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APPLICATION FOR PLANNING PERMIT
70 KELLYS ROAD, OMEO VALLEY
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 70 Kellys Road, Omeo Valley.
The subject site is an approximately 10.89 hectare farming zoned allotment located in Omeo Valley. The
property is not affected by any overlays under the provisions of the East Gippsland Planning Scheme. The
subject site is less than 40 hectares and therefore a permit is required for the use and development of a
dwelling under the provisions of the Farming Zone.
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 21.02 –Municipal planning Strategy

-

Clause 21.03 – Settlement

-

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 and outbuilding
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 Jeanette Kelly, the applicant for the use and development of a dwelling at 70 Kellys Road,
Omeo Valley 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 70 Kellys Road, Omeo Valley formally identified as Lot 2 on Plan of Subdivision
610080 contained in Certificate of Title Vol 11156 Fol 009. 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 18 kilometres north of the township of Omeo in the locality of Omeo Valley.
The subject site and surrounding areas are shown in the locality plans below in Figure 1 and Figure 2.

Subject site

Omeo

Figure 1 – Locality Plan – 70 Kellys Road, Omeo Valley (source: mapshare.vic.gov.au/vicplan)

Omeo is a small farming community located north of Swifts Creek in the northern area of the East Gippsland
Shire. Omeo has a suitable level of community and commercial services and facilities to support the existing
residential component and the surrounding farming districts. Additionally, there is a large suite of services
available in and further afield to Bairnsdale.
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Subject Site

Figure 2 – Locality Plan – 70 Kellys Road, Omeo Valley (source: mapshare.vic.gov.au/vicplan)

The subject site is approximately 10.89 hectares in area and is currently vacant farming land. The site is
irregular in shape and is undulating in nature. The eastern boundary of the site is delineated by rural post and
wire fencing. No other boundaries are defined. The western boundary adjoins the Mitta Mitta River for a
distance of 279.43 metres.
There is currently no existing driveway access to the site however there is an existing entrance gate along the
western boundary adjoining Kellys Road. A new driveway will be constructed prior to the construction of the
proposed dwelling. Kellys Road adjoins the western boundary of the site for a distance of approximately
197.64 metres. Kellys Road is a gravel road in this location traversing in a north south direction connecting to
the Omeo Valley Road approximately 2.4 kilometres south of the subject site.
The allotments to the north, south and west of the subject site comprise farming land similar to the subject
site. Adjoining the eastern boundary of the site is zoned Public Conservation and Resource Zone and contains
the Mitta Mitta River.
The site and surrounding area has access to limited services and infrastructure.
The land is currently vacant farming land. It is proposed to undertake agricultural activities including the
grazing of cattle in conjunction with the proposed development of a dwelling.
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 at 70 Kellys Road, Omeo Valley (source: dpi.vic.gov.au)

Photograph 2 – Aerial Photograph of the subject site and surrounding land at 70 Kellys Road, Omeo Valley (source: dpi.vic.gov.au)
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Photograph 3– Subject site at 70 Kellys Road, Omeo Valley. Entrance gate.

Photograph 4– Subject site facing east.
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Photograph 5 –Land adjoining the site to the south at 50 Kellys Road.

Photograph 6 –Land adjoining the subject site to the north at 90 Kellys Road, Omeo Valley.
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Photograph 7 – Directly opposite the subject site facing west.

Photograph 8 – Kellys Road adjoining the western portion of the site facing north.
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Photograph 9 – Kellys Road adjoining the western boundary of the site facing south.
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4.

PROPOSAL:

This application seeks approval for the use and development of a dwelling on the land at 70 Kellys Road, Omeo
Valley. The proposed development plans are contained in Appendix B.
The proposed dwelling will be located in the south eastern portion of the site and will have a setback from the
southern boundary of 66 metres and the eastern boundary of 20 metres.
There is currently no formal access to the subject however, a new driveway will be created prior to the
construction of the proposed dwelling directly to Kellys Road along the western boundary.
The proposed dwelling will be a small single storey dwelling and will include:
-

Open Plan Kitchen, Dining and Living area;
Bedroom and ensuite;
Verandah; and
Carport.

The total area of the proposed dwelling is 174.60m2 with the areas calculated as follows:
- Living 82.60m2;
- Verandah 47.20m2.
- Carport 44.80m2
The proposed dwelling will be of colorbond custom orb roof sheeting and wall cladding.
Wastewater 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 E which concludes, the subject site can
adequately treat and retain the waste of the proposed dwelling.
The proposed dwelling has access to electricity and will be investigating the use of solar power as an option.
The site has an existing water licence for use of the Mitta Mitta River for water supply. Additionally, a water
tank will be installed for additional domestic water supply.
The proposed development requires only minimal earthworks. No vegetation removal is required.
All stormwater run-off will be directed to the proposed water tanks then to the legal point of discharge to the
satisfaction of the responsible authority.
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5.

FARM MANAGEMENT PLAN:

Agriculture and Horticulture
This application for the use and development of a dwelling and outbuilding will be supported by domestic
scale agricultural activities as outlined below.

Chickens

Keeping chickens eliminates scraps, produces an all-natural fertiliser, assists with composting and
provides eggs.
The purchase of the chickens and the construction of the chicken coop would not commence until the
completion of the dwelling due to the daily needs of the chickens.

Based on between 10 and 15 chickens, it is expected that the yield would be approximately 8-10 eggs
per day. These eggs would be predominantly used in the household or distributed to family and
friends.

The chicken coop will be fox and vermin proof and chickens will always be locked away at night. The
chicken coop will need to be located a suitable distance to the dwelling to ensure ease of management
and continual surveillance.

Fruit and Vegetables
It is proposed to have extensive vegetable gardens and fruit orchards.
The vegetables will be located in proximity to the proposed dwelling for ease of maintenance and
management. It is important to ensure the vegetable plots are adequately protected from strong
winds yet have suitable exposure to sunlight.
The vegetable plots will be in raised garden beds, with the surrounding areas maintained neat and tidy
and clear of any weeds. This also assists with harvesting.
Successive plantings will ensure a continuous supply. Companion plants will be included amongst the
crops, such as marigolds and garlic, which can act as a natural deterrent to a range of pests. Time will
be invested into ensuring the soil is well prepared with aged manure and compost prior to planting.
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Plants with similar requirements will be grouped together, for example those with higher water
demands or that prefer regular liquid feeding.
The vegetable plots will be continually fed and maintained. At time of planting a controlled-released
fertiliser will be used (organic). Liquid feeding will be undertaken fortnightly (or more frequently if
deemed necessary). Pests, such as caterpillars and snails will be monitored and safely treated. Plots
will be mulched and regularly watered.
Long term, an irrigation system will be installed, however initially watering will be undertaken as
required by the owners and will be from water tanks.
A small orchard will be created. Initially, trees for the orchard will be purchased from a nursery at a
stage that will ensure fruit is produced within 2-3 years. Future sections of the orchard will be grown
from seed.
The soils of the subject site are deemed appropriate for an orchard given the permeability with a
texture allowing water to drain properly, yet having enough water holding capacity to reduce the
likelihood of trees drying out. Long term, an irrigation system will be installed, however initially
supplementary watering will be undertaken as required.

Weed Management
Weeds, or invasive plants, pose a serious threat to primary production and biodiversity in Victoria.
Many species have the potential to reduce agricultural productivity, displace native species, threaten
social values and contribute significantly to land and water degradation.
Weed eradication is essential to ensure productivity and to reduce risk to surrounding properties. The
following principles provide a basis for managing weeds:
-

Awareness – be aware of existing and potential weed problems.
Detection – be on the lookout for new weed infestations before they become too large and
difficult to contain.
Planning – prioritise efforts and plan a strategy for successful control.
Prevention – is better than a cure, so preventing new weed infestations and containing spread of
existing weeds will make life easier.
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-

Intervention – and do it early. Controlling weeds now rather than later will prevent them
spreading out of control.
Control and monitor – monitoring is a critical component in weed management. Managers need
to gauge how well they are controlling weeds and re-plan for future measures.

There are no noxious weed issues currently evident on the subject site.

Stock
It is proposed to fence off the dwelling and create smaller paddocks to accommodate between 5-10
cows. Significant improvement works, including new fencing and water troughs will be required prior
to the purchase of calves.
It is proposed to raise the calves to young cows which will provide for meat. The sale of the cattle will
occur when deemed appropriate based on any number of contributing factors such as personal and
business considerations including financial, urgency, risk and site conditions. Advice from suitably
qualified professionals will be obtained to ensure the most sustainable and viable outcome.
The goal is to stock the paddocks to balance the long-term productivity and the environmental
sustainability. Investigations into the appropriate stocking rate to ensure optimal production will be
undertaken regularly and the stock adjusted accordingly, which will assist in weed management,
stable pastures, erosion prevention, water and soil quality, animal health and long-term viability.
All stock will be registered and will comply with the National Livestock Identification System. A
Property Identification Code will be obtained to ensure compliance with all relevant legislation.
Animal health, welfare and biosecurity are all important aspects of the livestock production chain.
Each can have potentially adverse impacts on productivity if managed poorly.
Biosecurity programs for the cattle industry are designed to prevent the spread of infectious disease
and contain disease outbreaks when they occur. Biosecurity is important at the national, regional and
property level. The care of the sheep will be in accordance with the Australian Animal Welfare
Standards and Guidelines.
Close monitoring of the cattle will ensure any parasites and diseases are identified, treated and
managed immediately in accordance with the appropriate guidelines and procedures.
Fences will be constructed to ensure cattle cannot enter the adjoining Mitta Mitta River reserve.
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Proposed Improvements
The following is a list of physical improvements that will be undertaken or proposed to be undertaken to
support the use of the land with an estimated timeframe and a priority level.
Fencing
gates

and

Timeframe
internal Year 1 and 2

Priority
1

Water troughs

Year 1

1

Cattle yards

Year 1

2

Dwelllng (STCA)

Year 1 and 2

1

Chicken coop

Year 2

2

Vegetable beds / plots

Year 2

2

Shed / Outbuilding

Year 1

1

Ref: 21130

Notes
New fences are required along the
northern,
southern
and
eastern
boundaries. Internal fences will also be
required.
New troughs will be installed in locations
that are most efficient with a minimum of
one in each grazing paddock.
Existing yards are available on the
adjoining property, that can be used until
new cattle yards are constructed.
Additionally, temporary yards can be
provided by cattle transport operators.
The proposed dwelling is required to
enable full time management of the land.
The chicken coop cannot be constructed
until the completion of the dwelling due to
the need for hands on management and
care required.
Vegetables will require extensive
preparation and in some cases twice daily
watering. It is not practical to commence
vegetable growing until the completion of
the dwelling.
The shed will be constructed in year 1 with
the proposed dwelling. The shed will
house the equipment required for much
of the works proposed.
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6.
6.1

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 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
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.

-

-

-

-
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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.
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.
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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.

6.2

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.”
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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.
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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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.

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 not affected by any
overlays under the provisions of the East Gippsland Planning Scheme. The zone has been addressed
throughout this submission and the proposal is considered to result in a more intensive agricultural outcome
than currently exists. The application does not require the removal of any vegetation and will not result in any
negative offsite impacts.
The property is approximately 10.89 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 many other small agricultural land holdings in the surrounding areas. The
proposed use 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 owner of the land intends to undertake agricultural activities as
outlined in Section 4 of this submission.
The proposed development is located in the south eastern portion 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. There are no other dwellings in the immediate area that would be affected by the proposal.
The site and surrounding area has limited access to services and infrastructure. Community and commercial
services and facilities are located a reasonable vehicle distance from the site in the township of Omeo.
Access to the site will be via a newly constructed driveway from Kellys Road which will be consistent with
the surrounding land uses and development.
All stormwater run off from the dwelling will be directed to water tanks and any overflow to the legal point
of discharge.
There are no physical or environmental constraints that make this site unsuitable for the proposed
development.
The proposal will not remove any productive agricultural land from the ability to be used for agricultural
purposes.
The proposal is consistent with the objectives of both the Planning Policy Framework and the Municipal
Planning Strategy.
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6.3

ZONE AND OVERLAYS:

The site is zoned Farming Zone – Schedule 1 (FZ1) and is not affected by any overlays.
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 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)
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.
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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 or
have a suitable solar system. 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 in addition to the
current water licence.
The decision guidelines of the Farming Zone are provided in Section 6.1 of this submission.

6.4

OTHER PLANNING CONSIDERATIONS

Aboriginal Cultural Heritage
Under the provisions of the Aboriginal Heritage Act 2006 the subject site is 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.
A map showing the location of the cultural heritage sensitivity is provided below in Figure 4.

Figure 4 – Aboriginal Cultural Heritage Sensitivity Map (source- mapshare.vic.gov.au)
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7.
7.1

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.
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 proposal seeks to provide for the use and development of a
dwelling on a parcel of land that can adequately support a small self sustainable hobby farm including
agricultural and horticultural activities. There are currently no agricultural uses undertaken on the site.
The proposed use and development of a dwelling in this location is considered consistent with many others in
surrounding areas and throughout East Gippsland and will not detrimentally affect the surrounding land uses
and 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 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 a road network.
A full range of community and commercial facilities are located a reasonable vehicle distance to the township
of Omeo. It is proposed that waste will be treated by a newly constructed septic tank system, water supply
will be by the water tank onsite or by the existing water licence. The site has access to a good quality road
network.
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 North East Regional Catchment Strategy is applicable to this area and is a planning framework that sets
strategic direction and broad priorities in relation to maintaining and using the regions assets. It sets the
framework for action to guide natural resource management. This strategy is currently being updated and the
draft North East Regional Catchment Strategy 2021-27 is available for comment.
The North East Regional Catchment Strategy identifies a range of objectives and actions that recognise the
value communities place on the environment, the strong connection that regional communities and
associated economies have to North East Victoria’s unique and diverse natural resources.
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Omeo Valley is located in the Omeo and Benambra wetlands area. The subject site and proposed development
is located within an area identified as having a low agricultural capability. The proposed development is
located a suitable distance from the adjoining Mitta Mitta River (adjoining the eastern boundary).
The proposed development will not have a detrimental impact on the landscape, native vegetation or
ecosystems.
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 portion of the subject site. The site has access to
limited services and infrastructure. 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 10.89 hectares in area and is not a size or in a location that makes it suitable
for intensive productive or viable agricultural activities. The proposal seeks approval for a dwelling in the south
eastern portion of the subject site. The site is currently vacant and is not used for any agricultural activities,
however the owner intends to run a self-sustainable hobby farm including agricultural and horticultural
activities as outlined in Section 3 and 4. 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. The proposal will result in an improved agricultural outcome.
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 and outbuilding in association with the agricultural activities proposed will
be consistent with surrounding land uses. Immediately surrounding the site is farming land which comprises
of various sized land holdings, some with dwellings and associated buildings with some containing solely
agricultural uses.
How the use and development makes use of existing infrastructure and services.
The subject site has access to limited infrastructure and services. Power is located nearby and the site adjoins
a good quality road network. The proposed dwelling will be connected to all available services. The proposal
is not considered likely to create unreasonable pressure on existing services.
Agricultural issues and the impacts from non-agricultural uses
Whether the use or development will support and enhance agricultural production.
The subject site is not considered to be “high quality or productive” agricultural land however, the owner will
provide the ability to use the land for agricultural purposes. The development of a dwelling will enable the
owner to graze cattle, grow fruits and vegetables and keep chickens on the property. The proposal is
considered to result in a positive agricultural outcome that is respectful of the surrounding land uses and
development.
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Whether the use or development will adversely affect soil quality or permanently remove land from
agricultural production.
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. A Land
Capability Assessment has been provided and is contained in Appendix C.
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 and not dissimilar to that proposed by this application. The proposal is consistent with other similar
developments not only within this locality, but throughout East Gippsland.
The capacity of the site to sustain the agricultural use.
The size and characteristics of the site do not deem the land to be “high quality or productive” agricultural
land nor considered appropriate for any intensive agricultural activities, however the owner of the land
intends to grow fruits and vegetables, keep chickens and raise cows on the property. The proposal is
considered to be consistent with the capacity of the site and will complement surrounding land uses and
development.
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 small scale as proposed.
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 south eastern portion of the site and will have suitable access to Kellys Road. The proposed
dwelling will not result in the loss or fragmentation of agricultural land. The subject site is approximately 10.98
hectares in area and is a reasonable vehicle distance from the township of Omeo.
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 minimal and predominantly grazing of cattle.
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 10.89 hectare allotment that is surrounded by similar
style allotments with minimal agricultural uses. The proposed dwelling is appropriately setback from the
boundaries of the land. The proposed building 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. This area
comprises various size land holdings, some containing existing dwellings.
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 portion of the subject site. The site does not
contain any vegetation. The proposed dwelling will be located in proximity to the Mitta Mitta River, however
will be a suitable distance to ensure no detrimental impact occurs. The Land Capability Assessment provided,
concludes that the site can adequately treat and retain waste without impacting on the Mitta Mitta River.
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 building 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 minimise 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. The Land Application Area will be located a
suitable distance from the nearby Mitta Mitta River.
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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 portion 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 location of the dwelling will be well setback
from the road network and will not be visible from any other dwellings in the area.
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 relatively small single storey dwelling. The proposed external finishes will be
muted in toning and will not be out of character for the area. 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 proposed dwelling is not likely to be visible from either
the nearby road network or any other dwelling.
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
utilised as a resource as much as practical.
Whether the use and development will require traffic management measures.
The proposal will not require any traffic management measures.
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7.2

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 6.1 and 6.2.
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 the development of a dwelling and it is considered that no productive agricultural land will be
lost. The owner of the land intends to undertake some agricultural and horticultural activities on the property.
The site is not deemed to be high quality or productive agricultural land.
The proposal 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 a reasonable vehicle distance to the township of Omeo which offers a full range of
services and facilities. The site has limited access to infrastructure and services. It is proposed that waste will
be treated by a new septic tank system and water supply will be by water tanks and the existing water licence.
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 and the setbacks from
the boundaries are appropriate in the locality.
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 and surrounding land are used for both agricultural and rural residential style
uses. The proposed dwelling is to support the proposed agricultural activities of the growing of fruits and
vegetables, grazing cattle and the keeping of chickens on the land as well as maintain and manage weeds and
vermin. 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.
The subject site has access to limited services and infrastructure. The requirements of the zone have been
addressed throughout this submission and it is concluded that the proposed dwelling is appropriate in this
location and there are no environmental or physical constraints that make the site unsuitable for the proposed
development.
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The proposed dwelling will not adversely affect any surrounding properties or the ability of such properties to
be used for agricultural activities.
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 and outbuilding on a 10.89 hectare
allotment that is within an area comprising various sized land holdings of which some contain a dwelling for
residential purposes to support the agricultural uses. The proposed development is consistent with 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 to be
located in the south eastern portion of the site. The dwelling is to be located in the area well setback from any
other dwelling not in the same ownership, is not expected to be visually obtrusive, will not limit the ability of
surrounding land to be used for agricultural activities and will not be detrimental to the flow of traffic on Kellys
Road. The proposed dwelling is unlikely to be visible from any other dwellings.
The proximity of the land to any public land.
The site adjoins a public road reserve along the western boundary being Kellys Road and the Mitta Mitta River
along the eastern boundary. There is no formal access to the site however, a new driveway will be made prior
to the construction of the dwelling. The proposed development 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 use and development of a dwelling is not likely to contribute to land degradation, salinity or
reduce water quality.
Stormwater runoff from the proposed building will be directed to water tanks and any overflow 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 dwelling will be directed to water tanks in the first instance with any
overflow 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.
As provided above, there is no vegetation on the site. 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 flooding, erosion or bushfire hazard. All earthworks will be
undertaken in accordance with standard engineering practices and appropriately stabilised.

7.

CONCLUSION

This submission is in support of a planning permit application for the development of a dwelling at 70 Kellys
Road, Omeo Valley.
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
No. 70 Kellys Road - Omeo Valley
INTRODUCTION
The property owners intend to construct a new residence on their property that is located at
No. 70 Kellys Road, in the Omeo Valley 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 be able to install a new septic tank and sub-soil absorption trenches for
wastewater disposal, subject to site constraints.
SITE CONDITIONS
The property under consideration is located at the south east side of Kellys Road, about 0.6
km north of the Knocker Track intersection. The small farming (FZ) zoned property is
comprised of a single parcel (being Lot 2 PS610080) with an area of 10.89 hectares. The lot
is cleared open grazing land that drains generally to the east and directly towards the Mitta
Mitta River, which is a defined waterway within a declared water supply catchment.
The land has a 200 metre frontage to Kellys Road as well as abuttal to crown land bordering
the river. The new residence will be situated towards the south east corner on a slight rise,
which offers a rural outlook in all directions as well as views in each direction along the river.
The building site has been marked on site by the proponent with a steel post, and is set back
about 128 metres from the south boundary and nominally 10 metres from the east boundary
that abuts the river frontage.
Vehicular access to the lot is currently provided from a farm gate along Kellys Road then
along an unformed track that passes through the adjacent lot (being Lot 1), which is within
the same family ownership. The construction of a new gravel surfaced driveway has been
planned out, which initially follows high ground through the middle of the subject lot and then
traverses a minor drainage line up to the building site. The new driveway will require the
installation of a new crossover in Kellys Road, which needs to be constructed in accordance
with the Council standards as specified in the IDM guidelines.
SITE SOILS AND DRAINAGE
All of the surrounding land is within the catchment of the Mitta Mitta River. A minor (but well
defined) drainage line passes to the north east through the subject lot to the north east,
while the building site drains directly towards the crown land adjacent to the river. The
average annual rainfall for the site is 680 mm.
The proposed building site is graded at about 2.5% slope to the north east. Just a small site
scrape will be needed to prepare the site for the proposed residence, which will be built with
an elevated floor using concrete stumps.
The natural soils encountered showed a consistent profile across the site. The boreholes
encountered light brown silty topsoil and light brown to tan silt to at least 500 mm depth,
followed by orange/tan very silty clay with tan very sandy clay (being highly
weathered/decomposed schist) at greater depth. Fragments of weathered rock were
unearthed from the bores from 900 mm depth. The entire site has a dense cover of pasture
grass, while a few small remnant native trees exist within crown land to the south of the
building site.
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Significant environmental features of the site.
Feature
Annual rainfall
Annual Pan
Evaporation
Exposure
Landform
Slope

Description
680 mm based on Bureau of Meteorology - Hinnomunjie Climate
Station
1202 mm based on Dartmouth Climate Station
The preferred site is slightly graded to the south east and will have
good exposure to the sun and prevailing winds
Linear planar
The preferred LAA is graded at 2.5% towards the south east.

Fill

All soil profiles at the site were considered natural with no fill. The
area would have been previously cleared and cultivated

Rocks

No naturally occurring rock outcrops are present on the site,
although a few surface rocks were sighted down the slope towards
the river.
The Mitta Mitta River is within the immediate vicinity. A 100 metre
(minimum) setback will be provided
No part of the site is within the 1 in 100 year flood zone.

Surface Water
Flood Potential
Groundwater

No groundwater was found on site within the 1.5 m depth of
augured boreholes, ground water is not expected to come within
several metres of the soil surface.

Stormwater runon and upslope
seepage

There is minimal risk of stormwater run-on, this being due to the
location of the LAA’s at elevated parts of the site. Runoff from the
building site and driveway can be redirected to the south east, and
overflow from new rainwater tanks can be directed away from the
LAA.
The soil permeability has been estimated to be adequate for subsoil absorption/transpiration trenches.

Site drainage &
subsurface
drainage
Recommended
setback
distances

All setback distances recommended by EPA Publication 891.4
Onsite Wastewater Management - Code of Practice has been taken
into account and can be complied with, providing that the
wastewater layout is carefully planned.
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LAND CAPABILITY ASSESSMENT
A Land Capability Assessment has been carried out for the proposed accommodation facility
in accordance with Appendix 1 of EPA Publication 746 - Land Capability Assessment for Onsite Domestic Wastewater Management, and the results are summarised below.
Land Features
Site drainage/runoff

Land Capability
Class Rating
2 (good)

Comments

Flood/inundation potential

1 (very good)

Disposal field is gently graded and well
drained, and not affected by runoff from
higher land
Land is not subject to inundation

Slope (%)

1 (very good)

Land slopes are slightly graded

Landslip

1 (very good)

No landslip present

Seasonal Water Table

1 (very good)

Perched water table not present, and not
likely
Approximately 680 mm/year
Accounted for in the Water Budget
calculations
Approximately 1200 mm/year
Accounted for in the Water Budget
calculations
Comments

Rainfall (mm/year)

3 (fair)

Pan Evaporation (mm/year)

3 (fair)

Soil Profile Characteristics

Land Capability
Class Rating
2 (good)

Soil structure

Soil profile depth

2 (good)

Sodicity; Shrinkage; Emerson
Test (dispersion)
Percolation (mm/hour)

2 (good)

Stoniness (%)

2 (good)

Salinity

2 (good)

3 (fair)

Moderately structured silty subsoil overlying
well structured sandy clays; suitable for
sub-surface irrigation.
Silts of sufficient depth will allow for the
installation of wastewater trenches

>60 mm/hour (estimated) soil percolation
0.12 – 0.5 m/day (estimated) soil
permeability
Just a few stones and rocks encountered
within the subsoil
EC1:5 (measured) – 60 µS/cm
ECe – <80 mS/m (non-saline)
No visual signs of salinity

The issue of climate (rainfall & evaporation) requires further consideration as shown below.
Climatic Factors (refer AS 1547 - Table 4.2 B1)
• Rainfall is generally well-distributed throughout the year
• The wastewater disposal site is well clear of trees and will not be shaded by the building
works, and is exposed to prevailing winds.
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WASTEWATER DISPOSAL OPTIONS
The use of a primary wastewater disposal system, being a septic tank with subsoil
absorption trenches will be a suitable option for the site. The silty subsoils encountered are
of sufficient depth to enable subsoil absorption/transpiration trenches to be installed.
However, and most importantly, the proposed Land Application Area must have a sufficient
set back of at least 100 metres from the declared waterway (being the Mitta Mitta River).
Also, the layout of the required wastewater trenches will need to be well planned to align with
the site contours.
The best wastewater disposal site is situated to the west of the building site, where it will be
well clear of the driveway and the building site works. This area is elevated about 20 metres
above the river and has a setback of 100 metres from the waterway, but is slightly higher
than the building site. An alternative area with similar attributes exists to the south west of
the proposed building site.
WASTEWATER ASSESSMENT
Soil sampling has been carried out to estimate the design parameters for the site. A Design
Soil Percolation Rate has been estimated, based on a visual assessment of the underlying
silty subsoil and silty clays, and reference to Table 4.2A2 of AS1547. A Design Loading
Rate (DLR) of 8 mm/day has been adopted for subsoil absorption/transpiration trenches,
based on the following criteria: Soil Category 5 Light Clays, well structured but poorly drained; indicative permeability (Ksat)
of 0.12 - 0.5 m/day;
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 fixtures – reliable
water supply). The plans provided by the proponent show that the new residence will
contain a single bedroom and a combined kitchen/living area, together with bathroom and
toilet. A design flow of 300 litres/day is appropriate for the proposed single bedroom
residence and for a maximum of two occupants.
The total length of 700 mm wide absorption trench required is 54 metres.
The Land Application Area will occupy an area of 180 m2, based on three trenches, each 18
metres long and installed at 3.0 metres spacing
A water balance shows that a minimum Land Application Area of 172 m2 is required
CONCLUSION
The Site analysis has indicated that the site is suitable for wastewater disposal by subsoil
absorption. The property contains sufficient area for installation of the required length of
disposal trenches. The location of the septic tank can be chosen by the plumber, while the
layout of the wastewater trenches will need to be carefully planned to match the site
contours. The installation of a wet well and submersible pump will be needed to transfer
effluent from the septic tank to the wastewater disposal area.

proposed residence
No. 70 Kellys Road - Omeo Valley
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Site Assessment for Wastewater Disposal
STREETER CIVIL ENGINEERING SERVICES Pty Ltd

CONSTRUCTION DETAILS
The Septic Tank must be installed and maintained in accordance with EPA Certificate of
Approval CA 1.1/03 and manufactured in accordance with the Australian Standard AS 1546Small Septic Tanks, and must have a minimum capacity of 1800 litres. The exact location of
the septic tank must be determined by the plumber, after the final building location and floor
level are confirmed. Suitable excavation equipment will need to be used, since it is likely
that rock will be encountered during the excavations for the septic tank. The use of a
cylindrical reinforced concrete septic tank is recommended, which can be installed with
minimal earth cover.
Construction of Absorption Trenches must be carried out in accordance with EPA Certificate
of Approval CA 1.2/03. The subsoil trenches should be suitably marked or fenced off to
ensure that they are not driven over by vehicles or used for the storage of materials or
equipment. The excavated subsoil from the wastewater trenches must not be disposed of
by spreading over the wastewater disposal field. The wastewater disposal area must not be
grazed by horses or cattle.
Stormwater flows from the proposed residence, and any rainwater tanks must be discharged
at a point well clear of the wastewater disposal site, preferably to a rock beached outlet down
the slope to the north east. Runoff from any driveways and gravel surfaced areas must also
be directed away from the disposal field.

proposed residence
No. 70 Kellys Road - Omeo Valley
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Results

SOIL PERCOLATION TEST RESULTS
Client:
Property Address:

Billie Kelly & Robert Lee
70 Kellys Road, Omeo Valley

A Design Wastewater Loading Rate has been estimated, based on a visual
assessment of the soil profile, previous soil testing at Benambra in similar soils, and
reference to Table 4.2A2 of AS1547
The soils encountered have been classified as Category 5 Light Clays, moderately well
drained and very well structured; with a DLR of 8 mm/day for absorption/transpiration
trenches.

SEPTIC TANK AND SUB-SOIL ABSORPTION
The plans provided by the proponent show that the new residence will contain a single
bedroom and a combined kitchen/living area, together with bathroom and toilet.
Allow for a maximum of 2 persons.
Adopt design wastewater volume of 150 litres/person/day, in accordance with Table 4.1 EPA Code 891.4 (Household with standard water saving fixtures - rainwater tank water
supply)
Design Daily Flow 300 litres/day
Design Soil Percolation Rate
Long-Term Absorption Rate
Design Loading Rate
Design Daily Flow
Trench Width
300
500
700
1000

60
8.5
8.0
300

mm/hour (determined from a falling head percolation
2
l/m /day
test in similar soils at Benambra)
mm/day
litres/day

Length of absorption trench required for design daily flow
125
75
54
38

SEPTIC TANK DESIGN
Minimum Tank Capacity C = (S x P x Y) + (P x DF)
=
780
where
C = effective capacity in litres
S = sludge/scum rate per person
80
P = number of people using system
2
Frequency of use
100%
Y = desludging frequency in years
3
DF = daily inflow (litres per person per day)
150

(litres)
From Table 3.1

ADOPT A SEPTIC TANK OF 1800 Litres (MINIMUM) CAPACITY
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365 days/year

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

0
0
0
52

m2

0
-125

42
54
96

132
89
221

189
0.7
0.7
0.8

January
31
52.6
6.1

46

0

0
-133

37
49
86

139
80
219

199
0.7
0.7
0.8

February
28
46.6
7.1

mostly grass
silty topsoil, slightly graded
Hinnomunjie
Dartmouth

69

0

0
-81

30
54
84

76
89
165

109
0.7
0.7
0.8

March
31
37.4
3.5

87

0

0
-51

22
52
74

40
86
125

66
0.6
0.6
0.8

April
30
27.6
2.2

115

0

0
-27

30
54
84

22
89
110

43
0.5
0.5
0.8

May
31
37.0
1.4

(site 401203)
(site 082076)

171

0

0
0

47
52
99

14
86
99

30
0.45
0.45
0.8

June
30
58.3
1.0

131

0

0
-17

36
54
90

19
89
107

47
0.4
0.4
0.8

July
31
45.2
1.5

WATER BUDGET - 70 Kellys Road - Omeo Valley
(single bedroom residence - two occupants)
DIR = Design Irrigation Rate
Table 4.2A4
(underlying clay loams - poorly drained)

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

300
20
2.9
172
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

ON SITE WASTEWATER DISPOSAL SYSTEM

164

0

0
-3

47
54
101

15
89
104

34
0.45
0.45
0.8

August
31
59.1
1.1

111

0

0
-29

39
52
92

35
86
120

63
0.55
0.55
0.8

September
30
49.2
2.1

83

0

0
-59

46
54
100

71
89
159

109
0.65
0.65
0.8

October
31
58.0
3.5

69

0

0
-77

48
52
101

92
86
178

132
0.7
0.7
0.8

November
30
60.4
4.4

55

0

0
-114

49
54
103

128
89
217

183
0.7
0.7
0.8

December
31
61.0
5.9
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-714

474
637
1111

782
1043
1825

1202.8

YEAR
365
684.3

STREETER CIVIL ENGINEERING SERVICES Pty. Ltd.Consulting Civil Engineer
(A.C.N. 072 946 760)

81 – 101 Brooks Road Bruthen
email: streetercivil@bigpond.com

P O Box 126 Bruthen VIC 3885
Tel. 5157 5362

SITE CLASSIFICATION REPORT –
PROPOSED RESIDENCE
NO. 70 KELLYS ROAD - OMEO VALLEY
JOB NUMBER226717
DATE: 24 MARCH 2022
GENERAL
This Soil Investigation consists of the drilling of 2 boreholes on the proposed site area using a hand auger. Disturbed soil samples
collected have been subjected to visual examination and classification. The Borelogs, showing soil profiles are recorded on page
SR2 as attached and forming part of this report. Bore locations are shown on site plan page SR3.
SITE DESCRIPTION
The property owners intend to construct a new residence on their property that is located at No. 70 Kellys Road, in the Omeo
Valley locality. The property under consideration is located at the south east side of Kellys Road, about 0.6 km north of the
Knocker Track intersection. The small farming (FZ) zoned property is comprised of a single parcel (being Lot 2 PS610080)
with an area of 10.89 hectares. The lot is cleared open grazing land that drains generally to the east and directly towards the
Mitta Mitta River, which is a defined waterway within a declared water supply catchment.
The land has a 200 metre frontage to Kellys Road as well as abuttal to crown land bordering the river. The new residence will
be situated towards the south east corner on a slight rise, which offers a rural outlook in all directions as well as views in each
direction along the river. The building site has been marked on site by the proponent with a steel post, and is set back about
128 metres from the south boundary and nominally 10 metres from the east boundary that abuts the river frontage.
Vehicular access to the lot is currently provided from a farm gate along Kellys Road then along an unformed track that passes
through the adjacent lot (being Lot 1), which is within the same family ownership. The construction of a new gravel surfaced
driveway has been planned out, which initially follows high ground through the middle of the subject lot and then traverses a
minor drainage line up to the building site. The new driveway will require the installation of a new crossover in Kellys Road,
which needs to be constructed in accordance with the Council standards as specified in the IDM guidelines.
SITE SOILS AND DRAINAGE
All of the surrounding land is within the catchment of the Mitta Mitta River. A minor (but well defined) drainage line passes
to the north east through the subject lot to the north east, while the building site drains directly towards the crown land
adjacent to the river. The average annual rainfall for the site is 680 mm.
The proposed building site is graded at about 2.5% slope to the north east. Just a small site scrape will be needed to prepare
the site for the proposed residence, which will be built with an elevated floor using concrete stumps.
The natural soils encountered showed a consistent profile across the site. The boreholes encountered light brown silty topsoil
and light brown to tan silt to at least 500 mm depth, followed by orange/tan very silty clay with tan very sandy clay (being
highly weathered/decomposed schist) at greater depth. Fragments of weathered rock were unearthed from the bores from 900
mm depth. The entire site has a dense cover of pasture grass, while a few small remnant native trees exist within crown land
to the south of the building site.
GEOLOGY
The Bairnsdale Geological Map SJ 55-7 describes the area as Lower Ordovician age metamorphic schist, which is a medium coarse grained rock containing micaceous minerals. The samples taken and the weathered rock fragments extracted from the
bores confirm this description.
SITE CLASSIFICATION
Samples from bores show that the classification of the site to be
MODERATELY REACTIVE (M) in accordance with AS 2870.1 -2011 "RESIDENTIAL SLABS AND FOOTINGS".
NOTE: These classifications are based on limited bores and should conditions vary after site excavation then the classification
should be reassessed.

RECOMMENDATIONS
MODERATELY REACTIVE (M) SITES
It is recommended that basic footing details be in accordance with Section 3 of AS 2870.1 -2011 for soil Class M and that pad
footings and concrete stumps be in accordance with AS 1684 – Residential Timber Framing Construction Manuals.
FOUNDING DEPTHS FOR FOOTINGS
STRIP FOOTINGS 600 mm
EDGE BEAMS

200 mm

PADS

600 mm

BEARING CAPACITIES
The allowable bearing capacity of the underlying soils will vary, depending on the footing type, location, and founding depth.
Generally the underlying silty to gravely clays will have a minimum Bearing Capacity of 100 kPa at 600 mm depth below the
natural surface.
WIND TERRAIN
Classification in accordance with AS 4055-2012
Region A, Table 2.2 p10 N3 = W41
Based on the following criteria
Terrain Category – Cl 2.3 (d)
TC2
Topographic Class – Table 2.3 p13
T3
Shielding Class – Cl 2.5 (c)
NS
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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

email: streetercivil@bigpond.com
Client: Billie Kelly & Robert Lee
Job:
new residence
70 Kellys Road
Omeo Valley

Job No:
Date:
Design:
Checked:

Tel : (03) 5157 5362
226717
24-Mar-22
Neil Streeter
Neil Streeter

LOG OF HAND AUGER BORES
BORE No.
S1
S3 - S5

DEPTH
0

DESCRIPTION
light brown sandy/silty topsoil; damp

150

light tan silt, damp; firm

450

orange/tan sandy clay; moist; firm

700

tan very sandy clay, containing a few
fragments of highly weathered rock; damp;
firm and becoming dense with depth

REMARKS

end of bore
too dense to dig with a
hand auger

1000

__________________________________
dark brown loamy topsoil; moist
__________________
S2

0
dark brown silty subsoil; moist; firm
200

450

orange/tan mottled sandy clay; moist and
sticky; firm

700

orange sandy clay with lenses of tan fine
sand; moist; dense

900

orange/tan sandy clay, containing
fragments of highly weathered rock; damp;
dense
end of bore

1300

Page SR2
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LOCALITY PLAN

building
site

STREETER CIVIL ENGINEERING SERVICES
Pty. Ltd.Consulting Civil Engineer
(A.C.N. 072 946 760)

81 – 101 Brooks Road Bruthen
e-mail streetercivil@bigpond.com

P O Box 126 Bruthen VIC 1325
Tel. 5157 5362

Important Notes
1.

2.

3.

4.

5.

6.

7.

The previous conclusions are based on limited bores and should conditions on site vary
from the bore descriptions variation in footing sizes and depths may be necessary. It is
recommended any variations be reported to the engineer.
Clays expand and contract because of moisture changes and even relatively stable clays
will move appreciably if subject to extreme moisture conditions on the site. The builder is
to make the owner aware of the following:
• Leaking plumbing or blocked drains should be repaired promptly. Garden
watering, especially by sprinklers should be controlled to avoid saturation of
foundations. Proper garden maintenance should produce year round uniform
moisture conditions.
• Trees and shrubs can cause substantial drying of the soil and associated shrinkage
of the clay. This effect is most likely to result in damage when added to the
drying from a drought or long dry spell. This problem can be avoided by plating
trees at substantial distances from the house. For complete protection against
damage, trees should be avoided on reactive clay sites.
Some minor cracking, whilst undesirable, will occur in a significant proportion of houses
on reactive clays. It is impossible to design a footing system that will completely protect a
house under all circumstances.
Various construction and architectural details can be adopted to reduce the effect of
movement.
• articulation of brickwork
• Flexible plumbing connection
• Surface drainage of allotments to avoid water ponding against or near footings.
• Subsoil drainage (refer to site plan page SR-3 and specification sheet page SR-1)
Any excavations required parallel to the footings should be kept at a suitable distance from
the footings to prevent undermining. Service trenches should be filled with natural site
clay in order to prevent rapid movement of soil moisture into the backfill.
All foundations and site works should be inspected by a competent person to ensure that
subsurface conditions and site preparation procedures are in accordance with those
outlined in the report. If any doubt exists then this office should be contacted immediately
for further advice. We take no responsibility for any consequences arising from footing
excavations either shallower or deepened beyond our recommended founding depths
without our prior approval.
The use of standard footings as presented in AS2870-2011 is only applicable to building
works with a loading and a construction style similar that of a residential dwelling as
described in section 3.1 of AS2870-2011.
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For

--PROPOSED RESIDENCE
LOT 2 KELLY'S ROAD
OMEO VALLEY, VICTORIA
ROBERT LEE & BILLIE KELLY

Q.B.C.C. No. 63487

Email: george@marshalldesign.biz

20 KABAN GROVE, TRINITY PARK.

Ph: 07 4057 9985
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