
 
Form 2 

NOTICE OF AN APPLICATION FOR PLANNING PERMIT 
 

The land affected by the 
application is located at: 

80 Williamson Road FORGE CREEK 3875  
Lot: 2 PS: 346208 

The application is for a 
permit to: 

Use and Development of a Dwelling and Outbuilding 

A permit is required under the following clauses of the planning scheme:  

Planning Scheme Clause Matter for which a permit is required 

35.07-01 Farming Zone 
Schedule 1 

Use of a dwelling and outbuilding 

35.07-4 Farming Zone 
Schedule 1 

Buildings and works for a dwelling and outbuilding 

42.03-2 Significant 
Landscape Overlay Schedule 
2 

Buildings and works for a dwelling and outbuilding 

The applicant for the 
permit is: 

R Murnane 

The application reference 
number is: 

5.2024.330.1 

 
You may look at the application and any documents that support the application free of charge at: 
https://www.eastgippsland.vic.gov.au/building-and-development/advertised-planning-permit-
applications  
 
You may also call 5153 9500 to arrange a time to look at the application and any documents that 
support the application at the office of the responsible authority, East Gippsland Shire. This can 
be done during office hours and is free of charge. 
 
Any person who may be affected by the granting of the permit may object or make other 
submissions to the responsible authority. 
 
An objection must  be made to the Responsible Authority in writing, 
    include the reasons for the objection, and 
    state how the objector would be affected. 
 
The responsible authority must make a copy of every objection available at its office for any 
person to inspect during office hours free of charge until the end of the period during which an 
application may be made for review of a decision on the application. 
 

 
The Responsible Authority will not 
decide on the application before: 
 

 
Subject to the applicant giving notice 
 

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

https://www.eastgippsland.vic.gov.au/building-and-development/advertised-planning-permit-applications
https://www.eastgippsland.vic.gov.au/building-and-development/advertised-planning-permit-applications


        

Privacy Statement 
The East Gippsland Shire Council asks for details about you to collect rates, approve permits and licences, and run a range of community services.  The information you 
give to us on this form is used only for the reasons set out in the form and is not given to anybody else. Sometimes we may supply details about you to someone else, 
but only if we are allowed by law, or to protect someone or property. 

 
When submitting documents to Council you are confirming that you have authority to use those documents. In the event that the giving of notice is required pursuant to 
Section 52 of the Planning and Environment Act 1987, you permit documents submitted as part of this application, including your full contact information to be made 

 
 

When information is given out, Council will always try to make sure your privacy is protected in line with the Privacy and Data Protection Act 2014.  You may ask for more 
-mail feedback@egipps.vic.gov.au   

                                                     May 2024 

 

 
Planning Permit Application 

 
  Applicant Details: 

 

Name: 

Business trading name: (if applicable) 

Email address: 

Postal address: 

 Postcode     

Phone number: Home: Work: Mobile: 
 

  Owners Details: (if not the applicant) 
 

Name: 

Business trading name: (if applicable) 

Email address: 

Postal address: 

 Postcode     

Phone number: Home: Work: Mobile: 
 

  Description of the Land: 
 

Street number: Street name: 

Town: Postcode     

Legal Description: 

Lot Number:  Lodged plan   Title plan   Plan of Subdivision Number: 

Crown Allotment Number: Section Number: 

Parish/Township Name: 

Has there been a pre-application meeting:  Yes  No Officers name: 

Your reference number: 
 
 
 
 
 

Rebecca Murnane

Rebecca Murnane & Lance Harvey

80 Willamson Road

Forge Creek

x x

x

N/A

Penny Cross

PS346208U

2

Forge Creek
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When submitting documents to Council you are confirming that you have authority to use those documents. In the event that the giving of notice is required pursuant to 
Section 52 of the Planning and Environment Act 1987, you permit documents submitted as part of this application, including your full contact information to be made 

 
 

When information is given out, Council will always try to make sure your privacy is protected in line with the Privacy and Data Protection Act 2014.  You may ask for more 
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Is there any encumbrance on the Title such as a restrictive covenant, section 173 
agreement or other obligation such as an easement or building envelope?                                        

    Yes          No    

Will the proposal result in a breach of a registered covenant restriction or 
agreement?        

    Yes          No    

  
Description of proposal: Describe the use, development or other matter which needs a permit: 
 

______________________________________________________________________________________ 
 

______________________________________________________________________________________ 
 

______________________________________________________________________________________ 
 

______________________________________________________________________________________ 
 
______________________________________________________________________________________ 
 
______________________________________________________________________________________________________________________ 

 
Existing conditions: Describe how the land is used and developed currently: 
 

______________________________________________________________________________________ 
 

______________________________________________________________________________________ 
 

______________________________________________________________________________________ 
 

______________________________________________________________________________________ 
 
______________________________________________________________________________________ 
 
Estimated cost of development:  
Note: You may be required to verify this estimate 

$ 

 

  If you need more space or have more information, please attach with this form.  
 

  Please make sure that: 
 

    Form is filled in fully and signed 
 

    The correct fee is paid or payment enclosed 
 

    Attached any supporting information or documents 
 

 Required - Title (must have been generated within the past 30 days) 
 Covenants  or Section 173 agreements 
 Site plan/floor - plan/elevations 
 Planning report 
 Supporting information/reports (e.g.  Land Capability Assessment, Bushfire Management 

Statement, Geotechnical report/waiver) 
 

x

x

Planning Permits for a house as a primary dwelling and a shed

Currently vacant land

x

x
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This application has an associated cost to be determined by a town planner  
 
   

Who is the invoice to be made out to? _________________________________________________________ 
_______________________________________________________________________________________ 
_______________________________________________________________________________________ 

 
 
 
Declaration: 
 

I declare that I am the applicant and that all the information in this application is true and correct and  
the owner (if not myself) has been notified of the permit application. 

 
  I confirm that I have authority to use the relevant documents. 
 

In the event that the giving of notice is required pursuant to Section 52 of the Planning and Environment  
Act 1987, I permit documents submitted as part of this application, including my full contact information, 

 
 
 

Applicant signature: 

Name:                     Date:_____/_____/_______ 

 
 
 Submitting your application: 
 

Electronic 
Fax to 03 5153 9576 
 

Email to planning@egipps.vic.gov.au 

Mail 
 Post the signed, completed form together with any applicable fees or copies of any documentation to; 
PO Box 1618  
BAIRNSDALE VIC 3875. 

In Person Bring the completed form and supporting documents to any of the following locations; 

Service Centre Opening Hours: 
9.00am to 5:00pm. 
Monday to Friday. 
 
 
 
 
 
Mallacoota Service Centre Opening Hours: 
Monday and Tuesday 10.00am to 2.00pm 
Wednesday, Thursday, Friday 2.00pm to 5.00pm 

Bairnsdale Corporate Centre: 273 Main Street. 
Bairnsdale Service Centre: 24 Service Street. 
Bairnsdale Business Centre: 34 Pyke Street. 
Lakes Entrance Service Centre: 18 Mechanics Street. 
Omeo Service Centre: 179 Day Avenue. 
Orbost Service Centre: 1 Ruskin Street. 
Paynesville Service Centre: 55 The Esplanade. 
 
Mallacoota Service Centre: 70 Maurice Avenue  

 

Rebecca Murnane

Rebecca Murnane 30     10       2024
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1 Introduction 

1.1 Document Purpose  

The purpose of this paper is to consolidate all relevant details for the submission of a planning permit 

for a proposed buildings and works at 80 Williamson Road, Forge Creek.  

1.2 Background 

Forge Creek was a subdivision some years ago, majority of properties in the area have since been 

developed and 80 Williamson Road has remained a vacant block of land – 5 acres in size. 

Rebecca Murnane and Lance Harvey purchased the block of land in March 2024. 

The purchase was subject to a soil test and preliminary advice from council that the property could be 
assessed for a residential house within a farming zone, assuming all relevant requirements are met. 

This application seeks to provide assurance that all requirements will be met. 

1.3 Audience 

This document is intended to communicate to all relevant stakeholders required for approval of the 

planning permit within East Gippsland Shire and beyond as appropriate. 

1.4 Subject Land & Surrounding Context 

• Williamson Road is a no through road with only local traffic going past the property. 

• There are 10 existing houses in the subdivision. 

 

• The property is set back significantly from the lakes with another family’s farmland in between the 
property and the lakes.   There is a tree belt along the shore of the lake, that does not have 
pedestrian or vehicle access.  The property cannot be seen from the jetty. 

• The subject land is 5 acres with the following dimensions (Insert) 
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• The property is currently vacant land that is not being used for any purpose.   

• Photos below 

 

From left side of the block looking across the block to where house is to be positioned. 
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From top close to the road – looking toward the water. 
 
 
 

 
From closer to the bottom of the block looking back up towards the road. 
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2 The Planning Overlays & Responses  

2.1 Bush Fire Management overlay 

East Gippsland Planning Scheme for Bush Fire Management Overlay – Section 44.06 is partly 

relevant to this block of land.    Whilst part of the land is subject to a Bush Fire Management Overlay 
for the purpose of the planning permit, building and works it is not relevant in this instance due to 
residential building and the shed being outside of the BMO. 

 

2.2 Farming Zone  

The Farming zone is relevant to this block of land.   Given the property is under 40 HA any build of a 
residential property triggers the requirement for planning permit.  There are several relevant 
requirements which we believe have been addressed as set out below.    

To meet all requirements, we have aligned to the purpose of the overlay to encourage the retention of 
productive agricultural land, ensure any dwelling does not adversely affect the use of land for 
agriculture, continue to support rural communities and develop the land only with sustainable practices 
in mind. 

 

Section 35.07.02 – Use of the land for a dwelling, small second dwelling or rural worker 
accommodation.  

A lot used for a dwelling, small second dwelling or rural worker accommodation must meet the 
following requirements:  

Relevant Planning Requirement How it is addressed in the application 

Access to the dwelling, small second dwelling or rural 

worker accommodation must be provided via an all-
weather road with dimensions adequate to 
accommodate emergency vehicles.  

Note access and driveway within section 

3.1 of this application.  This will be stone 
initially. 

Each dwelling must be connected to reticulated 
sewerage, if available.  If not available all wastewater 
from each dwelling must be treated and retained within 
the lot in accordance with the requirements of the EPA 

Per the Land Capability assessment in 
Section Appendix 5.3 

The dwelling must be connected to a reticulated 

potable water supply or have an alternative water 
supply with adequate storage for a domestic use as 
well as for firefighting purposes. 

Note the construction of both the shed 

and the house will have attached water 
tank. 

The house will be a 150,000L water tank 
with all relevant connections for both the 
house and firefighting and the shed will 
also have a water tank approx. 10,000L. 

There will also be a Dam at the bottom 
of the property for stock water and 
providing additional support for 
firefighting if required. 

The dwelling must be connected to a reticulated 

electricity supply or have an alternative energy source 

Electricity is provided to the estate and 

the both the house and shed will be 
connected.  There will also be 
alternative source per current building 
regulations for a solar system and 
further enhanced with a battery to 
ensure the house is as sustainable as 
possible. 
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Section 35.07.04   The setbacks of this property has been carefully thought through with all 
stakeholders in mind and several aspects taken into consideration to determine the best possible 
position including:  

1. The position of the house is set back over 30 metres from the front boundary and the road.   

2. Somewhat lower on the block to avoid the house sitting high at the top of the hill where it 
would have stuck out both for the neighbours as well as visibility from the lakes.  It would have 
completely blocked the views of the lakes for the neighbours behind.  

3. There is also some open space between the shed and the primary dwelling which should give 
the neighbours behind clear visibility of the water between the two buildings.  The Shed should 
not block their views. 

4. The house is positioned away from the native tree line and the road, which is to the left of the 
block, to ensure the current native trees remain unencumbered and in fact more can be 
planted, complemented with native fire-retardant trees along the boundary.  

5. The Shed has been positioned to still allow the neighbours to have a corridor view of the 
water, far enough away from the native tree but having the existing tree effectively “hide” a lot 
of shed from the water (which would not be seen at all from the shore line, only a boat if at all). 

6. The position is quite specifically outside of the Bushfire Management Overlay for both House 
and Shed.  

7. However, it is within 100 meters of our neighbour’s house – Approx 65 metres from the house 
and 18-21 metres from the boundary.   Whilst this was considered, the above factors along 
with Bushfire Management Overlay was felt to be the prevailing considerations. 

 

35.07.05 & 35.07.06 The objective of the property is to build a small sustainable farm let.   

The house will be largely “off grid” reducing the overall impact on the environment – with additional 
insulation over and above minimum as part of current building standards which will reduce energy 
requirements.   There will also be solar and a water tank on the shed which is for a horse float and 
feed if required along with small boat and caravan. 

We will grow a small section of fruit trees, maintain a beehive near a very small orchard with 
approximately 8-12 different types of fruit trees all no more than 2 to 3 metres in height. 

We will also invest in a small chook shelter for 4-6 chooks and have a post and wire fence to protect 
vegetation but also have a paddock with either a couple of cows and/ or a horse.   If we don’t 
ourselves use it, we are also open to agistment of the paddock to farmers who may also have a 
requirement to use it.   This will support the management of the land and reduce likelihood of it being 
overrun with weeds and keep it neat and tidy and support agricultural use at the same time, but we will 
be present to reduce risk and ensure it is appropriately managed to support the objectives of the zone. 

The idea will be to support growth of native vegetation along the existing boundary that has natives 

currently supported with Fire retardant plants and trees that are able to act as radiant heat screens 
and absorb more of the heat of an approaching fire without burning.  The Fire-retardant trees are able 
reduce wind speed near a house and trap embers and sparks carried by the wind.   We will consider 
further fire-retardant ground covers which are able to catch embers without catching fire themselves 
and slow the travel of a fire through debris and litter on the ground.   Many of these trees require 
maintenance and management and it is important to be there to remove debris in preparation of any 
fire season. 

Furthermore, we will focus on ensuring soil quality is improved and enhanced with appropriate care 
and avoid development of weeds, enhancing natural scenic beauty. 

By building a family home and moving from Melbourne to regional Bairnsdale we are confident that we 
will be well positioned to support local communities.  The builder is a local builder, the water tanks, 
solar, curtains and every other part of the house and shed will also be sourced with local 
trades people in support of the local community. 
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2.3 Significant Landscape overlay 

 

Of primary signficance here is that the property does not back on to the Gippsland Lakes.   There is 
farm land between the Gippsland Lakes and 80 Willamson road and our property is set back from the 
water.   There are a number of trees along the water line that are not part of our property but will be a 
key focus from the water. 

There is some potential to see the house from the water,  but the siting of the house further down the 
block has been considered as is the fact that it is only a single story so as to not materially impact the 
skyline or be visually dominant in anyway.  

Taking into consideration council feedback in relation to the height, colour and size and position of the 
shed originally proposed – all of these factors have now been addressed in version # 5.  The tree will 
now act as a mask for a large part of the shed.   Furthermore we have outlined our response against 
all of the criteria. 

To protect the cultural 
vegetation patterns in rural 
areas. 

 

The proposal includes the retention of existing native trees.  We 
will provide for some planting of new native vegetation 
complimentary to what has been observed on the property whilst 
also respective of the agricultural location and the need to 
reduce fire hazard 

To protect locally significant 
views and vistas that contribute 
to the character of the 
landscape, including scenic 
lookouts and recreation 
locations with views over the 
Gippsland Lakes.  

 

Placement of the building footprint has considered the views and 
vistas of existing residents located in Williamson Road .   

The development is located sufficient distance away from main 

roads and key touring routes. 

There is a well established boundary of vegetation around Lake 
Victoria and lack of pedestrian and vehicular access. 
Existing shelter belts to the west (on the property) and on 
adjacent land to the south west provide natural screening to the 
western aspect of the development. 

To ensure that development in 
and around existing settlements 
does not impact on the 
characteristics of the landscape, 
particularly the natural and 
unbuilt character at the edge of 
the Gippsland Lakes. 

 

The selection of building materials including natural brick is in 
keeping with the characteristics of the landscape.  The colour 
selection of the brick and roof provides a nod to the natural sand 
border that exists around the perimeter of Lake Victoria and the 
belt of vegetation adjacent. 

The southern elevation which is the landscape aspect to be 

protected (ie as viewed from Lake Victoria) is largely comprised 
of windows.  The utilisation of vegetation for screening would 
also soften the brick façade. 

The development has been designed to be low scale with the 
dwelling height at single storey and the shed height reduced to 
below 5m.  There is no proposed impact to riparian vegetation. 

Colours align with the colours of the majority of properties within 
the development so as to blend appropriately. 

 

To manage the impact of new 
development on the sense of 
space and openness in the rural 
landscape. 

 

This has been addressed by virtue of council enabling a 
subdivision on Williamson Road that retains a sense of space 
and openness between each property title and dwelling.  The 
placement of the proposed building is appropriately set back 
from adjacent property boundaries to retain the council objective 
delivered via the subdivision plan. 
The shed and dwelling location have also been selected to 
ensure central bulk mass is mitigated and there is sufficient 
space in between the shed and house to create the sense of 
space and openness. 
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To protect the largely natural 
and unbuilt views of Lakes King 
and Victoria from the lakes’ 
edges. 

 

There are no dwellings at the lakes edges and this property is 
not near the water’s edge.    Similarly design and space has 
been answered above. 

 
Following aspects are not applicable 
 

To protect locally significant views and vistas, including 
expansive open views across the inland lakes and natural 
and unbuilt views along Ninety Mile Beach. 

Not applicable 

To encourage the appropriate siting and design of native 
hardwood plantation forests that protects the character and 
viewing of the area 

Not applicable 

To minimise any increase in development visible above the 
dunes and coastal vegetation outside settlements, when 
viewed from the beach, foreshore or offshore. 

Not applicable 

To avoid buildings set high on dunes or development that 
will be visible on the skyline. 

Not applicable 

To minimise the visual impact of signage and infrastructure, 
particularly adjacent to the Gippsland Lakes or areas of high 
visibility. 

Not applicable 

To recognise, and protect, the landscape of the Gippsland 
Lakes as a place of significant Aboriginal cultural heritage 
value. 

Not applicable to the property 

 
 

Section 5 – Vegetation removal 

There should be no need for removal of any vegetation based on this current application. 

There is open fencing post and wire and any additional fencing (for which there would only be one to 
carve off one paddock for cattle) would also be post and wire and minimise impact visiually.  

 

2.4 Erosion Management Overlay 

Whilst in the original Section 32 for the purchase of the property had the Erosion Management 

Overlay, this has subsequently been removed as part of recent council updates and not relevant to 
this application. 
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3 Proposed Primary Dwelling & Shed (updated again) 

This shows diagram of proposed dwelling. Sketch 8 (updated by Colmac Homes) 

Sketch 8 - 

MURNANE.pdf
 

3.1 Location of Dwelling & Shed Relevant to BMO 
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Note: Yellow Lines are BAL Ratings.  Red Line is the BMO, Proposed Dwelling and Driveway hopefully clear.   Tanks outlined.  Plain white box is dimension of the 
shed. Dimensions from Boundary and from tree have been depicted.  This provides clear corridor for the neighbour behind to see the water that protects and retains 
local views and vistas.   We have also addressed feedback based on size, colour, bulk and position near the tree.   The tree now will effectively hide a large part of the 
shed from the water view further supporting and addressing council feedback. 
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3.2 Drawings of Primary Dwelling 

Note:   Photo of proposed brick.    

 

  

Note –   

Given there has been no “written” guidelines on colours (which would typically be stipulated at the time of subdivision and on the title, nor was colour stipulated in the 
letter outlined in section 5.1).  Colours and the building material choice has taken inspiration from existing approved development within Williamson Road or other parts 
of the shire to blend appropriately.  The request here is to start the house in the Crushed Grey brick colour addressing concerns of previous versions submitted to 
council, but reserve the right to render the front of the house only (facing the road) a lighter ivory colour.    Keeping Crushed Grey at the back of the house and unlikely 
to be seen from the shore line. 

 

There are at least 3 properties in our small subdivision that are equally visible from Gippsland Lakes and similar colours. 
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3.3 The Drawings of the Shed (VERSION # 5 – REDUCED SIZE & CHANGE LOCATION)  

• Enough space and height for Caravan or Boat & Horse float, (original design of second story had a Craft room and storage on second story which has 
since been removed to accommodate council concerns). 

• The original proposal had in total over 180 sqm in total storage as a double story.  This has now been reduced to 157.5 sqm but actual dimensions on the block 
are larger due it to now being only a single story.   

• The shed has more glass in the form of sliding doors now facing the lake to improve outlook the from the lake, whilst still a roller door clearance of 3.3 metres 
to accommodate a caravan, the lowest possible height of shed wall is 3.9 metres and 4.87 at the apex. It is believed that this design is aligned and consistent 
with other sheds within the area and will not be out of place in the neighbourhood.  Based on google earth dimensions there are others that have a much larger 
footprint than the one being proposed here. 
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The existing Tree should hide the blank sections of wall, the rest is largely glass facing the lake.   The shed would not be visible from the shore of the lake at all, 
given the expansive tree belt along the water line. 
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4 Conclusion 

The proposed building works (dwelling & shed) at 80 Williamson Road, Forge Creek is considered 
to accord with all relevant provisions.   

 
The proposal is consistent with planning policy framework and municipal planning strategy and 
has been designed to complement the adjoining properties and make a positive contribution to the 
area.  

 
For these reasons we respectfully request that the council consider the merits of the application 
favourably and resolve to issue a planning permit for  
 

1. The residential house 

2. Shed. 
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5 Attachments 

Addition of all documents received so far relevant to the property and the proposed plans for 
development.  
 
 

5.1 Preliminary Planning Advice 

• Development Solutions facilitated preliminary advice (prior to the purchase of the land) in February 

2024.    Advice was favourable to the development.  

.  
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5.2 Soil test Results 

• A soil test and preliminary BAL testing was conducted by Simon Anderson Consultants in March 2024. 

. 

448278 BAL 

Mapping-Model.pdf

448278 Soil 

Report.pdf   
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5.3 Land Capability Assessment 

A Land Capability Assessment was conducted by Neil Streeter of Streeter Civil Engineering Services Pty Ltd in 
September 2024 and is attached for reference.    Key elements highlighted further below. 

 

246980.pdf

 

 



  

 
 

25 
Planning Submission 
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5.4 Copy of Title and Plan 

AS AT 20/09/2024.  
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5.5 Approval for Construction of a Dam 
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