affected by the Bushfire Management Overlay and the Vegetation Protection Overlay under the
provisions of the East Gippsland Planning Scheme. The subject site is less than 40 hectares and therefore a
planning permit is required for the use and development of a dwelling under the provision of the Farming
Zone. The requirements of the zone are addressed throughout the submission and within the supporting
documentation.
The proposed use and 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.
This report addresses the following components of the East Gippsland Planning Scheme:
-

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 16 – Housing
Clause 21.02 –Municipal planning Strategy
Clause 21.03 – Settlement
Clause 21.05 – Environmental Risks and Amenity
Clause 21.06 – Natural Resource Management
Clause 21.07 – Built Environment and Heritage
Clause 21.08 – Housing
Clause 35.07 – Farming Zone
Clause 65

The subject site has a suitable level of infrastructure to support the development of a dwelling in this location.
The information provided within this submission addresses the requirements of the East Gippsland Planning
Scheme.
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2.

INTRODUCTION:

We act on behalf of Lorraine Kennedy the applicant for the use and development of a dwelling at 190 Barkhill
Road, Forge Creek being the subject of this planning application.
This submission and supporting documentation address the relevant provisions of the East Gippsland Planning
Scheme to assist Council planning officers in considering the merit of the proposed development having
consideration for the subject site and surrounding land.

3.

SITE AND SURROUNDS

The subject site is located at 190 Barkhill Road, Forge Creek formally identified as Lot 1 on Title Plan 172110S
contained in Certificate of Title Volume 09325 Folio 219. The title is not affected by any restrictions or
agreements. A copy of the title and relevant plan is contained in Appendix A.
The site is located within an existing farming area within the locality of Forge Creek.
The subject site and surrounding areas are shown in the locality plans in Figure 1 and Figure 2.
Bairnsdale

Paynesville

Subject Site
Figure 1 – Locality Plan – 190 Barkhill Road, Forge Creek (source: mapshare.vic.gov.au)

Forge Creek is a small farming locality approximately 9.9km south of the city of Bairnsdale and approximately
6 kilometres west of the township of Paynesville. Forge Creek has limited services and facilities however is
only a short vehicle distance from either Bairnsdale or Paynesville which offers a full range of services and
facilities.
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Subject Site

Figure 2 – Locality Plan – 190 Barkhill Road, Forge Creek (source: mapshare.vic.gov.au)

The subject site is approximately 12.28 hectares in area, is relatively flat in nature and contains some scattered
vegetation throughout the property with a patch of vegetation in the western portion of the site. The site
currently contains two sheds and a dam located in the northern portion of the site. The boundaries of the site
are delineated by standard rural post and wire fencing along all boundaries. The property currently grazes
sheep.
There is an existing informal grass access driveway in the northern portion of the site from Barkhill Road
however, a new crossover will be constructed along the southern boundary directly to Heaneys Road prior to
the construction of the proposed dwelling.
Barkhill Road adjoins the site along the eastern boundary for a distance of approximately 423 metres. Barkhill
Road is a gravel road with no formal drainage. Barkhill Road traverses in a north south direction providing a
connection to Forge Creek Road and Paynesville Road north of the subject site. The site also adjoins Heaneys
Road along the southern boundary for a distance of approximately 295 metres. Heaneys Road is also a formed
gravel road with no formal drainage.
Land adjoining the northern boundary of the property comprises of Public Conservation Resource Zone. Land
to the east also comprises of both Public Conservation Resource zone and farming land. Land to the west is
zoned farming and contains an existing dwelling and associated facilities. Adjoining the site to the south is
Heaneys Road and Public Use Zone – Service and Utility. The farming activities in this area are predominantly
grazing.
The site and surrounding area have access to limited access to services and infrastructure.
A visual description of the subject site and surrounding land is outlined in the photographs below.
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Subject Site

Photograph 1 – Aerial Photograph of the subject site and surrounding land – 190 Barkhill Road, Forge Creek (source: dpi.vic.gov.au)

Photograph 2 – Aerial Photograph of the subject site – 190 Barkhill Road, Forge Creek (source: dpi.vic.gov.au)
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Photograph 3 – Existing entrance gate to the subject site at 190 Barkhill Road, Forge Creek.

.
Photograph 4 – Subject site facing south from the northern boundary of the site.
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Photograph 5 – Existing dam located in the north eastern corner of the subject site facing south.

Photograph 6 – Existing farm sheds in the northern portion of the site facing west.
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Photograph 7 – Existing site conditions facing south.

Photograph 8 – Subject site facing south west. Existing farming infrastructure and existing vegetation.
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Photograph 9 – Subject site along the eastern boundary of the site and location of the proposed dwelling facing west.

Photograph 10 – Southern portion of the subject site facing south west.
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Photograph 11 – Property at 312 Lake Victoria Road, opposite the subject site to the east.

Photograph 12 –Barkhill Road facing south adjoining the eastern boundary of the site.
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Photograph 13 –Barkhill Road facing north adjoining the eastern boundary.

Photograph 14 –Intersection at the south eastern point of the subject site connecting Barkhill Road and Heaneys Road.
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Photograph 15 –Southern portion of the subject site facing north and proposed location of new access driveway to the subject site.

Photograph 16 –South western corner of the subject site facing north.
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Photograph 17 – Existing vegetation opposite the southern boundary of the subject adjoining Heaneys Road.

Photograph 18 – Residential development adjoining the western boundary of the subject site at 40 Heaneys Road, Forge Creek.
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4.

PROPOSAL:

This application seeks approval for the use and development of a dwelling at 190 Barkhill Road, Forge Creek.
The proposed development plans are contained in Appendix B.
The proposed dwelling will be located in the southern portion of the site with a setback approximately 25
metres from the eastern boundary and located approximately 53 metres from the southern boundary being
Heaneys Road. There is an existing entrance gate along the eastern boundary however, a new driveway will
be created prior to the construction of the proposed dwelling directly from the southern boundary being
Heaneys Road as shown on the plans provided.
The proposed dwelling will be single storey dwelling and will include:
-

Open plan kitchen, meals and family area;
3 Bedrooms;
Bathroom;
Laundry;
Study;
Garage;
Outdoor entertaining area;
Porch; and
Spa decking area.

The total area of the proposed dwelling is 313m2 with the areas calculated as follows:
-

Living area 185.3m2;
Garage 46.5m2;
Portico 7.6m2;
Outdoor entertaining area; 13m2.
Decking area; 60.6m2

The proposed dwelling will be of selected face brickwork, timber weatherboard cladding with a colorbond
custom orb roof sheeting. The proposed colours are to be confirmed.
Waste water disposal will be by way of a septic tank system. A Land Capability Assessment prepared by
Streeter Civil Engineering Services is provided and contained in Appendix C which concludes, the subject site
can adequately treat and retain the waste of the proposed dwelling.
Only minimal site scraping is required. No vegetation removal is required to facilitate the development.
All stormwater run-off will be directed to the proposed water tanks then to the legal point of discharge
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5.
5.1

PLANNING PROVISIONS
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 12 – Environmental and Landscape values provides:
“Planning should help to protect the health of ecological systems and the biodiversity they support
(including ecosystems, habitats, species and genetic diversity) and conserve areas with identified
environmental and landscape values.
Planning must implement environmental principles for ecologically sustainable development that
have been established by international and national agreements. Foremost amongst the national
agreements is the Intergovernmental Agreement on the Environment, which sets out key
principles for environmental policy in Australia. Other agreements include National Strategy for
Ecologically Sustainable Development, National Greenhouse Strategy, the National Water Quality
Management Strategy, the National Strategy for the Conservation of Australias’ Biological
Diversity, the National Forest Policy Statement and National Environment Protection Measures.
Planning should protect sites and features of nature conservation, biodiversity, geological or
landscape
value.”
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Clause 13 – Environmental Risks and Amenity contain the following:
-

Planning should strengthen the resilience and safety of communities by adopting a best practice
environmental management and risk management approach.

-

Planning should aim to avoid or minimise natural and human-made environmental hazards,
environmental degradation and amenity conflicts.

-

Planning should identify and manage the potential for the environment and environmental
changes to impact on the economic, environmental or social wellbeing of society.

-

Planning should ensure development and risk mitigation does not detrimentally interfere with
important natural processes.

-

Planning should prepare for and respond to the impacts of climate change.

Clause 14 – Natural Resource Management
“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.

-

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

-

-

-
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-

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 longterm 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.
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.
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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.
Clause 16 – Housing provides:
“Planning should provide for housing diversity, and ensure the efficient provision of supporting
infrastructure.
New housing should have access to services and be planned for long term sustainability, including
walkability to activity centres, public transport, schools, and open space.
Planning for housing should include providing land for affordable housing.

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
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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 21.05 – Environmental Risk provides:
“The Council plays an important role in managing the environmental risks associated with flood
plains, erosion, bushfire (a particular risk in our heavily forested region) and salinity. As well, the
Council must act to mitigate risks to reduce the vulnerability of people, businesses and property.
In this section, our risk management strategies are wide-ranging; encouraging strong planning
and assessment to minimize development in high risk areas; managing development to minimize
environmental degradation; ensuring compliance with relevant planning conditions and overlays;
and introducing a range of preventative measures.”

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
purposes. Conditions may be applied to subdivisions prohibiting or limiting
development of dwellings.
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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.
Clause 21.08 – Housing provides:
“Over 43,000 people live in East Gippsland and the population is growing as inward migration
increases. We need to cater for the housing needs and preferences of all members of our community –
young and old. To achieve this, we will promote quality housing which is diverse, accessible, and
affordable. We will also expand flexible housing and support accommodation for those who may be
more vulnerable, such as our seniors and young people.
This Clause provides local content to support Clause 16 of the State Planning Policy Framework.”
Clause 21.08-1 – Residential Development provides:
Objective 1
To cater for the housing needs and preferences of all segments of the community.
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Strategy 1.1
Encourage the supply of elderly persons' housing in the main centres and facilitate development of
community housing.
Strategy 1.2
Support expansion of housing and support services for young people, particularly in Lakes Entrance
and Orbost, including crisis accommodation, adolescent community placement, group homes or
adolescent units, and generalist youth services.
Strategy 1.3
Encourage the building and construction sector to provide a range of housing types and styles including
higher density dwellings in town centres, to provide choice for consumers.
Strategy 1.4
Encourage development of East Gippsland as a retirement destination.
Strategy 1.5
Permit low density (rural residential) house lots (0.4 to 2 hectares) only where located around fully
serviced towns and townships, and on land suitable for septic tanks or other on-site wastewater
treatment systems.
Strategy 1.6
Discourage the commercial or industrial use of land in the Low Density Residential Zone.
Strategy 1.7
Facilitate urban development for Bairnsdale within the existing town boundary identified in the
Bairnsdale Growth Strategy, November (2009) and on Plan 3 Revitalisation and Growth Strategy.
Strategy 1.8
Support infill medium density housing and a mix of housing types close to Bairnsdale CBD and key
locations to provide greater housing choices identified in the Bairnsdale Growth Strategy, November
(2009) and on Plan 1 Housing Diversity.
Strategy 1.9
Support residential development within East Bairnsdale that minimises off site amenity impacts, and
protects the ongoing rights of local industry and employment including Patties Foods and includes
appropriate land use buffers.
Objective 2
To ensure social considerations are taken into account when considering applications for residential
development.
Strategy 2.1
Require applications for residential subdivision to include a social impact comment (SIC) or social
impact assessment (SIA) in accordance with the East Gippsland Shire Council Social Impact Assessment
Guidelines for Development Applications (for details refer to Policy Guidelines – Residential
Development listed below.)
Objective 3
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To encourage residential development to be directed to locations that minimises negative impacts on
the Shire’s urban waterways.
Strategy 3.1
Manage the impacts of new residential developments on waterways through the application of the
principles of the East Gippsland Shire Council Urban Waterway Guidelines.

PROJECT PLANNING RESPONSE
The Planning Policy Framework and the Municipal Planning Strategy provide objectives and strategies for
consideration in planning permit applications. Many of the components of these elements of the East
Gippsland Planning Scheme are in relation to the environmental constraints and potential hazards
pertaining to land as well as ensuring farming land is retained for agricultural uses. The subject site is
affected by the Bushfire Management Overlay and the Vegetation Protection Overlay. The proposed
development has taken into consideration the objectives and requirements of the zone and overlays as
addressed throughout this submission.
The property is approximately 12.28 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 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 grazing of sheep is
currently being undertaken on the site with the owners intending to live on the property to continue to
support and enhance the existing agricultural use. There is no vegetation required to be removed to facilitate
the proposed development. The requirements of the Farming Zone are addressed throughout this submission.
There is an existing entrance gate to the site along the eastern boundary of the site however a new crossover
will be created prior to the construction of the proposed dwelling directly from Heaneys Road along the
southern boundary of the site.
The proposed development is located in the south eastern corner of the site with a suitable distance from
all boundaries given the size of the land. The proposal is not expected to detrimentally affect the amenity
of the area, particularly given the land immediately adjoining the subject site to the west is also used for
residential purposes comprising of agricultural uses. 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 area has an adequate level of services to support the proposed development of a dwelling, including
telecommunication, electricity and a road network. Community and commercial services and facilities are
located a short vehicle distance from the site either to Bairnsdale or Paynesville.
All stormwater runoff from the dwelling will be directed to the proposed water tanks with any overflow
directed to the legal point of discharge.
There are no physical or environmental constraints that make this site unsuitable for the proposed
development.
The proposal is considered to be consistent with the objectives of both the Planning Policy Frameworks and
the Municipal Planning Strategy.
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5.3

ZONE AND OVERLAYS:

The site is zoned Farming Zone – Schedule 1 and is affected by the following overlays:
-

Bushfire Management Overlay (BMO)
Vegetation Protection Overlay – Schedule 1 (VPO1)

The provisions of the zone and overlays are addressed below.

Farming Zone:
The purpose of the Farming Zone is:
-

To implement the Municipal Planning Strategy and the 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.

-

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

Figure 3 - Zoning Map (source – mapshare.vic.gov.au)
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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.
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 electricity supply. A
Land Capability Assessment is provided which concludes the site can adequately treat and retain waste. Water
tanks will be provided for domestic water supply.
The decision guidelines of the Farming Zone are addressed in Section 6.1 of this submission.
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Bushfire Management Overlay:
The purpose of the Bushfire Management Overlay is:
-

To implement the Municipal Planning Strategy and the Planning Policy Framework.
To ensure that development of land prioritises the protection of human life and strengthens community
resilience to bushfire.
To identify areas where the bushfire hazard warrants bushfire protection measures to be implemented.
To ensure development is only permitted where the risk to life and property from bushfire can be
reduced to an acceptable level.

An extract of the Bushfire Management Overlay map is provided below in Figure 4.

Figure 4: Bushfire Management Overlay Map (source - mapshare.vic.gov.au)
Under the provisions of Clause 44.06-2 a permit is required to construct a building or construct or carry out
works associated with a dwelling. As the proposed dwelling is not within the area affected by the Bushfire
Management Overlay, these provisions do not apply and are therefore not addressed further.
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Vegetation Protection Overlay:
The purpose of the Vegetation Protection Overlay is:
-

To implement the Municipal Planning Strategy and the Planning Policy Framework.
To protect areas of significant vegetation.
To ensure that development minimises loss of vegetation.
To preserve existing trees and other vegetation.
To recognize vegetation protection areas as locations of special significance, natural beauty, interest
and importance.
To maintain and enhance habitat and habitat corridors for indigenous fauna.
To encourage the regeneration of native vegetation.

An extract of the Vegetation Protection Overlay Map is provided below in Figure 5:

Figure 5: Vegetation Protection Overlay Map (source – mapshare.vic.gov.au)
Clause 42.02-2 provides a permit is required to remove, destroy or lop any vegetation specified in a schedule
to this overlay. As the proposed dwelling is not within an area covered by the Vegetation Protection Overlay,
and no vegetation removal is required, the requirements are not addressed further.
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5.4

OTHER PLANNING CONSIDERATIONS

Aboriginal Cultural Heritage
Under the provisions of the Aboriginal Heritage Act 2006 the subject site is partially recognised as being within
an area of Aboriginal Cultural Heritage Sensitivity. The use and development of a dwelling is an exempt activity
under these provisions and as such a Cultural Heritage Management Plan is not required.

Figure 6: Aboriginal Cultural Heritage Overlay (source- www.vicplan.vic.gov.au)
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6.
6.1

PLANNING ASSESSMENT
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.
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 some comprising of agricultural uses
but most in the immediate area comprising dwellings. 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 grazing of sheep is currently being undertaken on the subject
site with the owners of the land intending to live on the property to continue to support and enhance the
existing agricultural use.
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, telecommunications and road network.
There are no significant environmental concerns that make this site unsuitable for the proposed development.
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 potential bushfire hazard can be
reduced to an acceptable level. 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. The subject site contains an
existing dam located in the north eastern corner of the site. The proposed dwelling will be located a suitable
distance from the dam and will not have a detrimental impact.
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 south eastern corner of the subject. The site will have 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 12.28 hectares in area and is not a size or in a location that makes it suitable
for productive or viable agricultural activities beyond the current sheep grazing. The proposal seeks approval
for a dwelling to be located in the south eastern corner of the subject site. 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. The size and
location of the site, in addition to the extensive vegetation, does not support or encourage any intensive
agricultural uses beyond the current sheep grazing operation which has been undertaken on the site for many
years. 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.
The subject site and immediate area are not considered to be “high quality or productive” agricultural land
nor considered appropriate for any intensive agricultural activities beyond the current sheep grazing on the
property with the owners intention to live on the property to enhance and continue to support the existing
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agricultural use. The subject site is within an area that comprises of residential dwellings with some containing
relatively low scale agricultural activities.
Whether the use or development will adversely affect soil quality or permanently remove land from
agricultural production.
The proposed dwelling is to be located in the south eastern corner of the subject site. No vegetation is required
to be removed. A Land Capability Assessment has been provided and is contained in Appendix C. The proposed
dwelling will not adversely affect soil quality. The area of the waste disposal will be contained in proximity to
the dwelling and will not be detrimental to the overall productivity of the subject site or any surrounding land.
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 size, scale and intensity of the agricultural activities surrounding the site are
varied. The proposal is consistent with other similar developments surrounding the subject site.
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 however can
adequately sustain the existing sheep grazing operations. The addition of a dwelling will allow for additional
maintenance and slight intensification of the activities.
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 and a good
quality road network, however this site is not considered appropriate for intensive agricultural activities,
beyond that of a relatively small scale.
Any integrated land management plan prepared for the site.
No formal 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 which will be located in the
south eastern corner of the site and will have suitable access to a road network. The proposed dwelling will
not result in the loss or fragmentation of agricultural land. The subject site is approximately 12.28 hectares in
area and is a short vehicle distance from Bairnsdale or Paynesville.
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 proposed dwelling will be well setback from the boundaries of the site that adjoin land not
in the same ownership and therefore it is not expected that the dwelling will be adversely affected by any
agricultural activities other than those undertaken on the subject site. The dwelling is not expected to be
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adversely affected by agricultural activities on either the subject site or surrounding property particularly given
the surrounding agricultural uses are predominantly grazing of cattle and sheep.
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 12.28 hectare allotment that is surrounded by similar
rural residential style developments with associated agricultural uses. The proposed dwelling will be
appropriately setback from the boundaries of the land. The proposed buildings will not adversely affect the
operation and expansion of nearby agricultural uses.
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 with some
associated agricultural uses. 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 intensive productive agricultural activities. This area comprises of rural
residential development with some containing domestic scale agricultural uses.
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 south eastern corner of the site and as such there is not likely to
be any adverse impact in the natural physical features and resources of the area.
There is an existing dam located in the north eastern corner of the site being a suitable distance from the
proposed development and as such there will not be a detrimental impact on the existing waterway.
The impact of the use or development on the flora and fauna on the site and its surrounds.
It is not expected that the proposed dwelling will have an impact on the flora and fauna of the site and its
surrounds. No vegetation removal is required, and only minimal earthworks and excavations.
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.
The existing vegetation on the site and within the reserve adjoining the subject site will be protected and
retained.

Ref: 21139

32

The location of on-site effluent disposal areas to minimise the impact of nutrient loads on waterways and
native vegetation.
A Land Capability Assessment is provided and contained 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
The need to locate buildings in one area to avoid any adverse impacts on surrounding agricultural uses and
to minimise the loss of productive agricultural land.
The proposed dwelling will be located in the south eastern corner of the subject site. The size and location of
the subject site, in addition to the existing development surrounding, ensure 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 subject site is clearly visible from Barkhill and
Heaneys Road, however the proposed dwelling will be setback a suitable distance to ensure no visual
disturbance to traffic. Additionally, the subject site is not visible from any significant vistas or viewpoints. The
proposed dwelling will not be excessively large or obtrusive in the landscape.
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. The drainage of the proposed dwelling will be retained within
the immediate area of the dwelling. All new services will be designed and located to ensure there is no impact
to surrounding properties.
Whether the use and development will require traffic management measures.
The proposal will not require any traffic management measures.
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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.
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 5.1, 5.2, 6.1, 6.2, 6.3 and 6.4.
Farming zoned 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. This region relies on much
of the agricultural activities for its economy and protection of viable agricultural land is important. The
proposal seeks for the development of a dwelling. It is determined that no agricultural land will be lost as a
result of the proposed development. There are no significant environmental concerns that make this site
unsuitable for the 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 development.
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 however, does comprise of the grazing of
sheep. The use and development of the site for a dwelling is considered appropriate in this instance,
particularly given the existing rural residential style development surrounding the site and the ability for
intensification of the sheep grazing activities and property improvements.
The subject site will have access to a suitable level of services and infrastructure of which the proposed
dwelling will be connected. The site is affected by the Bushfire Management Overlay and the Vegetation
Protection Overlay. The requirements of the zone and overlays have been addressed throughout this
submission and it is concluded that the proposed dwelling is appropriate in this location and the potential risks
reduced to an acceptable level.
The proposed use and development of a dwelling on this site is consistent with surrounding land uses and
development and will not be out of character for the area.
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The proposed development has adequately responded to the requirements of the zone and overlays applying
to the site.
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 all 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 parcel of land located west of
the township of Paynesville that is zoned farming land. The site is surrounded by similar style development as
that proposed. 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 is not
expected to be visually obtrusive and will not limit the ability of any surrounding land to be used for agricultural
activities. The proposed dwelling will be located a suitable distance from all other dwellings in the area given
the size of the surrounding allotments.
The proximity of the land to any public land.
The site adjoins a road reserve along the southern and eastern boundaries being Barkhill Road and Heaneys
Road. There is currently an existing access gate along the eastern boundary of the site however, a new
crossover will be created prior to the construction of the proposed dwelling along the southern boundary and
is not expected to have any detrimental impact on the public land.
Factors likely to cause or contribute to land degradation, salinity or reduce water quality.
The proposed dwelling will require only minimal earthworks and excavations. All earthworks will be
undertaken in accordance with standard engineering practices to ensure there is no land degradation, salinity
or impact to water quality.
Stormwater runoff will be addressed in accordance with standard engineering requirements to the satisfaction
of the responsible authority.
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 dwelling will be directed to the proposed water tanks in the first
instance. Any overflow will be directed to the legal point of discharge in accordance with the requirements
identified by the East Gippsland Shire Council.
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The extent and character of native vegetation and the likelihood of its destruction.
The proposed development does not require the removal of any vegetation.
Whether native vegetation is to be or can be protected, planted or allowed to regenerate.
All existing vegetation on the site will continue to be protected and retained as it is currently. No new planting
or regeneration is considered appropriate on this site at this time.
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 site is not within an area affected by potential flood or erosion hazard however is identified as being in
the bushfire prone area. The proposed dwelling will be constructed to an appropriate BAL rating and all
preventative measures identified within the Bushfire Management Plan will be adopted.
The risks identified are considered to be reduced to an acceptable level.

7.

CONCLUSION

This submission is in support of a planning permit application for the use and development of a dwelling at
190 Barkhill Road, Forge Creek.
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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Site Assessment for Wastewater Disposal
STREETER CIVIL ENGINEERING SERVICES Pty Ltd

Site Assessment for Wastewater Disposal
for a new residence at
190 Barkhill Road, Forge Creek
INTRODUCTION
The property owners intend to construct a new residence on their property, which is located at
190 Barkhill Road in the Forge Creek locality. Reticulated Sewerage is not available to this
allotment, so on-site disposal of effluent is required for the new dwelling. The property owner
will need to install a wastewater system that includes secondary treatment of household
effluent.
SITE CONDITIONS
The small Farming (FZ) zoned allotment is located on the north west corner of Barkhill Road
and Heaneys Road, about 1.2 kilometres north of Peeks Road. The rectangular shaped lot is
about 12.28 hectares in area and slopes slightly to the north west towards De Tracy Creek,
which exists within adjacent rural land. The lot has a frontage of 411 metres to Barkhill Road
and a depth of 299 metres. The lot is partly clear of vegetation and is currently being used for
grazing of livestock.
The proponent has provided a plan showing the proposed building site. The new residence will
be within the south east corner of the lot, with a 25 metre setback from Barkhill Road and 53
metres from the south boundary (Heaneys Road). Vehicular access to the farm is currently
provided at the north end of the lot, where there are some farm outbuildings. A new driveway
from Heaneys Road will be needed for vehicular access to a garage within the south west
corner of the proposed house.
WASTEWATER DISPOSAL OPTIONS
A range of options have been investigated for the disposal of domestic wastewater from the
proposed residence. The most important factor that influences the outcomes for on-site
wastewater disposal is the soil profile with silty clays present at a relatively shallow depth. The
unfavourable soil profile necessitates that wastewater must be disposed of using a secondary
treatment system (eg. an Aerated Wastewater Treatment Plant or an approved sand filter). A
pump and a sub-surface irrigation field will be needed for the disposal of secondary treated
wastewater.
A potentially suitable wastewater irrigation area to the north east of the proposed residence has
further investigated, which will be well clear of the vehicular access to the house and is slightly
elevated. The soils encountered over the site and immediate surrounds comprise of dark
brown sandy loam topsoil and brown/grey silt to a depth of up to 200 mm, overlaying well
structured orange/brown to tan sandy clay with orange/grey mottled silty clays at greater depth.
The site has a well maintained cover of pasture grasses and is sufficiently clear of a plantation
of native trees to the west. The abutting road reserves also contain some remnant native
vegetation. Two small deciduous trees exist within small fenced enclosures each side of the
building site.
DRAINAGE
The building site and surrounds are located within an evenly graded area, where the land
slopes uniformly to the north west at about 1% grade. Runoff from the site is carried to the
north by a slight drainage depression that exists between the building site and the tree
plantation.
proposed residence
190 Barkhill Road, Forge Creek
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Site Assessment for Wastewater Disposal
STREETER CIVIL ENGINEERING SERVICES Pty Ltd

SITE ASSESSMENT
Several hand augured boreholes have been excavated to determine the soil profile at the site
and to assist with the soil classification. Soil percolation testing was not attempted, but the
Design Loading Rate for subsurface irrigation has been determined, based on the soil sampling
and reference to Table 4.2A4 of AS1547. The underlying soils encountered have been
classified as Category 5 Light Clays, moderately structured but poorly drained; with Ksat
(indicative permeability) of 0.06 – 0.12 m/day. A Design Irrigation Rate (DIR) of 20 mm/week
has been adopted for the site.
The assessment is based on a design wastewater volume of 150 litres/person/day, in
accordance with Table 4.1 - EPA Code 891.4 (Household with standard water saving fixtures –
reliable reticulated water supply). A design flow of 750 litres/day is appropriate for the proposed
three bedroom residence and for a maximum of 5 occupants. A Water Budget has been
prepared to demonstrate that a minimum of 360 square metres of sub-surface irrigation is
required to safely dispose of treated wastewater from an Aerated Wastewater Treatment Plant
or from an approved sand filter system.
CONCLUSION
Site analysis has indicated that the site is suitable for effluent disposal only by subsurface
irrigation of secondary treated domestic wastewater. The property contains sufficient area for
installation of the required area of irrigation. The final location of the wastewater irrigation
area(s) can be chosen by the system installer in consultation with the property owner, this being
because of the uniform soil type encountered over the site. The wastewater irrigation area
should have a minimum setback of 3 metres from the property boundaries.
CONSTRUCTION DETAILS
The construction of the Sand Filter (if used) must be carried out in accordance with EPA
Certificate of Approval CA 1.3/03. The layout and levels of the wastewater plumbing pipes,
septic tank with sand filter (or an AWTS), and sub-surface irrigation pipes should be planned by
the installer prior to the commencement of the building works.
If an aerobic wastewater treatment plant is used, then it must be installed and maintained in
accordance with the EPA Code of Practice-Small Wastewater Treatment Plants 1997 and
manufactured in accordance with the Australian Standard AS 1546.3:2001 - Onsite Domestic
Wastewater Treatment Units (AWTS). The plant must have a minimum capacity of 1000
litres/day for the new residence.
The installation of the irrigation system must be carried out in accordance with a system design
to be prepared by the manufacturer and in accordance with EPA Guidelines for Wastewater
Irrigation. The establishment of dedicated area(s) for the irrigation of treated wastewater is
required. The layout of the irrigation system will need to be suitably designed to ensure even
distribution of treated wastewater.
The wastewater disposal field should be suitably marked or fenced off to ensure that it is not
driven over by vehicles or used for the storage of materials or equipment. Stormwater flows
from the proposed dwelling and any future sheds, and any overflow from rainwater tanks (if
used) must be discharged at a point well clear of the treated wastewater disposal site. Runoff
from driveways and impervious surfaces must also be directed away from the disposal site.
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water budget

Q*D/(To-Rr)

Area required for no storage

Ti - To

R*Rf
Q*D/A
Rr + W

N*A

S

WASTEWATER STORAGE
Carryover
Storage for month

M
N

Rr
W
Ti

INTPUTS
Retained Rainfall
Wastewater Application
Total Inputs

E*C
P*D
ET + B

100%
0%

Cumulative Storage
Maximum Storage
Total Storage Volume

ET
B
To

E
C

OUTPUTS
Evaporation/Transpiration
Percolation
Total Outputs

Evaporation
Crop Coefficient
grass
trees and shrubs

m

2

mm
mm
litres

mm/month

mm/month
mm/month
mm/month

mm/month
mm/month
mm/month

mm/month

Units
days
mm/month
mm/day

Formula

Symbol
D
R
Ed

Parameter
Days in Month
Rainfall
Evaporation

litres/day
mm/week
mm/day
m2

mm/month
mm/day

750
20
2.9
410
0.7
0.8

Q
DIR
P
A
C
Rf

Design Wastewater Flow
Design DIR
Daily DIR
Land Application Area
Crop Coefficient
Retained Rainfall
Rainfall Data
Evaporation Data

127

0
0
0

0
-126

45
57
101

139
89
227

198
0.7
0.7
0.8

January
31
56
6.4

129

0

0
-111

33
51
84

116
80
196

165
0.7
0.7
0.8

February
28
42
5.9

165

0

0
-84

43
57
100

95
89
184

136
0.7
0.7
0.8

March
31
54
4.4

262

0

0
-31

50
55
105

50
86
136

84
0.6
0.6
0.8

April
30
63
2.8

372

0

0
-6

52
57
109

26
89
115

53
0.5
0.5
0.8

May
31
66
1.7

408

0

0
0

50
55
104

19
86
105

42
0.45
0.45
0.8

June
30
62
1.4

varies
underlying clayey soils, evenly graded
Bairnsdale
(site 084080 Bairnsdale Post Office)
Bairnsdale
(site 84100 Bairnsdale Waterboard)

WATER BUDGET - 190 Barkhill Road, Forge Creek
(three bedroom residence - five occupants)
Table 4.2A4 - Category 5 soils
DIR = Daily Irrigation Rate
(light clays - poorly drained)

ON SITE WASTEWATER DISPOSAL SYSTEM

368

0

0
-7

44
57
101

19
89
107

47
0.4
0.4
0.8

July
31
55
1.5

300

0

0
-21

40
57
97

29
89
118

65
0.45
0.45
0.8

August
31
50
2.1

256

0

0
-33

47
55
102

50
86
135

90
0.55
0.55
0.8

September
30
59
3.0

236

0

0
-42

50
57
107

60
89
149

93
0.65
0.65
0.8

October
31
63
3.0

168

0

0
-79

57
55
112

105
86
191

150
0.7
0.7
0.8

November
30
71
5.0

143

0

0
-105

57
57
113

130
89
219

186
0.7
0.7
0.8

December
31
71
6.0

Page 1

-645

568
668
1236

839
1043
1882

1309.3

YEAR
365
710.6

STREETER CIVIL ENGINEERING SERVICES Pty Ltd
Consulting
81-101 Brooks Road Bruthen Victoria. 3885

Civil

Engineer

( A.C.N. 072 946 760 )
Correspondence : P.O.Box 126, Bruthen Vic 3885

e-mail: streetercivil@bigpond.com
Mr & Ms Kennedy
Client:
Job:
new residence
190 Barkhill Road
Forge Creek

Job No:
Date:
Design:
Checked:

Tel : (03) 5157 5362
226713
22-Mar-22
Neil Streeter
Neil Streeter

LOG OF HAND AUGER BORES
BORE No.
S1

S2 - S5

DEPTH
0

DESCRIPTION
dark brown loamy topsoil; damp

REMARKS

200

orange/tan clay, containing lenses of tan
fine sand; damp; firm

700

orange/tan sandy clay; moist; stiff

900

orange/grey mottled silty clay;
moist; stiff

1200

yellow/tan gravely clay:
damp; dense

1400

end of bore
__________________________________ __________________
dark brown loamy topsoil; damp

0
150

orange/brown clay, containing a few
lenses of tan fine sand; damp; firm

700

orange/tan sandy clay; moist; stiff

900

orange/grey mottled silty clay;
moist; stiff

1200

end of bore

Page SR2

LOCALITY PLAN

building
site

W

Road

89° 51' 00" 297.53 m

90° 00' 00" 299.54 m

Site Classification
Site classification as Class:
Refer to soil report No:
By:

Climate Zone
Climate zone for thermal design / thermal performance assessment :

Existing
Shed

Heaney

Proposed B/V
Dwelling Location

Dam

TOTAL AREA OF LIVING

185.3 m2

TOTAL AREA OF GARAGE

46.5 m2

5.0 IMP SQ

TOTAL AREA OF PORCH

7.6 m2

0.8 IMP SQ

TOTAL AREA OF OUTDOOR ENT. (UNDER ROOF ONLY)

13 m2

1.4 IMP SQ

TOTAL BUILDING AREA (UNDER ROOF)

252.4 m2

27.2 IMP SQ

AREA OF PROPOSED DECKING AREA (UNROOFED)

60.6 m2

AREA OF SITE

- m2

4000

0° 16' 00" 410.99 m

Extent of Bushfire
Management Overlay
(BMO)

Site Development
Scale: 1 : 2000
P.O BOX 824 BERWICK, VICTORIA 3806
CLIENT / PROJECT:
ADDRESS:

DATE:

I

P.

KENNEDY DWELLING PROJECT:
Lot 1, No. 190 Bark Hill Road,
Forge Creek Victoria 3875
15 December 2021

03 8738 8135

I

DRAWING:

ISSUE:

ADMIN@DAWESDESIGN.COM.AU

19.9 IMP SQ

Site Legend:

Extent of Bushfire Management Overlay (BMO)

Road

Zone 6

Area Analysis:

81820

53m Setback

-

Design gust wind speed / wind classification
Building tie-downs to be provided in accordance with AS1684-2010 for an assumed design gust wind speed / wind
classification of N1/N2 (subject to confirmation on site by Relevant Building Surveyor at first inspection) refer to AS1684
for construction requirements.

25m
Offset
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122807 m²

Barkhill

-

Site Bushfire Attack Assessment (simplified method)
Reference document 'AS 3959-2009 construction of buildings in bush fire prone areas'
Designated Bushfire area
NO
Relevant Fire Danger Index (FDI)
FDI 100
Predominate vegetation:ClassificationTypeDistance of site from predominate vegetationEffective slope of landRefer BAL Assessment Report
Determination of Bushfire Attack Level (BAL)Not Applicable
By:
Not Applicable

Lot 1

ORIGINAL SHEET SIZE:

EXTENT OF NOR
TH FACING

N
NE

Authorities / Consultants:
Municipality:
Sewerage Authority:
Relevent Building Surveyor:
Consulting Structural Engineer:
Geotechnical Engineer:

Extent of Bushfire
Management Overlay
(BMO)

74200

RISE

E
Site Design Information:

0° 00' 00" 411.69 m

Proposed Line of 4m wide
Driveway.

RISE

SE

Adjoining
Dam

W I N T E R S U N PA T H

125m setback from Barkhill Road approx.

NW

SET
ME R S U N P A T
S UM
H

Adjoining Building 160m offset from boundary
approx.

SET

SW

1 ( NO. 190 )
TP 172110S
122807 m²
-

S

Lot Number:
Registered Plan Number:
Parish:
County:
Area:
Volume No:
Folio No:

I

STORMWATER DRAINS

WATER VALVE

A.G. DRAINS

S/W PIT

SEWER VENT / I.S.

LIGHT STANDARD

SEWER MANHOLE

S/W DRAIN INLET/OUTLET

ELECTRICITY PIT

T.B.M.

ELECTRICITY POLE

GAS METER

TELSTRA PIT

WATER METER

HYDRANT

STREET SIGN

VEHICLE CROSSING

DP

100 X 50 DOWNPIPE AT 12.0m MAX CTS

LEGAL POINT OF
STORMWATER DISCHARGE

SP

100 X 50 DOWNPIPE WITH SPREADER

WWW.DAWESDESIGN.COM.AU

SITE DEVELOPMENT PLAN
TOWN PLANNING ISSUE 20/01/2022

DESIGN:

C
Troy Dawes DP-AD 574

DWN BY: Author
DATE:

18/02/2022 3:43:29 PM

SCALE:

As indicated

COPYRIGHT
SHEET NO:

TP01
1929
JOB NO:

Electrical Legend:

PROVIDE FULL HEIGHT BRICKWORK ARTICULATION JOINTS SHOWN THUS ON FLOOR PLANS
DOORS TO SANITARY COMPARTMENTS TO BE PROVIDED WITH 'LIFT OFF HINGES' OR SIMILAR WHERE INDICATED BY
THUS

EXHAUST FAN - MINIMUM 25l/s EXTRACTION RATE

S

OFFSET DOOR JAMBS FRAM ADJACENT WALLS TO SUIT SELECTED ARCHITRAVES. SCRIBE FLUSH TO ADJACENT WALLS
ALL ARCHITRAVES SELECTED THAT ARE LARGER THAN 42mm WHERE THERE IS INSUFFICIENT SPACE.

EXHAUST FAN & LIGHT - MINIMUM 25l/s
EXTRACTION RATE
SELF CONTAINED SMOKE ALARMS CONNECTED
TO MAINS ELECTRICAL POWER WITH BATTERY
BACKUP COMPLYING WITH AS 3786.

7460
230

3310

7000

5060

3690

5400

230

1800

90

3000

60090

1800

90 1000 90

90600

4190

3000

240

90

1790
240

S

1200

820

820

2 x 820

2 x 820

Linen Cpbd

Linen Cpbd

1200

820

Timber

820

2 x 820

Wardrobe

820

S

2 x 820

Carpet

820

Wir
Carpet

Bulkhead Over

Ens.

Dining

Living

Carpet

Carpet

Carpet

Selected Insert Gas Fireplace - in general heating appliance is
to comply with any standard, industry practise or supply
authority requirement applicable to the appliance fuel.
- Fireplace inserts and flues to comply with BCA 3.7.3.4. and
AS 2918

Tile

Deck
Timber

240

Master Bed

Study

2100 X 600

Wardrobe

2 x 720

2 x 820
900 x
1200

Bulkhead Over
1500 X 1800

1800 X 600

1800 X 600

1800 X 600

4200

Timber

1800 X 600

4080

Timber

240

Timber

Outdoor
Entertaining

4500

Family

3600w Bi-Fold

Timber
900w Hp
& UBO
with
Rangehoo
d over.

Meals
3300

Kitchen

4080

Spa Deck

3090
Skylight
over

3600

900

90

1400

600

240
2510

2 x 820

Carpet

300

Ref.

820

Bed 3

3600

Brm

Screen Type 3.
(refer overlooking
notes)

240

720

Tile

Wardrobe

Tile

LdrySS

90600 1000 90

720

Tile

720

Wardrobe

2 x 820

Wc

1500 X 1800

WM

Carpet

300w Overhang Bench

2000
1100

Bed 2

Bath
900 x
900

1000 X 600

2100 X 600

1800 X 600

1000 X 600

1650 Bath

Skylight
over

Ptry

2 x 820

Timber

1500h x 150d wall recess (2100hh)

1100
820

Bulkhead
Over
940

820

1800 X 600 1800 X 600

90 1000 90

Entry

2100 X 900

3400

Timber

300

2100 X 900

4010

Porch

2960

600w Workbench & shelving

Concrete

240

90
4050
240

240
4050

1000 X 1200

720

2390

Gal T Lintel over as per manufacturers spec.

5100w Garage Door

Garage

1100 90

90
4500

4210

4210
4530

Bulkhead Over

1500 X 1800

3030

240
ORIGINAL SHEET SIZE:

820

15200

230

3600

6000
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6460

240

2390

230

90
300 1200 90

1600

3600

1800 X 600

1000 X 1200

900 Dia. Window

Bulkhead Over

Finishes Legend:
Carpet

Selected Carpet

Tile

Selected Cermaic Tiling

Vinyl

Selected Floor Vinyl

Conc

Concrete Paving Slab

Timber

Selected T ongue & Groove Floor Timber

1230
240
980

1800
3600

240

1800
90

150
90
1800

3000
90

1800

6900
90

3000

240

90

7860

7500

4890

3600

240

10680

1800

3600

19520
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Selected colourbond custom orb roof cladding to be installed as per
manufacturers specifications & BCA 2009. Sarking to underside &
fully sealed as per AS3959 2009. Eave overhang as indicated to be
confirmed by builder.

450
450

B
2.55 m

Flashings & weepholes to be provided to all brickwork over openings
as per BCA.

Top Of Plate

Top Of Plate

2.55 m

ORIGINAL SHEET SIZE:

2545
Proposed FFL

0.00 m

Dining FFL

-0.15 m

150

2100

Nominal

D

Garage FFL

East Elevation
SCALE 1 : 100

450

Verandah beam to perimeter as per lintel
schedule. Fixed to wall framing as per AS1684
2006 & BCA 2009.

Selected colourbond custom orb roof cladding to be installed
as per manufacturers specifications & BCA 2009. Sarking to
underside & fully sealed as per AS3959 2009. Eave overhang
as indicated to be confirmed by builder.

18°

Selected 2 No. 720w entry door & sidelight
combination.
Stairs & landings to be provided to all external
doors in accordance with BCA. treads min 240
risers 190 max.

C

450

18°

C
B

Top Of Plate

150

600
2400

600

0.00 m

Proposed FFL

-0.15 m

Dining FFL

Top Of Plate

2.55 m

Garage FFL

-0.02 m

D
Minimum

2.55 m

450

D

D

Finishes & Colour Schedule:
A
B

150
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-0.02 m

2100

A

Nominal

450

Stairs & landings to be provided to all external doors in
accordance with BCA. treads min 240 risers 190 max.
Removed for clarity purposes only, owner to confirm
location with builder on site.

C

North Elevation
SCALE 1 : 100
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WALLS -

Selected face brickwork & render - colour as per owners specifications.

ROOF -

Selected colourbond custom orb roof cladding - colour to owners specifications, main roof
pitched at 18 degrees, eave overhang as indicated on elevations, verandah roof pitch at 18
degrees, to be confirmed on site by builder.

WALLS -

Selected timber weatherboards - profile & colour as per owners specifications.

FASCIAS -

Timber - colour as per owners specifications

WINDOWS -

FRONT -

GUTTERS -

Colorbond - colour as per owners specifications.

PATHS -

Selected concrete paths - colour as per owners specifications.

Stegbar awning - colour as per owners specifications.
ELSEWHERE - Stegbar awning - colour as per owners specifications.
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ELEVATIONS 1 & 2
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1 : 100
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450

450

450

450

C
B

B
2.55 m

Gal T lintel over garage doors as per engineers
design. MFA ties to be provided to brickwork at
1500 cts to extend down brickwork 1800mm as per
manufacturers specifications, refer Masonry Notes.

Top Of Plate

Top Of Plate

2.55 m

Garage FFL

-0.02 m

0.00 m

Proposed FFL

-0.15 m

Dining FFL

D

A

West Elevation
SCALE 1 : 100

Gal T lintel over garage doors as per engineers
design. MFA ties to be provided to brickwork at
1500 cts to extend down brickwork 1800mm as per
manufacturers specifications, refer Masonry Notes.

450

Selected Stegbar Aluminium windows to be installed
as per Energy Report. Glazing & Frame U values to
be no lesser than specified in energy report.
Selected brick sills.

18°

Selected 5100w x 2200h Garage doors to be
installed as per manufacturers specifications &
BCA 2009.

450
450

2.55 m

C

A

Top Of Plate

150

A

A

Top Of Plate

2.55 m

Proposed FFL

0.00 m

Fixed

Garage FFL

2100

Nominal

2700

450

-0.02 m
ORIGINAL SHEET SIZE:

D

Stairs & landings to be provided to all external doors in accordance with
BCA. treads min 240 risers 190 max. Removed for clarity purposes only,
owner to confirm location with builder on site.

18°
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D

2500mm
Approx TBC

450

Fixed

South Elevation
SCALE 1 : 100
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