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APPLICATION FOR PLANNING PERMIT
645 PARKERS ROAD, WUK WUK
DEVELOPMENT OF A DWELLING
1.

EXECUTIVE SUMMARY

This planning submission is in support of a planning permit application for the development of a dwelling at
645 Parkers Road, Wuk Wuk.
The subject site is an approximately 54.67 hectare farming zoned allotment located in the small locality of
Wuk Wuk. The property is affected by the Bushfire Management Overlay, Erosion Management Overlay and
the Vegetation Protection Overlay under the provisions of the East Gippsland Planning Scheme. A permit is
required under the provisions of the Bushfire Management Overlay. The requirements of the overlay are
addressed throughout the submission and within the supporting documentation.
The proposed development of a dwelling is not likely to detrimentally impact any surrounding land and is not
likely to impede the ability of any surrounding land to be used for productive agricultural activities.
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 44.06 – Bushfire Management Overlay

-

Clause 53.02 – Bushfire Planning

-

Clause 65

The proposal has incorporated suitable measures to reduce the bushfire hazard to an acceptable level. 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 Mietek Majda, the applicant for the development of a dwelling at 645 Parkers Road, Wuk
Wuk 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 645 Parkers Road, Wuk Wuk formally identified as Lot 1 on Plan of Subdivision
PS745453F contained in Certificate of Title Volume 11657 Folio 175. 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 Wuk Wuk. Wuk Wuk is a small rural
community located approximately 4.6 kilometres north west of Lindenow and approximately 17.6 kilometres
north west of Bairnsdale.
The subject site and surrounding areas are shown in the locality plans below in Figure 1 and Figure 2.
Subject Site

Wuk Wuk

Bairnsdale
Figure 1 – Locality Plan – 645 Parkers Road, Wuk Wuk (source: mapshare.vic.gov.au)

Wuk Wuk is a small farming locality on the north western side of Bairnsdale with no community or commercial
facilities and services, however basic facilities and services are located within Lindenow, being approximately
4.6 kilometres south east of Wuk Wuk. A full suite of services and facilities are located in Bairnsdale being a
relatively short vehicle distance.
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Subject Site

Figure 2 – Locality Plan – 645 Parkers Road, Wuk Wuk (source: mapshare.vic.gov.au)

The subject site is approximately 54.67 hectares in area, undulating in nature and is heavily vegetated however
the building site is clear of vegetation. The site currently contains an existing farm shed located in the south
eastern corner of the property. The boundaries of the site are delineated by standard rural post and wire
fencing along the north, south, east and western boundaries of the site.
Access to the site is existing via a dirt driveway directly to Parkers Road along the eastern boundary of the site.
A new access driveway to the dwelling is proposed. Parkers Road adjoins the site along the eastern boundary
for a distance of approximately 430 metres. Parkers Road is a gravel road with no formal drainage, traversing
in a north south direction. Parkers Road provides a connection to the Lindenow-Glenaladale Road
approximately 5.7 kilometres south of the subject site.
Properties surrounding the subject site comprise similar size and style allotments containing both agricultural
and rural residential uses. Surrounding the subject site to the south and east comprise of farming land
containing residential development and associated facilities. These allotments are also heavily vegetated. Land
adjoining the site along the northern and western boundaries of the site are zoned Public Conservation and
Resource Zone and is heavily vegetated.
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

Bairnsdale

Wuk Wuk

Photograph 1 – Aerial Photograph of the subject site and surrounding land – 645 Parkers Road, Wuk Wuk (source: dpi.vic.gov.au)

Subject Site

Photograph 2 – Aerial Photograph of the subject site – 645 Parkers Road, Wuk Wuk (source: dpi.vic.gov.au)

Ref: 21076

6

Photograph 3 – Subject site and existing entrance at 645 Parkers Road, Wuk Wuk.

.
Photograph 4 – Subject site facing north west – existing farm shed.
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Photograph 5 – Subject site facing north along the eastern boundary.

Photograph 6 – Subject site along the southern boundary facing west.
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Photograph 7 – Existing shed on the subject site facing north.

Photograph 8 – Subject site facing east and existing vegetation.
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Photograph 9 – Subject site facing south west.

Photograph 10 – Proposed location of the dwelling facing east.
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Photograph 11 – Location of the proposed dwelling facing north.

Photograph 12 – Subject site facing south.
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Photograph 13 –Subject site facing east.

Photograph 14 –Subject site facing east and existing entrance.
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Photograph 15 – Parkers Road, facing north.

Photograph 16 – Parkers Road, facing south.
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4.

PROPOSAL:

This application seeks approval for the development of a dwelling at 645 Parkers Road, Wuk Wuk. The
proposed development plans are contained in Appendix B.
The proposed dwelling will be located in the western portion of the site setback approximately 52 metres from
the existing shed, approximately 24 metres from the southern boundary and approximately 33.5 metres from
the eastern boundary (Parkers Road).
The existing entrance and access driveway from Parkers Road will be utilised however, will upgraded prior to
the construction of the proposed dwelling.
The proposed dwelling is to be single storey and include:
-

Open plan kitchen, dining and family area;
Pantry;
Laundry;
4 bedrooms, master with ensuite and walk in robe;
Bathroom;
Laundry;
Library;
Hydronic Heating Boiler room;
Garage;
Alfresco; and
Porch.

The total area of the proposed dwelling is 305.50m2 with the areas calculated as follows:
- House area 255.10m2;
- Garage area 50.40m2.
The proposed dwelling will be constructed of selected custom orb colorbond roof sheeting, hardies axon
cladding and selected face brickwork. 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 D 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
A Bushfire Management Plan and Bushfire Management Statement is provided in Appendix C which concludes
that the proposed dwelling can be constructed to a BAL 29.
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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 13.02-1S – Bushfire Planning contains the following objective:
“To strengthen the resilience of settlements and communities to bushfire through risk-based planning
that prioritises the protection of human life.”
The following strategies are identified:
Protection of human life:
Give priority to the protection of human life by:
- Prioritising the protection of human life over all other policy considerations.
- Directing population growth and development to low risk locations and ensuring the availability
of, and safe access to, areas where human life can be better protected from the effects of
bushfire.
- Reducing the vulnerability of communities to bushfire through the consideration of bushfire risk
in decision making at all stages of the planning process.
Bushfire hazard identification and assessment:
Identify bushfire hazard and undertake appropriate risk assessment by:
- Applying the best available science to identify vegetation, topographic and climatic conditions
that create a bushfire hazard.
- Considering the best available information about bushfire hazard including the map of
designated bushfire prone areas prepared under the Building Act 1993 or regulations made
under that Act.
- Applying the Bushfire Management Overlay to areas where the extent of vegetation can create
an extreme bushfire hazard.
- Considering and assessing the bushfire hazard on the basis of:
o Landscape conditions – meaning conditions in the area within approximately 1 kilometre of a
site;
o Neighbourhood conditions – meaning conditions in the area within 400 metres of a site; and
o The site for the development.
- Consulting with emergency management agencies and the relevant fire authority early in the
process to receive their recommendations and implement appropriate bushfire protection
measures.
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- Ensuring that strategic planning documents, planning scheme amendments, planning permit
applications and development plan approvals properly assess bushfire risk and include
appropriate bushfire protection measures.
- Not approving development where a landowner or proponent has not satisfactorily
demonstrated that the relevant policies have been addressed, performance measures satisfied
or bushfire protection measures can be adequately implemented.
Settlement planning:
Plan to strengthen the resilience of settlements and communities and prioritise protection of human
life by:
- Directing population growth and development to low risk locations, being those locations
assessed as having a radiant heat flux of less than 12.5 kilowatts / square metre under AS 395892009 Construction of Buildings in Bushfire-prone Areas (Standards Australia, 2009).
- Ensuring the availability of, and safe access to, areas assessed as a BAL-LOW rating under AS
39589-2009 Construction of Buildings in Bushfire-prone Areas (Standards Australia, 2009) where
human life can be better protected from the effects of bushfire.
- Ensuring the bushfire risk to existing and future residents, property and community
infrastructure will not increase as a result of future land use and development.
- Achieving no net increase in risk to existing and future residents, property and community
infrastructure, through the implementation of bushfire protection measures and where possible
reducing bushfire risk overall.
- Assessing and addressing the bushfire hazard posed to the settlement and the likely bushfire
behaviour it will produce at a landscape, settlement, local, neighbourhood and site scale,
including the potential for neighbourhood-scale destruction.
- Assessing alternative low risk locations for settlement growth on a regional, municipal,
settlement, local and neighbourhood basis.
- Not approving any strategic planning document, local planning policy, or planning scheme
amendment that will result in the introduction or intensification of development in an area that
has, or will on completion have, more than a BAL-12.5 rating under AS 39589-2009 Construction
of Buildings in Bushfire-prone Areas (Standards Australia, 2009).
Areas of biodiversity conservation value:
- Ensure settlement growth and development approvals can implement bushfire protection
measures without unacceptable biodiversity impacts by discouraging settlement growth and
development in bushfire affected areas that are important areas of biodiversity.
Use and development control in a Bushfire Prone Area:
In a bushfire prone area designated in accordance with regulations made under the Building Act 1993,
bushfire risk should be considered when assessing planning applications for the following uses and
development:
- Subdivisions of more than 10 lots.
- Accommodation.
- Child care centre.
- Education centre.
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-

Emergency services facility.
Hospital.
Indoor recreation facility.
Major sports and recreations facility.
Place of assembly.
Any application for development that will result in people congregating in large numbers.

When assessing a planning permit application for the above uses and development:
- Consider the risk of bushfire to people, property and community infrastructure.
- Require the implementation of appropriate bushfire protection measures to address the
identified bushfire risk.
- Ensure new development can implement bushfire protection measures without unacceptable
biodiversity impacts.
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.

-

-

-
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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.
o

-

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.
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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.”
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5.2

MUNICIPAL PLANNING STRATEGY

Clause 21.02-2 provides the long-term vision for East Gippsland is:
“East Gippsland Shire Council will work with the community to ensure a sustainable future through
livable and productive communities supported by a healthy environment.
This vision is supported with the four principles:
Livability
Strong and vibrant communities create healthy, productive and fulfilling places to live.
Sustainability
Pro-active leadership and strategic partnerships protect and enhance our quality environment.
Productivity
Investment and visitation develop a sustainable and prosperous economy.
Governance
Strong leadership and prudent management of democratic and legislative requirements deliver
good governance outcomes.”
Clause 21.03 – Settlement provides:
“Within any local government area there is a finely balanced interplay between people, business
and environment. The Council will continue to invest wisely in urban infrastructure to create
vibrant urban centres while maintaining our natural assets – balancing residential, business and
tourist development with wildlife corridors and areas of rural or natural landscape. The impacts
of climate-induced sea level rise, combined with more severe storm surges is likely to be significant
for coastal communities in East Gippsland. We will further a broad range of developments but will
carefully manage them to protect natural assets and threatened communities.”
Clause 21.05 – 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 21.05-3 - Bushfire
The extent of forested areas and the species composition of forests leads to high risks of bushfire,
relative to many other areas of Victoria.
Objective 1
To ensure that land use and development is directed to locations and carried out in ways that minimise
its vulnerability to the threat of fire.
Strategy 1.1
Minimise the vulnerability of people and property to bushfire.
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Strategy 1.2
Improve fire prevention and hazard management by:
-

Ensuring that adequate separation is maintained between vegetation and powerlines.

-

Reducing the vulnerability of residences by appropriate preventive measures.

-

Encouraging good standards of design and operating practices to minimise the occurrence and
impact of uncontrolled fire.

-

Ensure that land identified as being in an area of high fire hazard is covered by the Bushfire
Management Overlay.

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.
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.
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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.
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
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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
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.
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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, Erosion Management Overlay and the Vegetation Protection
Overlay. The zone and overlays have been addressed throughout this submission and the potential risk
considered to be reduced to an acceptable level. The application does not require the removal of any
vegetation.
The property is approximately 54.67 hectares in area and is zoned farming. 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 site is not liable to flooding however may be susceptible to erosion and bushfire hazards. A permit is
required for the development of a dwelling under the Bushfire Management Overlay. The proposed
development has taken into consideration the objectives and requirements of these overlays as addressed
throughout this submission.
Access to the site is existing however, a new driveway will be created prior to the construction of the
proposed dwelling which will accommodate emergency service vehicles.
The proposed development is located in the south eastern corner of the subject site a suitable distance
from all boundaries. The proposal is not expected to detrimentally affect the amenity of the area. The
potential noise is not likely to be excessive and there will be no other emissions likely as a result of the
proposed development. The proposed dwelling will not be within 100 metres from a dwelling not in the
same ownership.
There are no physical or environmental constraints that make this site unsuitable for the proposed
development and the potential risks and hazards can be reduced to an acceptable level.
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)
Erosion Management Overlay (EMO)
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)
Clause 35.07-1, being the table of uses of the Farming Zone provides a permit is not required for a dwelling if
compliant with the following:
-

Must be the only dwelling on the lot.
The lot must be at least the area specified in the schedule to this zone. If no area is specified, the
lot must be at least 40 hectares.
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-

Must meet the requirements of Clause 35.07-2.

Clause 35.07-2 provides a lot used for a dwelling must meet the following requirements:
- Access to the dwelling must be provided via an all-weather road with dimensions adequate to
accommodate emergency vehicles.
- The dwelling must be connected to a reticulated sewerage system or if not available, the
wastewater must be treated and retained on-site in accordance with the State Environment
Protection Policy (Waters of Victoria) under the Environment Protection Act 1970.
- The dwelling must be connected to a reticulated potable water supply or have an alternative
potable water supply with adequate storage for domestic use as well as for firefighting purposes.
- The dwelling must be connected to a reticulated electricity supply or have an alternative energy
source.
The subject site is more than 40 hectares in area and meets the requirements listed, therefore a permit is not
required for the use and development of a dwelling under the provisions of the Farming Zone.

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)
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Under the provisions of Clause 44.06-1 a permit is required to construct a building or construct or carry out
works associated with a dwelling.
A Bushfire Planning Report and a Bushfire Management Plan are provided in Appendix C.
Clause 44.06-4 provides an application must meet the requirements of Clause 53.02. The provisions of Clause
53.02 are addressed below and within the Bushfire Management Plan.
The decision guidelines of Clause 44.06-8 are addressed below at Section 6.1.
The decision guidelines of Clause 53.02-4.5 are addressed below at Section 6.2.

Erosion Management Overlay:
The purpose of the Erosion Management Overlay is:
-

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

-

To protect areas prone to erosion, landslip or other land degradation processes, by minimising land
disturbance and inappropriate development

An extract of the Erosion Management Overlay map is provided below in Figure 5.

Figure 5: Erosion Management Overlay Map (source- mapshare.vic.gov.au)
Under the provisions of Clause 44.01-1 of the Erosion Management Overlay, a permit is required to construct
a building or construct or carry out works. The Schedule to the Overlay provides that a permit is not required
for:
-

A dwelling, including a replacement dwelling, where it is to be the only dwelling on the lot;

-

A non-habitable building with a gross floor area that does not exceed 200 square metres;

-

Earthworks where excavations or fill do not exceed one metre (height or depth).
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The proposed dwelling is to be the only dwelling on the lot and does not require earthworks greater than 1
metre in depth. As the proposed development does not trigger a planning permit under these provisions, the
Erosion Management Overlay requirements are not addressed further.

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 recognise 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 6:

Figure 6: Vegetation Protection Overlay Map (source – www.land.vic.gov.au)
There is no requirement for planning approval for the proposed development under the Vegetation Protection
Overlay provisions. This application does not require the removal, lopping or destruction of any vegetation
and as such these provisions 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 not recognised as being within an
area of Aboriginal Cultural Heritage Sensitivity. The development of a dwelling is an exempt activity under
these provisions and as such a Cultural Heritage Management Plan is not required.
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6.
6.1

PLANNING ASSESSMENT
DECISION GUIDELINES OF THE BUSHFIRE MANAGEMENT OVERLAY

Clause 44.06-8 of the East Gippsland Planning Scheme provides, before deciding on an application, in addition
to the decision guidelines in Clause 53.02 and Clause 65, the responsible authority must consider:
The Municipal Planning Strategy and Planning Policy Framework.
The Planning Policy Framework and the Municipal Planning Strategy are addressed throughout this report,
particularly in Sections 5.1 and 5.2. The proposal is consistent with the objectives and strategies identified
within the State and Local provisions and provides for an appropriate development which has taken into
consideration the potential hazards associated with the land. The proposal will not result in any offsite
impacts. The proposal will implement appropriate bushfire measures to ensure the potential threat to
property or life is not increased and can be maintained at an acceptable level.
The proposed dwelling will be constructed to a BAL 29 and a water tank will be provided. The property will
have suitable access and is in proximity to a public road. The proposed dwelling is positioned in a location to
allow access. The area surrounding the proposed dwelling will be maintained in a neat and tidy manner,
reducing potential fuel for a bushfire.
Any other matters specified in a schedule to this overlay.
No further matters are required to be considered.

6.2

DECISION GUIDELINES OF BUSHFIRE PLANNING

Clause 53.02-3.1 provides, before deciding on an application, in addition to the decision guidelines in Clause
65, the responsible authority must consider:
The bushfire hazard site assessment and the bushfire management statement submitted with the
application.
A planning permit is required under the Bushfire Management provisions. The location of the proposed
dwelling is within an area that is clear of any vegetation. A Bushfire Planning Report including a Bushfire
Management Statement prepared by Euca Planning is provided in Appendix C. In addition to this statement
we offer the following supporting information:
-

The dwelling will have access to a suitable static water supply including a water tank of 10,000 litre
capacity.
The access driveway is of a suitable standard to accommodate fire and emergency vehicles.
The entire site will be maintained in a neat and tidy manner and ground fuel loads will be kept to a
minimum.
The subject site is within proximity to a public road.

Whether all of the approved measures have been incorporated into the application.
The proposed dwelling will need to be constructed to a BAL 29.
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6.3

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 and 5.2 of this submission.
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 approval 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 the potential bushfire risk can be reduced
to an acceptable level by the adoption of the measures identified in the Bushfire Management Plan.
This development has been designed to respect the existing uses and development surrounding the site,
ensuring that the natural landscape qualities of the area are not detrimentally impacted.
The proposal is consistent with the overall objectives of the Planning Policy Framework and the Municipal
Planning Strategy.
The purpose of the zone, overlay or other provision.
The land is zoned Farming Zone – Schedule 1. The purpose of the Farming Zone is to provide for the use of
land for agriculture and to ensure that non-agricultural uses do not adversely affect the use of land for
agriculture. The subject site is not considered to be “high quality or productive” agricultural land nor
considered appropriate for any intensive agricultural activities. The development of the site for a dwelling is
considered appropriate in this instance.
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, Erosion Management
Overlay and the Vegetation Protection Overlay. A permit is required for the development of a dwelling under
the provisions of the Bushfire Management Overlay. The requirements of the overlay 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 overlay 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 development of a dwelling on a parcel of land in the farming locality of
Wuk Wuk. 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 eastern boundary being Parkers Road. The site currently has existing
access however, a new driveway will be created prior to the construction of the proposed dwelling 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.
The extent and character of native vegetation and the likelihood of its destruction.
The proposed development does not require the removal of any vegetation.
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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 hazard however is identified as being susceptible to
fire and erosion hazards. 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 development of a dwelling at 645 Parkers
Road, Wuk Wuk.
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. 645 Parkers Road - Wuk Wuk
INTRODUCTION
The property owners wish to construct a new residence at No. 645 Parkers Road, in the Wuk
Wuk locality. Reticulated Sewerage is not available to this allotment, so on-site disposal of
wastewater is required for the new dwelling. The installation of a septic tank with sub-soil
absorption trenches is a suitable option for wastewater disposal, subject to site constraints.
SITE CONDITIONS
The land under consideration is Lot 1 PS745453, which is irregularly shaped and located on the
west side of Parkers Road about 1.6 kilometres north of the Watts Creek Track intersection.
The Farming (FZ) zoned property is 54.63 hectares in area, with an abuttal of 1.1 km to the Mt
Alfred State Forest, as well as 316 metres of frontage to Parkers Road.
The property is predominately native bushland and contains an existing farm shed, which is
situated within a cleared area towards the south east corner of the lot. Most of the land slopes
generally towards the south west and to a defined waterway that flows along the south
boundary as it makes its way to Stony Creek. The relatively small cleared area that contains
the building site is graded towards the north west, but also drains to the defined gully.
The proponent has provided plans that show the site of the proposed building works. The new
residence will be constructed near to the middle of the cleared area so as to maximise the
defendable space required by a bushfire management planning overlay. The new residence
has a setback of 32 metres from the south boundary and 33 metres from the Parkers Road
frontage. An unformed farm track currently provides vehicular access from a farm gate to the
existing steel framed farm shed to the north. This vehicular access will be upgraded and
extended to the new building site so as to provide for access by fire fighting vehicles. The
building site slopes at about 4% grade to the north west.
The natural features of the site need to be considered when choosing a suitable area for on-site
wastewater disposal. The best area available for wastewater disposal is located to the south
east of the proposed residence. This area will be uphill from the house (requires pumping of
wastewater) but is not within the catchment of the waterway. The natural soils encountered
consist of dark brown silty topsoil and tan silt to about 500 mm depth, overlying well structured
orange/tan very silty clays at greater depth. The area has a good cover of pasture grass.
DRAINAGE
The actual house site is very poorly drained due to the site topography (being linear convergent
in shape), in that runoff from higher land to the south and east is being directed to the building
site. The soil profile (being silty subsoil above less permeable clays) has resulted in the
establishment of a perched water table throughout the building site and land further to the
north. Although the surface was damp (not wet) under foot, all the bores in proximity to the
building site rapidly filled with water due to seepage.
The proposed wastewater disposal site, which is located up the slope near the road frontage is
“linear planar” in shape and better drained, and significantly less affected by runoff from higher
ground. A perched water table was not encountered in the bores that were dug across the
higher part of the site. The average annual rainfall for the site is 760 mm.

new residence
645 Parkers Road - Wuk Wuk

Site Assessment for Wastewater Disposal
STREETER CIVIL ENGINEERING SERVICES Pty Ltd

SITE ASSESSMENT
A site specific assessment has been carried out for the proposed new residence. Several
boreholes have been excavated to determine the soil profile and to assist in the soil
classification. A Design Wastewater Loading Rate has been estimated, based on a visual
assessment of the soil profile, and reference to Table 4.2A2 of AS1547 – On site Domestic
Wastewater Management. The underlying soils within the proposed site have been classified
as Category 5 Light Clays, well structured but poorly drained, with an indicative permeability
(Ksat) of 0.12 – 0.5 m/day. A conservative Design Loading Rate of 8 mm/day has been adopted
for wastewater absorption/transpiration disposal trenches.
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 –
a reliable water supply will be available to the site). The plans provided show that the new
residence will contain four bedrooms, kitchen, living area, laundry, bathroom and toilet, with
usual plumbing fixtures. A design flow of 750 litres/day is appropriate for a maximum of five
occupants.
The total length of 700 mm wide absorption trench required is 134 metres.
CONCLUSION
Site analysis and soil sampling have indicated that the site is suitable for effluent disposal by
subsoil absorption of septic tank effluent, providing that a wet well and submersible pump is
used to transfer wastewater to the Land Application Area. The property contains sufficient area
for installation of the required length of disposal trenches. The required location of the
wastewater disposal area is shown on the site plan.
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 3000 litres for a four bedroom
residence.
Construction of Absorption Trenches must be carried out in accordance with EPA Certificate of
Approval CA 1.2/03. The following points must be adhered to for the installation of wastewater
trenches: • The layout and levels of the wastewater plumbing pipes and septic tank must be planned by
the plumber prior to the commencement of any site works.
• The layout of the wastewater trenches must be well planned to match the existing surface
contours, so that the trenches are installed at a nominal uniform depth of 400 mm.
• The trenches must be installed when soil conditions are damp, but not wet. The base and
sides of the trenches must not be “smoothed off” or compacted during excavation.
• The subsoil trenches must 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 Land Application Area must not be grazed by horses or cattle.
• Subsoil excavated from the wastewater trenches, and excess excavated topsoil from the
building site works must not be disposed of by spreading over the wastewater disposal area
Stormwater flows from the proposed residence and any rainwater tanks must be discharged at
a point well clear of the wastewater disposal site, preferably towards the north and away from
the wastewater Land Application Area. Runoff from the extended driveway site must also be
directed away from the wastewater Land Application Area.
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Results

SITE ASSESSMENT RESULTS
Client:
Property Address:

Mietek Najda
645 Parkers Road, Wuk Wuk

Date:

1-Apr-2022

A Design Wastewater Loading Rate has been estimated, based on a visual
assessment of the soil profile, and reference to Table 4.2A2 of AS1547
The underlying soil encountered within the wastewater disposal area has been
classified as Category 5 Light Clays well structured and poorly drained; indicative
perneability (Ksat) of 0.15 - 0.5 m/day.
Adopt a conservative Design Loading Rate (DLR) of 8 mm/day for wastewater
absorption/transpiration trenches

SEPTIC TANK AND SUB-SOIL ABSORPTION
The proponent has advised that the residence to be constructed will have three
bedrooms, kitchen, living area, laundry, bathroom and toilet, with usual plumbing
fixtures. Allow for a maximum of 4 persons.
Adopt design wastewater volume of 150 litres/person/day, in accordance with Table 4.1 EPA Code 891.2 (Household with standard water saving fixtures - a reliable water
supply will be available)
Design Daily Flow 600 litres/day
Design Soil Percolation Rate
Long-Term Absorption Rate
Design Loading Rate
Design Daily Flow
Trench Width
300
500
700
1000

50
9.0
8.0
750

mm/hour
l/m 2/day
mm/day
litres/day

estimated from percolation
testing in similar soils

Length of absorption trench required for design daily flow
313
188
134
94

SEPTIC TANK DESIGN
Minimum Tank Capacity C = (S x P x Y) + (P x DF)
=
1950
where
C = effective capacity in litres
S = sludge/scum rate per person
80
P = number of people using system
5
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 3000 Litres (MINIMUM) CAPACITY
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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 3885
Tel. 5157 5362

SITE CLASSIFICATION REPORT –
PROPOSED RESIDENCE
645 PARKERS ROAD – WUK WUK
JOB NUMBER226700
DATE: 28 FEBRUARY 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 land under consideration is Lot 1 PS745453, which is irregularly shaped and located on the west side of Parkers
Road about 1.6 kilometres north of the Watts Creek Track intersection. The Farming (FZ) zoned property is 54.63
hectares in area, with an abuttal of 1.1 km to the Mt Alfred State Forest, as well as 316 metres of frontage to Parkers
Road.
The property is predominately native bushland and contains an existing farm shed, which is situated within a cleared
area towards the south east corner of the lot. Most of the land slopes generally towards the south west and to a defined
waterway that flows along the south boundary as it makes its way to Stony Creek. The relatively small cleared area that
contains the building site is graded towards the north west, but also drains to the defined gully.
The proponent has provided plans that show the site of the proposed building works. The new residence will be
constructed near to the middle of the cleared area so as to maximise the defendable space required by a bushfire
management planning overlay. The new residence has a setback of 32 metres from the south boundary and 33 metres
from the Parkers Road frontage. An unformed farm track currently provides vehicular access from a farm gate to the
existing steel framed farm shed to the north. This vehicular access will be upgraded and extended to the new building
site so as to provide for access by fire fighting vehicles. The building site slopes at about 4% grade to the north west.
The natural soils encountered at the building site consist of dark brown silty topsoil and light brown/tan silt to about 400
mm depth, overlying orange/tan silty clays at greater depth. The area has a good cover of pasture grass.
DRAINAGE
The actual house site is very poorly drained due to the site topography (being linear convergent in shape), in that runoff
from higher land to the south and east is being directed to the building site. The soil profile (being silty subsoil above
less permeable clays) has resulted in the establishment of a perched water table throughout the building site and land
further to the north. Although the surface was damp (not wet) under foot, all the bores in proximity to the building site
rapidly filled with water due to seepage. The average annual rainfall for the site is 760 mm.
The design and installation of a comprehensive drainage system that caters for both surface runoff and subsurface
drainage (seepage) will be required.
GEOLOGY
The Bairnsdale Geological Map SJ 55-7 describes the area as Quaternary Pleistocene age fluvial deposits of gravel, sand,
silt and clay. The samples taken confirm this description.
SITE CLASSIFICATION
In accordance with AS 2870.1 -2011 "RESIDENTIAL SLABS AND FOOTINGS CONSTRUCTION” a site
classification of PROBLEM (P) is applicable to this site due to the following
• Potentially variable seasonal soil moisture conditions, primarily due to the very poor natural drainage of the
building site.
• Earthworks (in difficult conditions), required to level the site for a concrete slab on ground.
In the absence of the above drainage problems, the natural soils encountered on this site would be classified as
MODERATELY REACTIVE (M) in accordance with AS 2870.1 -2011 "RESIDENTIAL SLABS AND FOOTINGS
CONSTRUCTION".
NOTE: These classifications are based on limited bores and should conditions vary after site excavation then the
classification should be reassessed.

RECOMMENDATIONS
PROBLEM (P) SITES
This site is subject to abnormal moisture conditions, and (potentially) weak and soft silty clays within the site earthworks, all
of which must be addressed or allowed for in the design of the footing system. Accordingly, the building foundations for
the new residence, and also the site drainage and site earthworks will need to be designed and documented by a Structural
Engineer, including measures to mitigate the above risks.
MINIMUM FOUNDING DEPTHS FOR FOOTINGS
The foundations for the new residence will need to be designed by a Structural Engineer. However, the following minimum
foundation depths are recommended to ensure that strip footings and pads extend through the silty sub-soils that underlie the
site. It is also recommended that any unsound ground encountered should be neatly excavated and backfilled using locally
sourced sandy clay fill material and mechanically compacted to achieve 95% relative dry density.
STRIP FOOTINGS

600 mm

EDGE BEAMS

450 mm

PADS

600 mm

BEARING CAPACITIES
Generally the soil under the foundations will have a minimum Bearing Capacity of 100 kPa at a depth of 600 mm below the
natural surface, providing that the site is adequately drained.
The allowable bearing capacity at various greater depths will need to be determined by the interpretation of situ testing
(Dynamic Cone Penetrometer testing) that may be needed after the site works are completed, and after foundation
arrangements are determined.
WIND TERRAIN - Classification in accordance with AS 4055-2012
Region A, Table 2.2 p10 N2 = W33
Based on the following criteria
Terrain Category – Cl 2.3 (d)
TC2.0
Topographic Class – Table 2.3 p13
T1
Shielding Class – Cl 2.5 (c)
PS
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LOG OF HAND AUGER BORES
BORE No.
S1

S2

DEPTH
0

DESCRIPTION
dark brown silty topsoil; damp

150

light brown/tan silt; soft and weak; damp
and becoming moist with depth

450

orange/tan silty clay; soft; moist and
becoming saturated wet with seepage

900

end of bore; too wet and soggy to recover
a sample

0

_________________________________
dark brown silty topsoil; damp

200

light brown silt; soft; moist

400

orange/tan silty clay, becoming more
clayey with depth; soft; saturated wet with
seepage

900

end of bore; too wet and soggy to recover
a sample
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LOG OF HAND AUGER BORES
BORE No.
S3

S4 - S5

DEPTH
0

DESCRIPTION
dark brown silty topsoil; damp

200

light brown/tan silt; soft; moist and
becoming saturated wet from seepage

450

light brown silt; soft; saturated wet

700

end of bore; too wet and sloppy to recover
a sample

0

_________________________________
dark brown silty topsoil; damp

200

tan silt; firm; damp

500

orange/tan very silty clay; firm; moist

900

end of bore
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__________________
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a perched water table
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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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Executive Summary
This report has been prepared to support a planning permit to develop a single dwelling at
645 Parkers Road, Wuk Wuk. The site is within the Bushfire Management Overlay (BMO)
and is required to demonstrate that the development has regard for the surrounding
bushfire hazards.
This report presents a comprehensive assessment of the hazards and suggests mitigation
measures to improve the protection of life and property for the single dwelling at 645
Parkers Road, Wuk Wuk. The site is within the Farming Zone (FZ1) and requires a Pathway 2
application to meet the objectives and approval measures of Clause 53.02 of the East
Gippsland Planning Scheme. As such a Pathway 2 style response has been adopted for this
report.
This report includes the following components:
•
•
•
•
•

A Clause 13.02-1S Assessment that considers the strategic intent of the East Gippsland
Planning Scheme.
A Bushfire Hazard Landscape Assessment that considers the landscape risk and whether
the Clause 53.02 modelled fire assumptions are adequate.
A Bushfire Hazard Site Assessment considering localised hazards, defendable space and
the bushfire attack level.
A Bushfire Management Statement that justifies the design response to the relevant
approval measures in Clause 53.02 from the East Gippsland Planning Scheme.
The Bushfire Management Plan that responds to the site and the proposed
development, including the standard CFA permit conditions.

The development site is in a rural area of Wuk Wuk. The immediate surrounds of the
development are classified as grassland, woodland and forest. Parkers Road is the main
egress route through this area. The site is a 7-minute travel time by car to the Lindenow
settlement, situated to the south-east.
The Bushfire Management Statement demonstrates that the defendable space objectives
can be met for Column C of Table 1 to Clause 53.02-5 in two directions, and Column A in tow
directions. A construction level of BAL29 to better address landscape fire risk, and access
and water supply provided.
Due to the proximity to forest, the proposed dwelling is expected to be affected by high
levels of ember attack and radiant heat in the event of a bushfire. Maximising separaton
from the forest hazard and an enhanced choice of materials according with Bushfire Attack
Level of BAL of 29 is deemed appropriate considering the distance from the off-site
vegetation and the proximity of grassland, woodland and forest vegetation.
The site can meet the approval measures within clause 53.02 for Table 1 to Clause 53.02-5,
with a BAL of 29 based on an FFDI of 100 and a flame temperature of 1090K.
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1.0 Introduction
This Bushfire Management Statement (BMS) has been prepared to enable the applicants to
respond to the requirements of Clause 44.06 Bushfire Management Overlay (BMO) (known from
this point on as Clause 44.06), and in accordance with the application requirements of Clause
53.02 – Bushfire Protection: Planning Requirements (known from this point on as Clause 53.02).
The statement contains these components:
1. A Clause 13.02-1S assessment that considers the strategic intent of the East Gippsland
Planning Scheme
2. A bushfire hazard landscape assessment including a plan that describes the bushfire hazard
of the general locality more than 150 metres from the site.
3. A bushfire hazard site assessment including a plan that describes the bushfire hazard within
150 metres of the proposed development. The description of the hazard has been prepared
in accordance with Section 2.2.3 to 2.2.5 of AS3959:2018 Construction of buildings in
bushfire prone areas (Standards Australia) and is supported by photographs to assist in
describing the bushfire hazard.
4. A bushfire management statement describing how the proposed development responds to
the requirements of Clause 44.06 and 53.02.
5. A bushfire management plan that spatially records the bushfire mitigation measures for
endorsement with the planning permit.

1.1 Application Details
Municipality
Title Description
Overlays
Zoning

East Gippsland Shire Council
Lot 1 PS745453
Bushfire Management Overlay (BMO)
Vegetation Protection Overlay – Schedule 1 (VPO1)
Erosion Management Overlay (EMO)
Farming Zone – Schedule 1 (FZ1)

1.2 Site Description
Site shape
Site area
Site Dimensions
Existing use and siting of
buildings and works on and near
the land
Existing vehicle arrangements
Nearest fire hydrant
Private bushfire shelter
Any other site features relevant
to bushfire risk
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Irregular
Approximately 546,274m2
The property has road frontage to Parkers Road of
approximately 433m, and a property depth of 1,110 metres
along the northern boundary.
Vacant
Access from Parkers Road
Not applicable
Not proposed
High level of vegetation throughout most areas of the site

Euca Planning Pty Ltd

1.3 Site Location

Figure One: Property Location – identified with the blue dashes central to the map
(VicPlan, 2021)

Figure Two: Property Location – 645 Parkers Road, Wuk Wuk (Google Maps, 2022)

2.0 Planning Policy Framework
2.1 Planning Policy Framework
Clause 71.02-3 (integrated decision making) of the Planning Scheme has been recently
amended and provides that:
6|Page
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Planning authorities and responsible authorities should endeavour to integrate the range of
policies relevant to the issues to be determined and balance conflicting objectives in favour of net
community benefit and sustainable development for the benefit of present and future
generations. However, in bushfire affected areas, planning authorities and responsible
authorities must prioritise the protection of human life over all other policy considerations.
Clause 13.02-1S (Bushfire) of the Planning Scheme applies to all decision making and
seeks to:
To strengthen the resilience of settlements and communities to bushfire through
risk-based planning that prioritises the protection of human life.
[Emphasis added]
Clause 13.02-1S includes a number of strategies to achieve that objective. Broadly these
strategies include:
• prioritising the protection of human life;
• requiring a robust assessment of the bushfire hazard and risk assessment before
any strategic or statutory decision is made; and
• directing population growth and new settlements to low-risk locations.
Importantly in relation to the protection of human life, clause 13.02-1S includes the
following requirements:

•
•

•

Give priority to the protection of human life by:
Prioritising the protection of human life over all other policy considerations.
Directing population growth and development to low-risk locations and ensuring
the availability of, and safe access to, areas where human life can be better
protected from the effects of bushfire.
Reducing the vulnerability of communities to bushfire through the consideration
of bushfire risk in decision-making at all stages of the planning process.

In relation to Bushfire hazard identification and assessment, clause 13.02-1S includes the
following relevant requirements:

•
•

•

Identify bushfire hazard and undertake appropriate risk assessment by:
Applying the best available science to identify vegetation, topographic and
climatic conditions that create a bushfire hazard.
Considering the best available information about bushfire hazard including the
map of designated bushfire prone areas prepared under the Building Act 1993 or
regulations made under that Act.
Considering and assessing the bushfire hazard on the basis of:
o Landscape conditions - meaning conditions in the landscape within 20
kilometres (and potentially up to 75 kilometres) of a site;
o Local conditions - meaning conditions in the area within approximately 1
kilometre of a site;
o Neighbourhood conditions – meaning conditions in the area within 400
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•

•

•

metres of a site; and
o The site for the development.
Consulting with emergency management agencies and the relevant fire authority
early in the process to receive their recommendations and implement
appropriate bushfire protection measures.
Ensuring that strategic planning documents, planning scheme amendments,
planning permit applications and development plan approvals properly assess
bushfire risk and include appropriate bushfire protection measures.
Not approving development where a landowner or proponent has not
satisfactorily demonstrated that the relevant policies have been addressed,
performance measures satisfied or bushfire protection measures can be
adequately implemented.

Importantly in relation to settlement planning, clause 13.02-1S includes the following
requirements:
Plan to strengthen the resilience of settlements and communities and prioritise
protection of human life by:
•

•

•

•

•

•
•

Directing population growth and development to low-risk locations, being those
locations assessed as having a radiant heat flux of less than 12.5
kilowatts/square metres under AS 3959-2009 Construction of Buildings in
Bushfire-prone Areas (Standards Australia, 2009).
Ensuring the availability of, and safe access to, areas assessed as a BAL-LOW
rating under AS 3959-2009 Construction of Buildings in Bushfire-prone Areas
(Standards Australia, 2009) where human life can be better protected from the
effects of bushfire.
Ensuring the bushfire risk to existing and future residents, property and
community infrastructure will not increase as a result of future land use and
development.
Achieving no net increase in risk to existing and future residents, property and
community infrastructure, through the implementation of bushfire protection
measures and where possible reduce bushfire risk overall.
Assessing and addressing the bushfire hazard posed to the settlement and the
likely bushfire behaviour it will produce at a landscape, settlement, local,
neighborhood and site scale, including the potential for neighborhood-scale
destruction.
Assessing alternative low risk locations for settlement growth on a regional,
municipal, settlement, local and neighborhood basis.
Not approving any strategic planning document, local planning policy, or
planning scheme amendment that will result in the introduction or intensification
of development in an area that has, or will on completion have, more than a BAL12.5 rating under AS 3959-2009.

In relation to use and development control in a Bushfire Prone area, clause 13.02-1S
includes the following relevant requirements:
8|Page
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Use and development control in a Bushfire Prone Area In a bushfire prone area
designated in accordance with regulations made under the Building Act 1993,
bushfire risk should be considered when assessing planning applications for the
following uses and development:
… Accommodation
When assessing a planning permit application for the above uses and
development:
-

Consider the risk of bushfire to people, property and community
infrastructure.
Require the implementation of appropriate bushfire protection measures
to address the identified bushfire risk.
Ensure new development can implement bushfire protection measures
without unacceptable biodiversity impacts.

When these strategies are read together it is clear that any future development would be
required to provide a considered assessment of the bushfire risk. As such, the development must
ensure it responds to bushfire risk. The purpose of this report is to undertake such an assessment
for the site including an assessment of the likely fire behaviour and the risk to future residents. It
is acknowledged that this site is subject to the Bushfire Management Overlay and Parts 3 to 5 of
this report specifically address the application requirements of Clause 44.06 and 53.02 of the East
Gippsland Planning Scheme.
In the context of strategic planning decisions, these strategies need to be read as on balance and
consider the ‘net increase in risk to existing and future residents’. As it relates to the objectives at
Clause 13.02-1S of the Planning Scheme, it is necessary to ensure that the protection of human
life is prioritised when decisions are made. However, the strategies listed at Clause 13.02-1S in the
Planning Scheme are not ‘mandatory requirements’ and it is not necessary to ‘tick every box’. It is
more important to ensure that decisions are consistent with the State policy objectives and build
resilient communities.

2.2 Planning Policy Framework Assessment
2.2.1 Objective
Clause 13.02-1S seeks to ‘strengthen the resilience of settlements and communities to bushfire
through risk-based planning that prioritises the protection of human life’.

2.2.2 Application
The policy must be applied to all planning and decision making under the Planning and
Environment Act 1987 relating to land which is within a designated bushfire prone area; or
subject to a Bushfire Management Overlay.
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Bushfire Prone Area and Bushfire Management Overlay
The planning proposal area is included in the Bushfire Prone Area (BPA). As described in Planning
Advisory Note 46 (2013), the BPA is a building regulation tool that identifies where moderate
bushfire hazard can be expected. It applies to areas subject to the BMO, and to areas that
experience a lower head fire intensity modelled to be between 4,000kW/m and 30,000kW/m.
This level of hazard informs areas declared as bushfire prone in the building system. Areas at the
upper end of the bushfire intensity range (that is 28,000kW/m and above and referred to as
BHL1b) are considered, where appropriate, for applying the BMO based on the advice of the
relevant fire authority. The land is contained in the BMO. The entire planning proposal site is
subject to the BPA and the BMO. The greater area in Wuk Wuk is also in the BPA and BMO
reflecting the moderate to high bushfire hazard that can be expected from the vegetation.
In December 2017, Clause 13.02-1S of the East Gippsland Planning Scheme was amended to
specifically refer to Bushfire Prone Areas and to strengthen the consideration of bushfire risk in all
planning decisions. As the site is fully contained within the Bushfire Prone Area, the minimum
level of construction for all dwellings is BAL 12.5, and this bushfire risk must be considered.

2.2.3 Strategies
Protection of human life
Give priority to the protection of human life
by:
Prioritising the protection of human life over
all other policy considerations

Response
-

Directing population growth and
development to low-risk locations and
ensuring the availability of, and safe access to,
areas where human life can be better
protected from the effects of bushfire.

-

Reducing the vulnerability of communities to
bushfire through the consideration of bushfire
risk in decision-making at all stages of the
planning process.
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-

This proposal provides for a single
dwelling that responds to the risk of
bushfire through siting and construction.
The proposal can be undertaken in a
manner that provide safety to the
residents
The lot has existed for many years and is
located in an established rural area with
established dwellings.
The single dwelling has been sited further
away from the greater hazard to the
north.
The overall design can respond to the
rural land and public land by setback from
the boundaries and establishment of
defendable space around the dwelling.
The existing road network facilitates safe
egress towards the Lindenow township.
Access and egress is facilitated from
Parkers Road.
An application to develop land needs to
articulate how the design responds to the
identified bushfire risk.
The single dwelling has been designed
and sited to respond to bushfire with the
assessment of the bushfire risk being
Euca Planning Pty Ltd

undertaken to ensure the dwelling
maximises the separation from the hazard
and achieves a radiant heat exposure no
greater than 29kW/m2 achieving
12.5kW/m2 in many directions.

Bushfire hazard identification and assessment
Identify bushfire hazard and undertake
appropriate risk assessment by:
Applying the best available science to identify
vegetation, topographic and climatic
conditions that create a bushfire hazard.

Response
-

-

Considering the best available information
about bushfire hazard including the map of
designated bushfire prone areas prepared
under the Building Act 1993 or regulations
made under that Act.

-

-

Applying the Bushfire Management Overlay in
planning schemes to areas where the extent of
vegetation can create an extreme bushfire
hazard

-

Considering and assessing the bushfire hazard
on the basis of:
• Landscape conditions - meaning the
conditions in the landscape within 20
kilometres and potentially up to 75
kilometres from a site;
• Local conditions - meaning conditions
in the area within approximately 1

-
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-

The East Gippsland Planning Scheme
relies on the planning proposal to
respond to bushfire based on current
assessment methods.
Clauses 13.02-1S, 44.06 and 53.02 are to
be considered for proposal.
Clause 71.02-3 Integrated Decision
Making strengthens the importance of
bushfire planning as an appropriate tool
to reconcile potential conflicts in design
and vision.
The assessment method aligns with
AS3959, and is provided in this report
(see Section 4).
Consistent with the revised Clause 13.021S, the planning proposal responds to
the Bushfire Prone Area and the Bushfire
Management Overlay.
This report demonstrates that sufficient
setbacks from the vegetation can be
achieved to meet Table 1 of Clause 53.02
in all directions, which is an appropriate
benchmark for this development.
Detailed design and consideration of the
development application is reinforced by
the preliminary planning drawings.
The BMO does apply to this land
recognising that the land is in an area of
high bushfire hazard. The BMO is
addressed in Sections 3 to 5 of this
report.
In light of the recent changes to Clause
13.02 and the addition of this
assessment requirement, an assessment
is provided in Section 3.0 of this report.
As it is a single dwelling in an established
area the site conditions are considered
through the Bushfire Hazard Site
Assessment.
Euca Planning Pty Ltd

kilometre from a site;
• Neighbourhood conditions - meaning
conditions in the area within 400
metres of a site; and,
• The site for the development
Consulting with emergency management
agencies and the relevant fire authority
early in the process to receive their
recommendations and implement appropriate
bushfire protection measures.
Ensuring that strategic planning documents,
planning scheme amendments, planning
permit applications and development plan
approvals properly assess bushfire risk and
include appropriate bushfire protection
measures

-

The landscape considerations show that
BAL29 is sufficient to address the major
fire risk from beyond the site when noncombustible material choices are made.

-

It is expected that this development
would be referred to CFA for
consideration as it is in the Bushfire
Management Overlay.

-

Not approving development where a
landowner or proponent has not satisfactorily
demonstrated that the relevant policies have
been addressed, performance measures
satisfied or bushfire protection measures can
be adequately implemented.

-

The content of this report provides a
solid foundation for the design and
subsequent approval of the planning
proposal, with regard to bushfire risk.
Assessing the site-based bushfire risk
and including appropriate bushfire
protection measures (e.g. managed land,
BALs, separation from the hazard)
enables the achievement of the direction
of the Planning Scheme.
This element of the revised Clause 13.021S is the most important element and
empowers the Responsible Authority to
not approve a permit application until it
is satisfied with the bushfire protection
measures being implemented.
This report demonstrates that the risk of
bushfire should not be a reason for
refusal.

-

-

Settlement Planning
Plan to strengthen the resilience of
settlements and communities and prioritise
protection of human life by:
Directing population growth and
development to low-risk locations, being
those locations assessed as having a radiant
heat flux of less than 12.5 kilowatts/square
metres under AS 3959-2009 Construction of
Buildings in Bushfire-prone Areas (Standards
Australia, 2009).

Response
-

-
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Recognising the land is an established lot
in an area that interfaces with rural land
and public land with forest in the greater
landscape, there is a high risk from
bushfire. Development of land with a
dwelling should only proceed where all
elements of the BMO are achieved.
This report demonstrates that this goal is
achieved including the provision of the
greatest separation from the hazard and
an increased level of construction given
the constraints of the existing
infrastructure and rocky terrain of the
property.
The single dwelling is assessed as having a
Euca Planning Pty Ltd

Ensuring the availability of, and safe access to,
areas assessed as a BAL-LOW rating under AS
3959-2009 Construction of Buildings in
Bushfire-prone Areas (Standards Australia,
2009) where human life can be better
protected from the effects of bushfire
Ensuring the bushfire risk to existing and
future residents, property and community
infrastructure will not increase as a result of
future land use and development.
Achieving no net increase in risk to existing
and future residents, property and
community infrastructure, through the
implementation of bushfire protection
measures and where possible reduce bushfire
risk overall.
Assessing and addressing the bushfire hazard
posed to the settlement and the likely
bushfire behaviour it will produce at a
landscape, settlement, local, neighbourhood
and site scale, including the potential for
neighbourhood-scale destruction.

-

radiant heat of less than 12.5kW/m2.
The nature of the settlement of Wuk
Wuk, provides ready access with a 6minute drive to the established Lindenow
settlement, that constitute BAL-LOW.

-

The establishment and maintenance of
defendable space will accompany the
approval of a dwelling.

-

The single dwelling will implement the
current regulations pertaining to bushfire
construction. This measure has been
implemented in the design of the building
and will be carried out through to the
completion of the building.
In light of the recent changes to Clause
13.02 and the addition of this assessment
requirement, an assessment is provided
in Section 3.0 and 4.0 of this report.
As it is a dwelling in the BMO, and is a
replacement dwelling, the site conditions
are best considered through the Bushfire
Hazard Site Assessment methodology.
It is considered that neighbourhood-scale
destruction is possible and has been
demonstrated to occur by the 2019-2020
East Gippsland Fires.
Sufficient opportunities for egress and
relocation to safety are provided.
The proposal is in an existing lot in an
establishing rural living area at the
northern part of the Wuk Wuk
settlement.
The proposal is a statutory planning
application only.

-

-

-

Assessing alternative low risk locations for
settlement growth on a regional, municipal,
settlement, local and neighbourhood basis.

-

Not approving any strategic planning
document, local planning policy, or planning
scheme amendment that will result in the
introduction or intensification of
development in an area that has, or will on
completion have, more than a BAL-12.5 rating
under AS 3959-2009.

-

Areas of high biodiversity conservation value
Ensure settlement growth and development approvals can implement bushfire protection
measures without unacceptable biodiversity impacts by discouraging settlement growth and
development in bushfire affected areas that are of high biodiversity conservation value.
Assessment of the development
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-

There is no significant vegetation that requires removal.
Only grassy vegetation required to be removed is for the building envelope and vehicle access
The site is situated at the most optimum position regarding bushfire threat and access
Use and development control in a Bushfire Prone Area
In a bushfire prone area designated in accordance with regulations made under the Building Act
1993, bushfire risk should be considered when assessing planning applications for
accommodation.
Assessment of the proposal’s response: As the proposal is to develop a dwelling, and ‘dwelling’ is a
nested term in the ‘accommodation’ group this section of Clause 13.02-1S is relevant.
When assessing a planning permit application
for the above uses and development:
Consider the risk of bushfire to people,
property and community infrastructure.

Response

Require the implementation of appropriate
bushfire protection measures to address the
identified bushfire risk.

-

Ensure new development can implement
bushfire protection measures without
unacceptable biodiversity impacts.

-

-

Consistent with Clause 13.02-1S, Clause
53.02 of the Scheme has been used as a
guide and is supported by a landscape
analysis that demonstrates that the risk
to people, property and the asset can be
appropriately mitigated by its inherent
design features in this specific location –
specifically siting, separation from the
hazard, building construction, and
defendable space.
The development provides a siting that
achieves Column C separation from the
hazard in all directions except for south
where Column C separation is achieved,
and the design of the dwelling is in
accordance with BAL29 of AS3959.
Some grassy vegetation is removed, and
the lot is for dwelling purposes.

2.2.4 Policy Guidelines
Planning must consider as relevant:
Any relevant approved State, regional and
municipal fire prevention plan.

AS 3959-2009 Construction of Buildings in
Bushfire-prone Areas (Standards Australia,
2009).
Building in bushfire-prone areas - CSIRO &
Standards Australia (SAA HB36- 1993, May
1993).
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Response
- Fire prevention measures of the East
Gippsland Shire Municipal Fire
Prevention Plan ensure the roadsides and
the fire breaks in the area are managed.
Management of the public land occurs as
part of the township protection.
- This is relevant through the derivation of
Bushfire Attack Levels, and is considered
when referring to BAL29
- This is the handbook to AS3959 and does
not need to be considered directly by the

Euca Planning Pty Ltd

Any Bushfire Prone Area map prepared under
the Building Act 1993 or regulations made
under that Act.

-

planning proposal. 2018 is the current
standard.
The updated Bushfire Prone Area map
has been considered in this report.

3.0 Bushfire Hazard Landscape Assessment
The Bushfire Hazard Landscape Assessment includes a plan that describes the bushfire hazard of the
general locality surrounding the site (Figure Three, additionally a copy is provided in Appendix One).

Figure Three – Bushfire Hazard Landscape Assessment
The landscape risk of a site is an important consideration when mitigating bushfire hazards. The
landscape risk is the combination of several elements in the surrounding landscape. These relate to
the vegetation extent, the area available to a landscape bushfire, the orientation of the ridgelines
and the steepness of the terrain, the accessibility to low threat areas and the quality of the road
networks surrounding the site.
This site is 33.5 metres west of Parkers Road 29 metres north of the south boundary, in a clearing
sitting on the high contour. Forested vegetation surrounds the property for great distances in most
directions and farmland is prominent in the greater area to the south.
The site is considered ‘Landscape Type 3’ as defined by DELWP guidance:
•
•

The type and extent of vegetation located more than 150 metres from the site may result in
neighbourhood-scale destruction as it interacts with the bushfire hazard on and close to a
site.
Bushfire can approach from more than one aspect.
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•
•

The site is located in an area that is not managed in a minimum fuel condition.
Access to an appropriate place that provides shelter from bushfire is not certain.

The site will experience landscape fire scenarios that are not all within the assumptions of the
Bushfire Management Overlay. The design of the dwelling, the defendable space and consideration
of egress is necessary to develop an appropriate site-responsive design. The site will experience
ember attack, radiant heat and localised ignitions associated with the landscape fire. The site could
experience convection column collapse from the north and west.

3.1 Regional Bushfire Planning Assessment
The Regional Bushfire Planning Assessment (RBPA) for the Gippsland Region (2012) provides a highlevel analysis of locations where the bushfire hazard may impact on planning objectives. The RBPA
provides information where a range of land use planning matters intersect with a bushfire hazard to
influence the level of risk to life and property from bushfire. This information is required to be used
as part of strategic land use and settlement planning at the regional, municipal and local levels.
“The RBPA is not a statutory planning provision and does not directly translate into planning
schemes. However, it complements planning scheme provisions such as the Bushfire
Management Overlay (BMO) by providing spatial and qualitative information from a variety
of sources which together can inform considerations about where bushfire should be
assessed early in the strategic planning process.” RBPA – Gippsland Region (2012)
After review of the RBPA, it is noted that there is specific reference to this area.

3.2 Vegetation extent in the broader landscape
The vegetation in the broader landscape is predominantly grassland in the southerly directions and
forest existing in the greater landscape, including the Mitchell River National Park (west) and Mount
Alfred State Forest (east).
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Figure Four – Ecological vegetation class group map (NatureKit, 2021) showing Grassy
Dry Forest (green) Lowland Forest (cream) and Lowland herb rich forest (RF cream).

3.3 Topography
The topography of the surrounding landscape is typical of this area of Wuk Wuk. The surrounding
area is characterised by forest in the broader landscape, rising north east of the site and farming
community with grazing paddocks towards the south and far south-western and south-eastern
directions. The topography and the fuel load within this landscape will contribute to a moderate
bushfire under certain climatic conditions, impacting property by localised ignition, minor radiant
heat and ember attack.

Figure Five – Topography of surrounding landscape (VicPlan, 2022) Site boundaries
identified by blue dashes.

3.4 Surrounding Road Network
The planning proposal site has its frontage to Parkers Road. This access is a local road and the
property is located along the road. The road provides egress to the Wuk Wuk settlement and the
township of Lindenow to the south-east.

3.5 Bushfire History of the Area
There is significant history in the immediate and broader landscape. The area has large expanses of
National Park and State forests. This area is the southern side of the Great Dividing Range but with
significant areas of shallow soil and dry forest environment experiences quick drying weather.
Significant Bushfires and planned burns are prevalent for the greater area in this area of East
Gippsland. Predominately in the heavily forested areas throughout the region as highlighted below.
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Figure Six: Fire History Map (NatureKit, 2021)

3.6 Bushfire Scenarios
The site is at a high risk of bushfire due to its location adjacent forest and in a rural location
surrounded by forest in the broader landscape. The grazing land in the greater southern aspect
provides some moderation to the effects of bushfire on the dwelling. Consideration of the potential
bushfire behaviour local to the site has been undertaken in refining the options and to inform the
building design, siting, extent of vegetation management and building construction levels.
Scenario 1 – Bushfire from the north
A fire approaching from the north has the potential for a long fire run exceeding 75 kilometres and
propagated by rugged terrain and hot, strong winds. This fire can be a landscape fire and be outside
the assumptions of the Bushfire Management Overlay due to the ruggedness. The fire will present
to the site as massive ember attack, moderate radiant heat and localised ignition. This fire may
block egress from the site by providing spotting across the top of the dwelling and initating grassfires
to the south. Early evacuation is advisable.
Scenario 2 – Bushfire from the west
A fire approaching from the west has the potential for a long fire run for more than 75 kilometres
predominately through public forest and private properties to the west. A convection column is
likely to be established by this fire which is likely to collapse when approaching the Mitchell River
area. If a convection column collapse occurs, massive ember attack will contribute to significant
local ignitions. This fire can be part of a larger landscape fire and be outside the assumptions of the
Bushfire Management Overlay. The fire will present to the site as ember attack, moderate radiant
heat and localised ignition. This fire may block egress from the site, and early evacuation is
advisable.
Scenario 3 – Bushfire from the south-west
A fire approaching from the south-west has the potential for a long fire run for more than 15
kilometres predominately through private properties and some forested areas. A convection
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column is likely to be established by this fire which may collapse when approaching the site. If a
convection column collapse occurs, massive ember attack will contribute to significant local
ignitions. Gullies to the south-west of the site pose a potential path of travel for this fire. This fire
can be part of a larger landscape fire and be outside the assumptions of the Bushfire Management
Overlay. The fire will present to the site as ember attack, moderate radiant heat and localised
ignition. This fire may block egress from the site, and early evacuation is advisable.

Scenario 4 – Bushfire from other directions
The other scenarios for this site are dominated by forest or grassland. Grazing and cropping lands to
the south is interspersed with road networks, dwellings and patches of vegetation. Fire spread in this
scenario is expected to emanate from Scenario 1, 2 or 3. The fire will present to the site as radiant
heat and ember attack. This fire may block egress from the site to the south, and early evacuation is
advisable.

3.7 Neighbourhood Safer Place – Place of Last Resort
There are no nearby designated Neighbourhood Safer Place – Place of Last Resort. Egress to areas of
such as the Lindenow township or further east to Bairnsdale give safer options.
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4.0 Bushfire Hazard Site Assessment
The Bushfire Hazard Site Assessment includes a plan that describes the bushfire hazard within 150
metres of the proposed development. The description of the hazard is prepared in accordance with
AS 3959 Construction of buildings in bushfire prone areas (Standards Australia) excluding any
exclusions i.e. paragraph (a) of section 2.2.3.2 (Vegetation exclusions). Refer to Figure Seven, and a
larger copy is provided in Appendix Two.

Figure Seven – Bushfire Hazard Site Assessment

4.1 Vegetation
The vegetation within the 150-metre assessment area was classified according to AS 3959, Practice
Note 65 (DTPLI 2014) and the Overall Fuel Hazard Assessment Guide (DSE, 2010).
The Bushfire Hazard Site Assessment has been conducted to deliver the ‘Bushfire hazard
identification and assessment’ strategy outlined in Clause 13.02-1S of the Scheme. This report
demonstrates that the application meets the objective of Clause 13.02-1S ‘To strengthen the
resilience of settlements and communities to bushfire through risk-based planning that prioritises the
protection of human life’ by avoiding the bushfire hazard using maximum separation, and
implementing bushfire mitigation measures that respond to the planning zone, the neighbourhood
and site context, and the outcome of the assessment.
The Standard AS 3959 approach uses a generalised description of vegetation based on the AUSLIG
Australian Natural Resources Atlas” No.7 Native Vegetation classification system. According to this
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method, vegetation can be classified into seven categories. Each category indicates a particular type
of fire behaviour and these categories or classifications are then used to determine bushfire
intensity. Information gained from the Ecological Vegetation Classes (Figure Four) reinforces the
vegetation classification chosen and provides an indication of connectivity within the greater
landscape.
The forms of classifiable vegetation identified on this site are described below.
Vegetation Classification: Grassland
AS3959:2018 Definition:
All forms, including situations with shrubs and trees, if the over storey foliage cover is less than 10%.
Site Description:
The proposed dwelling site has grassland in all directions interspersed with forms of woodland and
forest in most directions The grassland is essentially flat and used for grazing.

Image One – Typical vegetation of the site showing grassland, woodland and forest in the gully to
the west of the proposed dwelling.
Vegetation Classification: Forest
AS3959:2018 Definition:
Open forest or Low open forest – Trees 10-30 m high; 30-70% foliage cover (may include understorey
of sclerophyllous low trees and tall scrubs or grass). Typically dominated by eucalypts.
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Site description:
The land has forest approximately 111 metres to the north, 30 metres to the west and 87 metres to
the south. The forest is on flat land.

Image Two – Typical forest, photo taken looking north from the site.
Vegetation Classification: Woodland
AS3959:2018 Definition:
Woodland or Open woodland – Trees 10-30 m high; 10-30% foliage cover dominated by eucalypts;
understorey or low trees to tall shrubs typically dominated by Acacia, Callitris or Casuarina.
Site description:
The land has woodland between the grassland and the forest. It is very open with only grass
understorey and a significant number of ‘paddock trees’.
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Image Three – Typical woodland in front of forest, photo taken looking south from the proposed
dwelling.
Vegetation Classification: Low Threat Vegetation
AS3959:2018 Definition:
2.2.3.2 Exclusions – Low threat vegetation and non-vegetated areas
The following vegetation shall be excluded from a BAL assessment:
(a) Vegetation of any type that is more than 100 m from the site
(b) Single areas of vegetation less than 1 ha in area and not within 100 m of other areas of
vegetation being classified vegetation.
(c) Multiple areas of vegetation less than 0.25 ha in area and not within 20 m of the site, or each
other or of other areas of vegetation being classified vegetation.
(d) Strips of vegetation less than 20 m in width (measured perpendicular to the elevation exposed to
the strip of vegetation) regardless of length and not within 20 m of the site or each other, or
other areas of vegetation being classified vegetation.
(e) Non-vegetated areas, that is, areas permanently cleared of vegetation, including waterways,
exposed beaches, roads, footpaths, buildings and rocky outcrops.
(f) Vegetation regarded as low threat due to factors such as flammability, moisture content or fuel
load. This includes grassland managed in a minimal fuel condition, mangroves and other saline
wetlands, maintained lawns, gold courses (such as playing areas and fairways), maintained
public reserves and parklands, sporting fields, vineyards, orchards, banana plantations, market
gardens (and other non-curing crops), cultivated gardens, commercial nurseries, nature strips
and windbreaks.
NOTES:
1. Minimal fuel condition means there is insufficient fuel available to significantly increase the
severity of the bushfire attack (recognizable as short-cropped grass for example, to a
nominal height of 100 mm).
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2. A windbreak is considered a single row of trees used as a screen or to reduce the effect of
wind on the leeward side of the trees.
Site description:
The site will ultimately have low threat vegetation in the immediate surrounds of the dwelling site.
At this point in time the road is all that can be considered, due to its non-vegetated state.

4.2 Topography
The topography of the site and the surrounding area is characterised by the fall to the south-west
from the north and north-east. The greater surrounds comprise of forest to the east through to the
north and established farmland to the direct east and south.

Figure Eight – Topography local to the site (VicPlan, 2021)

4.3 Separation from the Hazard and Bushfire Attack Level for the Proposed
Development
The bushfire attack level (BAL) is a means of measuring the severity of a building’s potential
exposure to ember attack, radiant heat and direct flame contact, using increments of radiant heat
expressed in kilowatts per meter squared. The BAL is also the basis for establishing the requirements
for construction to improve protection of building elements from attack by bushfire.
The highest BAL determines the construction requirements for the single dwelling. A reduction of
one BAL level may be applied if facades of the house are shielded from the bushfire hazard. The BAL
for this site has been calculated using a Forest Fire Danger Index (FFDI) of 100 and a Flame
Temperature of 1090K. These parameters are in accordance with the risk parameters set in Clause
53.02.
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An assessment of the site conditions without modification was made and informs the BAL
assessment (Table 1).
Table 1 – Separation from the Hazard Assessment (without modification)
Orientation
Classified
Average slope
Separation
vegetation
under
distance
classifiable
vegetation
North-east
Forest
Flat
111 metres
Woodland
2 Degrees
68 metres
downslope
Grassland
Flat
0 metres
South-east
Forest
Flat
30 metres
Grassland
Flat
0 metres
South-west
Grassland
Flat
0 metres
Forest
Flat
87 metres
Woodland
Flat
35 metres
North-west
Woodland
Flat
51 metres
Grassland
Flat
0 metres
Table 2 – Separation determination
Orientation
Highest threat
vegetation
North-east

Forest

Average slope
under
classifiable
vegetation
Flat

South-east

Forest

Flat

30 metres

South-west

Forest

Flat

87 metres

North-west

Woodland

Flat

68 metres

Separation
achieved
Column A
Column A
< Column D
Column C
< Column D
< Column D
Column A
Column A
Column A
< Column D

Separation
distance
currently

Separation
achieved

111 metres

Column A
BAL12.5
Column C
BAL29
Column A
BAL12.5
Column A

In determining the defendable space to be established the following principles have been applied:
•
•
•

The vegetation onsite will be managed to defendable space requirements for Column A –
Forest – Flat in all directions (or to the boundary where lesser).
The dwelling siting is to achieve maximum separation from the hazard by being in the southeastern corner, closer to grassland than forest.
The dwelling is sited 24 metres from the southern boundary. The property owner is
reluctant to move the dwelling further north as it would approach forest. This separation
exceeds that required for Column A – Grassland – Flat, being 19 metres. There is no reason
to assume the land to the south will increase in forestation.
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5.0 Bushfire Management Plan

Figure Nine: Bushfire Management Plan; Refer to Appendix Three for the large version
of the Bushfire Management Plan

5.1 Proposed Planning Permit Conditions
The following are the expected planning permit conditions.
The bushfire management plan prepared by Euca Planning (Version 1, dated 25/03/2022) be
endorsed by the Responsible Authority and form part of this permit.

5.2 Design Response Against Clause 53.02
In accordance with Clause 44.06 Bushfire Management Overlay a response is provided against
Clause 53.02. A selection of the sub clauses and associated objectives, approved measures (AM),
alternative measures (AltM) and decision guidelines applies to this application. Table 4 details
which clauses are relevant to this application and the following pages demonstrate how the
requirements have been met for each relevant standard.
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Table 4 - Specification of Relevant Clauses
Clause
Approved Achieved
Measure
Clause 53.02-3
AM 1.1
Not applicable
Dwelling in existing
AM 1.2
Not applicable
settlements –
AM 1.3
Not applicable
Bushfire protection
objective
Clause 53.02-4.1
AM 2.1
Applicable
Landscape, siting and
design objectives

Clause 53.02-4.2
Defendable space
and construction
objectives

Clause 53.02-4.3
Water supply and
access objectives
Clause 53.02-4.4
Subdivision
objectives

AM 2.2

Applicable

AM 2.3

Applicable

AM 3.1

Applicable

AM 3.2
AltM 3.3
AltM 3.4
AltM 3.5
AltM 3.6
AM 4.1

Not applicable
Not applicable
Not applicable
Not applicable
Not applicable
Applicable

AM 4.2
AM 5.1
AM 5.2
AM 5.3
AM 5.4
AM 5.5

Not applicable
Not applicable
Not applicable
Not applicable
Not applicable
Not applicable

Justification

The proposed single dwelling is
planned in accordance with principles
of bushfire mitigation as described in
Clause 53.02
The proposed single dwelling is best
sited as described in Clause 53.02
The proposed building will be
designed to meet the requirements of
BAL29 as described in Clause 53.02
The proposed single dwelling has all
defendable space is located on site
and meets the requirements of Table
2, Column C as described in Clause
53.02

The proposed single dwelling will be
provided with a water supply and
vehicular access near the main road as
described in Clause 53.02

The following part of the application outlines each of the relevant clauses and provides justification
as to how this design responds to the requirements.
Clause 53.02-2.1 Bushfire Protection Objective
Landscape, siting and design objective
Development is appropriate having regard to the nature of the bushfire risk arising from the
surrounding landscape.
Development is sited to minimise the risk from bushfire.
Development is sited to provide safe access for vehicles, including emergency vehicles.
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Building design minimises vulnerability to bushfire attack.
Approved Measure
AM 2.1

Requirement
The bushfire risk to the development from the landscape beyond the
site can be mitigated to an acceptable level.
Response: The site is in an area that has forest in the greater
landscape and particularly north and east local to the site. The land
has grassland to the west and south. Extensive fire runs of over 75
kilometres through public forests and national parks, propagated by
rugged terrain and warm weather exists to the north and the west.
The land sits in a region that has seen significant fire history. The
proposal provides a level of construction BAL29 to respond to massive
ember attack and a minimum Column C separation from the hazard to
maximise the separation from the hazard and minimise radiant heat
presenting to the dwelling as far as is practicable given the soil
qualities and existing infrastructure on the land. This siting is in the
far south-east aspect of the property away from the higher forest
hazard areas. The proposal responds to the risk of convection column
collapse and rapid onset of multiple points of fire, as far as the owner
deems practicable. Scenarios are detailed earlier in this report. it is
noted that site has reasonable access provided early notification of
fire is received. The bushfire scenarios are not all within the scope of
the Bushfire Management Overlay assumptions and this has been
discussed earlier in the report. The bushfire risk to the development
from the landscape beyond the site can be mitigated to by adopting a
minimum Column C of Table 2 to Clause 53.02-5 separation, a siteresponsive defendable space that exceeds Column C in all directions
where possible, and BAL29 construction.

AM 2.2

A building is sited to ensure the site best achieves the following:
• The maximum separation distance between the building and
the bushfire hazard
• The building is in close proximity to a public road
• Access can be provided to the building for emergency
services vehicles
Response: The single dwelling is to be sited in a cleared area
approximately 33 metres from the road and 24 metres from the south
boundary, achieving separation from the boundaries, the forest and
maintaining all defendable space being onsite. The dwelling will be
accessed by an all-weather driveway directly from the public road.
Emergency vehicles will be able to access the building and water
supply from the access, with turning near the water supply, and
dwelling. The dwelling is not located 48 metres (Column A forest)
from the southern and eastern boundaries as that would take the
dwelling closer to the main forest and the owner does not want to be
any closer.

AM 2.3
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A building designed to be responsive to the landscape risk and
reduce the impact of bushfire on the building.
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Response: The proposed single dwelling is a modest design with an
iron roof, and masonry walls and slab. Aluminium windows are
provided, and lightweight cladding is non-combustible. The alfresco
area faces north as the home is self-sufficient and needs to maximise
solar efficiencies. Discussion has been had with the draftsperson and
the owner has adopted bushfire design principles that they are willing
to incorporate.

Clause 53.02-2.2 Defendable space and construction objective
Defendable space and building construction mitigate the effect of flame contact, radiant heat and
embers on buildings.
Approved Measure
AM 3.1

Requirement
A building used for a dwelling (including an extension or alteration
to a dwelling), a dependent person’s unit, industry, office or retail
premises is provided with defendable space in accordance with:
• Table 2 Columns A, B or C and Table 6 to Clause 53.05 wholly
within the title boundaries of the land; or
• If there are significant siting constraints, Table 2 Column D
and Table 6 to clause 53.02-5.
The building is constructed to the bushfire attack level that
corresponds to the defendable space provided in accordance with
Table 2 to Clause 53.02-5.
Response: The proposed single dwelling is sited within 150 metres of
forest to the north, east and south. Low levels of grassland exists in
most directions within the near area of the building envelope before it
intertwines with woodland. All vegetation apart from that on the west
to north-west sits on relatively flat land. The grassland to the west to
north-west transitions to woodland and then forest as it heads
downslope into a gully. The initial angles sits around 2 degrees
downslope before it is out of the 150m survey area. The siting
achieves the best separation from the hazards given the proximity of
boundaries. The building achieves a separation from the hazard that
is within Column C of Table 2 of Clause 53.02-5, given the grassland
proximity to the south. The defendable space is located entirely onsite
with a reliance on the southern land being retained as grassland. The
buildings will be designed to meet the non-combustible requirements
of BAL29 as detailed in AS3959-2018, to better respond to ember
attack.

Clause 53.02-2.3 Water supply and access objectives
A static water supply is provided to assist in protecting property.
Vehicle access is designed and constructed to enhance safety in the event of a bushfire.
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Approved Measure
AM 4.1

Requirement
A building used for a dwelling (including an extension or
alteration to a dwelling), a dependent person’s unit, industry,
office or retail premises is provided with:
• A static water supply for firefighting and property
protection purposes specified in Table 4 to Clause 53.025.
• Vehicle access that is designed and constructed as
specified in Table 5 to Clause 53.02-5.
The water supply may be in the same tank as other water
supplies provided that a separate outlet is reserved for
firefighting water supplies.
Response: The proposed single dwelling is to be served by a new
static water supply for firefighting by a tank constructed of noncombustible material located adjacent the proposed dwelling and
and within 4 metres of access from the driveway.

Image Five – Parkers Road looking south showing the egress and
roadside forest vegetation as can be seen from the driveway.

Image Five – Parkers Road looking south showing the egress and roadside forest vegetation as can
be seen from the driveway.
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6.0 References
Standards Australia (2018) Construction of Buildings in Bushfire Prone Areas. Standards Australia,
North Sydney, NSW.
The State of Victoria - Department of Environment, Land, Water and Planning (2022) NatureKit.
The State of Victoria Department of Environment, Land, Water and Planning (2015) Fire Operations
Plan 2015/16-2017/18 Gippsland Region.
The State of Victoria Department of Planning and Community Development (2012) Regional Bushfire
Planning Assessment – Gippsland Region.
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7.0 Appendices
Appendix One: Bushfire Hazard Landscape Assessment
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Appendix Two: Bushfire Hazard Site Assessment

33 | P a g e

Euca Planning Pty Ltd

Appendix Three: Bushfire Management Plan
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BUSHFIRE MITIGATION MEASURES
Bushfire Construction Level
•

All construction works need to comply with a minimum BAL of BAL29 from AS 3959.

Defendable space
Defendable space extending around the dwelling for a distance of 48 metres or to the
property boundary will be managed in accordance with the following requirements:
•
•
•
•
•
•
•
•
•

Grass must be short cropped and maintained during the declared fire danger
period.
All leaves and vegetation debris must be removed at regular intervals during the
declared fire danger period.
Within 10 metres of a building, flammable objects must not be located close to
the vulnerable parts of the building.
Plants greater than 10 cm in height must not be placed within 3m of a window or
glass feature of the building.
Shrubs must not be located under the canopy of trees.
Individual and clumps of shrubs must not exceed 5sq. metres in area and must be
separated by at least 5 metres.
Trees must not overhang or touch any elements of the building.
The canopy of trees must be separated by at least 5 metres.
There must be a clearance of at least 2 metres between the lowest tree branches
and ground level.

Firefighting water supply

Provide 10,000 litres of effective water supply for firefighting purposes which must:
•
•
•
•
•
•
•
•

Be stored in an above ground water tank constructed of concrete or metal.
Have all fixed above-ground water pipes and fittings required for firefighting purposes
made of corrosive resistant metal.
Include a separate outlet for occupant use.
Be readily identifiable from the building or appropriate identification signage to the
satisfaction of the relevant fire authority.
Be located within 60 metres of the outer edge of the approved building.
The outlet/s of the water tank must be within 4m of the accessway and be unobstructed.
Incorporate a separate ball or gate valve (British Standard Pipe (BSP) 65mm) and coupling
(64 mm CFA 3 thread per inch male fitting).
Any pipework and fittings must be a minimum of 65 mm (excluding the CFA coupling).

Access
Provide access for firefighting purposes which meets the following requirements:
•
•
•
•
•
•
•

All-weather construction.
A load limit of at least 15 tonnes.
A minimum trafficable width of 3.5 metres.
Be clear of encroachments for at least 0.5 metres on each side and at least 4 metres
vertically.
Curves must have a minimum inner radius of 10 metres.
The average grade must be no more than 1 in 7 (14.4%) (8.1°) with a maximum grade of
no more than 1 in 5 (20% (11.3°) for no more than 50 metres.
Dips must have no more than a 1 in 8 (12.5 per cent) (7.1 degrees) entry and exit angle.
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GENERAL NOTES

GN.01-

DO NOT SCALE DRAWINGS, USE WRITTEN DIMENSIONS ONLY.SITE PLAN MEASUREMENTS IN METERS, ALL OTHER DIMENSIONS IN MILLIMETERS.

GN.02- THE OWNER/BUILDER, SUBCONTRACTOR SHALL VERIFY ALL DIMENSIONS, LEVELS, SETBACKS AND SPECIFICATIONS PRIOR TO COMMENCING ANY WORKS OR ORDERING
MATERIALS AND SHALL BE RESPONSIBLE FOR ENSURING THAT ALL BUILDING WORKS CONFIRM TO THE BUILDING REGULATIONS 2006, THE BUILDING CODE OF AUSTRALIA 2008,
AND ALL RELEVANT A.S CODES (CURRENT EDITIONS) BUILDING REGULATIONS, LOCAL BY LAWS AND TOWN PLANNING REQUIREMENTS, REPORT ALL DISCREPANCIES TO GAMCORP
FOR CLARIFICATION.
GN.03-

ALL WORKS SHALL COMPLY WITH BUT NOT BE LIMITED TO THE FOLLOWING AUSTRALIAN STANDARDS:
AS 1170
MINIMUM DESIGN LOADS ON STRUCTURES
AS 1170.2-2011(R2016)
WIND LOADS
AS 1170.3-2003
SNOW LOADS
AS/NZS 1170
STRUCTURAL DESIGN ACTIONS
AS 1288-2006
GLASS IN BUILDINGS- SELECTION AND INSTALLATION.
AS 1428 (set) 2010
DESIGN FOR ACCESS AND MOBILITY
AS 1428.1-2009
GENERAL REQUIREMENTS FOR ACCESS-NEW BUILDING WORK
AS 1428.4-2009
TACTILE GROUND SURFACE INDICATORS FOR THE ORIENTATION OF PEOPLE WITH VISION IMPAIRMENT
AS 1562
DESIGN AND INSTALLATION OF SHEET ROOF & WALL CLADDING
AS 1562.1-2018
METAL
AS/NZS 1668 - 2016
THE USE OF VENTILATION AND AIRCONDITIONING IN BUILDINGS
AS 1670
FIRE DETECTION, WARNING, CONTROL AND INTERCOM SYSTEMS
AS 1670.1-2018
FIRE
AS 1670.3-2018
FIRE ALARM MONITORING
AS 1670.4-2018
SOUND SYSTEMS AND INTERCOM SYSTEMS FOR EMERGENCY PURPOSES
AS 1684
RESIDENTIAL TIMBER-FRAMED CONSTRUCTION
AS 1684.2-2010
NON-CYCLONIC AREAS
AS 1684.3-2010
CYCLONIC AREAS
AS 1684.4-2010
SIMPLIFIED-NON-CYCLONIC AREAS
AS 1684.1-1999
NATIONAL TIMBER FRAMING CODE
AS 1860.2-2006 (R2016)
INSTALLATION OF PARTICLE FLOORING
AS 1926 SET - 2012
SWIMMING POOL SAFETY
AS 1926.1-2012
FENCING FOR SWIMMING POOLS
AS 1926.2-2007 (R2016)
LOCATION OF FENCING FOR PRIVATE SWIMMING POOLS
AS 1926.3-2010 (R2016)
WATER RECIRCULATION AND FILTRATION SYSTEMS
AS 2047-2014
WINDOWS IN BUILDINGS- SELECTION & INSTALLATION.
AS 2049-2002(R2015)
ROOF TILES
AS 2050-2018
INSTALLATION OF ROOFING TILES
AS 2870-2011
RESIDENTIAL SLABS AND FOOTINGS- CONSTRUCTION
AS 2904-1995
DAMP-PROOF COURSES AND FLASHINGS.
AS/NZS 2918-2018
DOMESTIC SOLID FUEL BURNING APPLIANCES-INSTALLATION
AS/NZS 3500.2-2018
SANITARY PLUMBING AND DRAINAGE-ACCEPTASBLE SOLUTIONS
AS 3600-2018
CONCRETE STRUCTURES
AS 3660.1-2014
TERMITE MANAGEMENT- NEW BUILDING WORK
AS 3700- 2018
MASONRY STRUCTURES
AS 3740- 2010
WATERPROOFING OF WET AREAS WITHIN RESIDENTIAL BUILDINGS A.S.3786- 1993 SMOKE ALARMS
AS 3798-2007
GUIDELINES ON EARTHWORKS FOR COMMERCIAL AND RESIDENTIAL DEVELOPMENTS
AS 3959-2018
CONSTRUCTION OF BUILDINGS IN BUSHFIRE-PRONE AREAS
AS 4055-2012
WIND LOADS FOR HOUSING
AS 4072.1-2005 (R2016)
COMPONENTS FOR THE PROTECTION OF OPENINGS IN FIRE-RESISTENT SEPARATING ELEMENTS
AS 4100-1998 (R2016)
STEEL STRUCTURES
AS 4256-2006 (R2018)
PLASTIC ROOF & WALL CLADDING MATERIALS.

GN.08-

WINDOW SIZES ARE NORMAL ONLY. ACTUAL SIZE WILL VARY ACCORDING TO MANUFACTURER.WINDOWS TO BE FLASHED ALL AROUND.

GN.09- STORMWATER PIPES IN SIZES NOTED ON PLANS SHALL BE CLASS 6 UPVC S/W LINE LAID AT A MINIMUM GRADE OF 1:100 AND CONNECTED TO
LEGAL POINT OF STORMWATER DISCHARGE TO THE SATISFACTION OF THE RELEVANT AUTHORITY. PROVIDE INSPECTION OPENINGS AT 9.0 METER
CENTERS AND AT CHANGE OF DIRECTION. PROVIDE MINIMUM COVER TO STORMWATER DRAINS AS FOLLOWS- 100mm UNDER SOIL, 50mm UNDER PAVED
CONCRETE AREAS, 100mm UNDER REINFORCED CONCRETE OR PAVED DRIVEWAYS, 75mm UNDER REINFORCED CONCRETE DRIVEWAYS.
GN.10- INSTALLATION OF SERVICES INCLUDING SEWER OR SEPTIC SYSTEM, ELECTRICITY, WATER, COMMUNICATIONS AND THE LIKE SHALL BE IN
ACCORDANCE WITH THE RELEVANT SUPPLY AUTHORITY'S REQUIREMENTS.
GN.11- THE BUILDER AND SUBCONTRACTOR SHALL ENSURE THAT ALL STORMWATER DRAINS, SEWER PIPES AND THE LIKE ARE LOCATED AT A
SUFFICIENT DISTANCE FROM ANY BUILDINGS FOOTING AND/OR SLAB EDGE BEAMS SO AS TO REVENT GENERAL MOISTURE PENETRATION, DAMPNESS,
WEAKENING OF ANY BUILDING AND ITS FOOTING SYSTEM.
GN.12-

FOOTINGS NOT TO ENCROACH TITLE BOUNDARIES AND EASEMENT LINES.

GN.13- FOR BUILDINGS IN MARINE OR OTHER EXPOSURE ENVIRONMENTS ENSURE THAT ALL STEEL WORK, BRICK CAVITY TIES, AND STEEL LINTELS,
ETC. THAT ARE IMBEDDED OR FIXED INTO MASONRY BE PROTECTED IN ACCORDANCE WITH TABLE 2.2 OF A.S. 3700- 2001 MASONRY STRUCTURES, HOT
DIPPED GALV. S/LESS STEEL OR CADMIUM COATED. ADDITIONALLY MASONRY, MORTAR AND BUILT IN COMPONENTS SHALL COMPLY WITH THE
DURABILITY REQUIREMENTS OF PART3.4.6 OF THE B.C.A 96 (VOL.1) OR TABLE 5.1 OF A.S.37000-2001 MASONRY STRUCTURES
GN.14- ALL WET AREAS TO COMPLY WITH B.C.A. PART 3.8 OR A.S 3740 2004 WALL FINISHES SHALL BE IMPERVIOUS TO A HEIGHT OF 1800mm ABOVE
FLOOR LEVEL TO SHOWER ENCLOSURES AND 150mm ABOVE BATHS, BASINS, SINKS, TROUGHS AND THE LIKE IF WITHIN 75mm OF THE WALL, PROVIDE
AN IMPERVIOUS SUBSTRATE AND SELECT SURFACE FINISH TO FLOORS WITHIN 1500mm OF AN ENCLOSED SHOWER AND TO THE SAME WALLS TO
1800mm ABOVE FLOORS
GN.15-

PROVIDE WALL TILES TO BRICKWORK AT MAXIMUM 600MM CENTERS IN EACH DIRECTION AND WITHIN 300mm OF ARTICULATION JOINTS.

GN.16- SUB-FLOOR VENTS LOCATED BELOW BEARERS SHALL PROVIDE A RATE OF 7500mm SQ. CLEAR VENTILATION PER 1000mm RUN OF INTERNAL
DWARF WALLS.
GN.17- PROVIDE CLARENCE FROM UNDERSIDE OF BEARER TO FINISHED GROUND LEVEL OF 150mm FOR FLOOR WITH STRIP FLOORING OR 200mm
FOR FLOORS WITH PARTICLE BOARD FLOORING.
GN.18- THERMAL INSULATION TO BE PROVIDED AS FOLLOWS FOR SLAB CONSTRUCTION R1.3 DS SISALATION TO EXTERNAL WALLS, AND R2.5 BULK
INSULATION TO ROOF FOR TIMBER FRAMED FLOOR WITH NO PERIMETER BASE B'WORK-R1.5 DS. SISALTION TO EXTERNAL WALLS, AND R2.5 BULK
INSULATION TO ROOF FOR TIMBER FRAMED FLOOR WITH PERIMETER BASE B'WORK -R1.3 DS. SISALTION TO EXTERNAL WALLS, AND R2.5 BULK
INSULATION TO ROOF NOTE: SISALATION TO HAVE FLAMMABILITY INDEX NOT EXCEEDING 5.
GN.19- STAIR REQUIRMENTS;-(OTHER THAN SPIRAL STAIRS) RISERS- 190mm MAXIMUM, 115mm MINIMUM. GOING- 355mm MAXIMUM, 240mm MINIMUM;
PRIVATE STAIRS (250mm FOR PUBLIC STAIRS) NOTE: 2R + 1G = 700mm MAX AND 550mm MIN. RISERS AND TREADS TO BE CONSTANT IN SIZE
THROUGHOUT FLIGHT. MAX GAP TO OPEN TREADS 125mm. PROVIDE NON-SLIP FINISH OR SUITABLE NON-SLID STRIP TO EDGE OF NOSINGS, ENSURE
MAXIMUM GAP BETWEEN RISERS NOT TO EXCEED 125mm OR USE CLOSED RISERS. PROVIDE CONTINUOUS HANDRAIL 1000mm MINIMUM HEIGHT TO
LANDINGS, BALCONIES AND DECKS WHICH ARE 1000mm OR MORE ABOVE GROUND LEVEL. 865mm MINIMUM HEIGHT HANDRAIL ABOVE STAIR NOSINGS.
MAXIMUM OPENINGS BETWEEN BALUSTERS NOT TO EXCEED 125mm.
GN.20- CONCRETE STUMPS. 100mm SQ. UP TO 1400mm LONG (1 NO.II.D. WIRE) 100mm SQ. 1401mm TO 1800mm LONG (2 NO. H.D. WIRES); 125mm SQ,
1801mm, TO 3000mm. LONG (2 NO. H.D. WIRES). NOTE ALL STUMPS EXCEEDING 1200mm ABOVE GROUND TO BE BRACED

GN.04- THESE PLANS SHALL BE READ IN CONJUNCTION WITH ANY STRUCTURAL OR CIVIL ENGINEERING COMPUTATIONS AND DRAWINGS/DETAILS AND WITH ANY OTHER
WRITTEN INSTRUCTIONS ISSUED IN THE COURSE OF THE CONTRACT.
GN.05- SOIL CLASSIFICATION- ' ' THESE PLANS SHALL BE READ IN CONJUNCTION WITH THE SOIL REPORT BY - GAMCORP P/L REPORT NO.FOOTINGS TO BE FOUNDED AT THE MINIMUM DEPTHS INDICATED IN THE SOIL REPORT.
GN.06- WHERE THE BUILDING(OTHER THAT CLASS 10a) IS LOCATED IN A DESIGNATED TERMITE INFESTATION AREA THE BUILDING SHALL BE PROTECTED TO SUB-FLOOR AND
PERMITER AREAS IN ACCORDANCE WITH THE RELEVANT AUSTRALIAN STANDARD. INCREASED SUBFLOOR CLEARANCE OF 400mm TO UNDERSIDE OF STRUCTURE SHALL BE
ADOPTED IN TERMITE AREAS.
GN.07- SAFETY GLAZING TO BE USED IN THE FOLLOWING CASES: i) ALL ROOMS- WITHIN 500mm VERTICAL OF THE FLOOR ii) BATHROOMS- WITHIN 1500mm VERTICAL FROM THE
BATH BASE. -WITHIN 500mm HORIZONTAL FROM BATH/SHOWER TO SHOWER DOORS, SHOWER SCREENS AND BATH ENCLOSURES. iii)LAUNDRY- WITHIN 1200mm VERTICAL FROM
FLOOR AND/OR WITHIN 300mm VERTICAL TROUGH. iv) DOORWAY- WITHIN 300mm HORIZONTAL FROM ALL DOORS. v) ENSUIT- AS FOOR (ii) SHOWER SCREENS SHALL BE GRADE AS
SAFETY GLASS.

GN.21-

THE BUILDER SHALL TAKE ALL STEPS NECESSARY TO ENSURE THE STABILITY OF NEW AND EXISTING STRUCTURES DURING ALL WORKS

GN.22-

THE BUILDER SHALL ENSURE THE GENERAL WATER TIGHTNESS OF ALL NEW AND EXISTING WORKS.

GN.23- 'S' DENOTES LOCATION OF SMOKE ALARMS TO BE PROVIDED AND INSTALLED IN ACCORDANCE WITH A.S. 3786 1993. AND UNLESS INSTALLED
IN AN EXISTING PART OF A CLASS 1,2 OR 3 BUILDING OR A CLASS 4 PART OF A BUILDING THE SMOKE ALARM SHALL BE HARD WIRED WITH BATTERY
BACKUP.
GN.24- THESE PLANS HAVE BEEN PREPARED FOR THE EXCLUSIVE USE OF THE CLIENT OF GAMCORP FOR THE PURPOSE EXPRESSLY NOTIFIED TO
THE DESIGNER. ANY OTHER PERSON WHO USED OR RELIES ON THESE PLANS WITHOUT THE DESIGNERS WRITTEN CONSENT DOES SO THEIR OWN RISK
AND NO RESPONSIBILITY IS ACCEPTED BY THE DESIGNER FOR SUCH USE AND/OR RELIANCE.
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GN.25- THESE NOTES ARE NEITHER EXHAUSTIVE NOR A SUBSTITUTE FOR REGULATIONS, STATUTORY REQUIREMENTS, BUILDING PRACTICE OR
CONTRACTUAL OBLIGATIONS AND UNLESS EXPRESSLY STATED OTHERWISE, ARE PROVIDED ONLY AS GUIDELINES.

GN.26- THE APPROVAL BY GAMCORP OF A SUBSTITUTE MATERIAL, WORK PRACTICE, VARIATION OR THE LIKE IS NOT AN AUTHORIZATION FOR ITS
USE OR A CONTRACT VARIATION. ANY VARIATIONS MUST BE ACCEPTED BY ALL PARTIES TO THE AGREEMENT AND WHERE APPLICABLE THE RELEVANT
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2.
THESE DRAWINGS SHALL BE READ IN CONJUNCTION WITH
ALL RELEVANT STRUCTURAL DRAWINGS
3.
INSTALLATION OF ALL SERVICES SHALL COMPLY WITH THE
RESPECTIVE SUPPLY AUTHORITY REQUIREMENTS
4.
THE BUILDER AND SUBCONTRACTOR SHALL ENSURE THAT
ALL STORMWATER DRAINS, SEWER PIPES AND THE LIKE ARE
LOCATED AT A SUFFICIENT DISTANCE FROM ANY BUILDINGS
FOOTINGS AND / OR SLAB EDGE BEAMS SO AS TO PREVENT
GENERAL MOISTURE PENETRATION, DAMPNESS, WEAKENING
AND UNDERPINNING OF ANY BUILDING AND ITS FOOTING
SYSTEM.
5.
STORMWATER: 100 DIA. CLASS 6 UPVC STORMWATER LINE
LAID TO A MINIMUM GRADE OF 1 : 100 AND CONNECTED TO
LEGAL POINT OF STORMWATER DISCHARGE. PROVIDE
INSPECTION OPENINGS AT 9000mm C/C AND AT EACH
CHANGE OF DIRECTION.
NOTE:
•
ALL DOWN PIPES TO BE CONNECTED FROM GUTTERS TO
LEGAL POINT OF DISCHARGE
•
ALL NEW FRAMING TO COMPLY WITH AS 1684 AND THE
BUILDING CODE OF AUSTRALIA 2016( CLASS 1-10 BUILDINGS)
•
THE BUILDER AND SUBCONTRACTORS SHALL CHECK ALL
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ALL RELEVANT DOCUMENTATION PRIOR TO THE
COMMENCEMENT OF ANY WORKS. REPORT ALL
DISCREPANCIES TO THE BUILDER FOR CLARIFICATION. THE
BUILDER SHALL TAKE ALL STEPS NECESSARY TO ENSURE
THE STABILITY AND GENERAL WATER TIGHTNESS OF ALL
NEW / AND OR EXISTING STRUCTURES DURING THE
WORKS.
•
BUILDER TO VERIFY DIMENSIONS ON SITE PRIOR
DEMOLITION / CONSTRUCTION WORKS.
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10mm PLASTER BOARD TO CEILING ,
GLUED AND SCREWED IN ACCORDANCE
TO MANUFACTURES SPECIFICATIONS.

ENERGY EFFICIENCY SPECIFICATIONS
TO BE READ IN CONJUNCTION WITH FR5 REPORT &
ASSESSMENT

10° ROOF PITCH - METAL ROOF SHEETING, INSTALLED TO
MANUFACTURES SPECIFICATIONS, COLORBOND FINISH COLOUR AS SELECTED.
FIXED TO 35 x 70 MGP12 ROOFING BATTENS AT 900 CTS.
ALT. 40mm APPROVED STEEL ROOF BATTENS AS PER BCA)
ROOF RAFTERS AT 900 MAX. CTS.
FIXED AND BRACED TO MANUFACTURES SPECIFICATIONS

ROOF TRUSSES AS PER MANUFACTURES SPECIFICATIONS
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WINDOWS:
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SOLOR HWS AS SELECTED
IF INFORMATION ABOVE VARIES FROM ENDORSED
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PC ALUMINIUM
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GLAZING

REMARKS
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DOUBLE
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WINDOW NOTES:
ALL GLAZING TO BE IN ACCORDANCE WITH AS.1288
CONTRACTOR TO CONFIRM SIZES WITH OWNERS PRIOR
ORDERING AND INSTALLATION.
ALL WINDOWS TO BE SECURELY FLASHED AND SEALED ALL
AROUND.
ALL WINDOWS HEAD HEIGHTS TO BE 2100mm ABOVE FFL.
UNLESS OTHERWISE NOTED.
ALL OPENING WINDOWS TO BE SUPPLIED WITH MATCHING
REMOVABLE FLYSCREENS
ALL INTERNAL DOORS TO BE 2100mm HIGH UNLESS
OTHERWISE NOTED.
PROVIDE FLASHING OVER WINDOW, EXTENDING 300mm MIN
PAST OPENING AND BUILD INTO JOINT ABOVE LINTEL AND
CARRY ACROSS CAVITY & FIX TO STUD WORK - 150mm HIGH
MIN.
CONTRACTOR TO CONFIRM ALL LOCKS WITH OWNERS AND
ENSURE INSTALLATIONAS PER MANUFACTURES
SPECIFICATION.
GRADE 'A' SAFTEY GLASS TO WINDOWS IN WET AREAS TO
MEET CURRENT STANDARDS.
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