
 
 

 
 
 
 

NOTICE OF AN APPLICATION FOR PLANNING 
PERMIT 

 

The land affected by the application is 
located at: 

18 Pratts Road KINGLAKE WEST, 
(SEC: B C/A: 25) 

The application is for a permit to: Two Lot Subdivision and Removal of 
Native Vegetation 

The applicant for the permit is: T S Davies 

The application reference number is: 2023/97 
You may look at the application and 
any documents that support the 
application by visiting our website via 
the following web address:  

www.murrindindi.vic.gov.au/Planning
Comment 

 
 
Any person who may be affected by the granting of the permit may object or make other submissions 
to the responsible authority. 
 
An objection must be sent to the responsible authority in writing, with the full name and postal address 
of the objector and 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: 

22 October 2023 

 
If you object, the responsible authority will tell you its decision. 
 
 

The planning unit can be contacted on (03) 5772 0333 or planning@murrrindindi.vic.gov.au. 
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SITE & CONTEXT DESCRIPTION
PROPOSED SUBDIVISION

18 Pratts Road, Kinglake West
Murrindindi Shire Council

29923P1
VERSION 1

SHEET 1 OF 1

Tree

Contours to AHD, 0.2m intervals within site
5m in neighbourhood

Services: electrical pole, sign, property outlet point

99

Gravel

Views to site
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M R

SAI GLOBAL     Quality ISO 9001
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Regional
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LEGEND

LOCATION :
-550m Kinglake West Town Centre
-1km Kinglake West Primary School

-1.2km Kinglake West Reserve

STREETSCAPES:
Pratts Road and Marks Road are both double lane bitumen roads featuring open swale

drainage and overhead electricity lines.
-Crossings along both Pratts Road and Marks Road are generally made from gravel.

INFASTRUCTURE:
Internet and electricity are supplied to the site.

No reticulated sewerage gas or water
infastructure is present on the site.

VEGETATION:
-Majority of the site consists of grassed lawns with trees generally situated along boundaries.

-The southern and eastern boundaries are lined with screening vegetation most of which is planted within the neighbouring properties.
-The northern and western boundaries of the site are lined with large gum trees most of which are situated within the road reserves of

both Pratts road and Marks Road.

SLOPE, VIEWS & NOISE:
-Topography generally falls from the south-east to north-west.

-No known contaminated soil.
-No known cut or fill.

-Views of the site are available from Marks Road.
-No significant views from the site.

-There are no significant noise or odour sources present.

 INTERFACES:
-Low density housing is located on all boundaries and much of
this interface is lined with screening vegetation which is situated

within a township zone.

PLANNING MAP
(200m radius from site)

LOCALITY PLAN
(1.5km radius from site)

PLANNING CONTROLS:
Schedule to the Township Zone - (TZ)

Bushfire Management Overlay - (BMO)

SunSun

1 Existing sheds within the site.

2 Existing dwelling on the site.

3 Looking south across the site. 4 Neighbouring properties along Pratts Road.

5 Trees within the site along the
northern and western boundaries.

6
Trees within Marks Road reserve
abutting the northern boundary.

7 Looking south along Pratts
Road infront of the site.

EP S POP

The thick dashed lines shown on this plan represent
site boundaries as shown in TP688136V. Site
boundaries have not been determined by this survey
and the figure shown is indicative only. The location
of site and easement boundaries should not be relied
upon for any purpose.
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The proposal is wholly in accordance with
the intent and requirements of the
Township Zone which supports infill
development and subdivision.

The existing dwelling and outbuidlings will
be retained within lot 1 ensuring the street
character and steback to Pratts Road is
maintained.
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Trees on neighbouring properties and
within the abutting road reserves will not
be affected by future development
ensuring a treed backdrop is maintained.

Proposed lot 2 is well dimensioned to
cater for future residential uses and
contains a building envelope as
demonstrated.

The site is well located close to a range
of local facilities and is well suited to
infill subdivision.

The subdivision creates a new lot to face
Marks Road, creating an active frontage
and increasing surveillance over the
public realm.

Lot 1 will continue to gain access from the
existing gravel crossing off Pratts Road.
A new 3.5m wide crossing is proposed for
lot 2 on Marks Road where an existing
culvert is located over the open swale
drainage.

The lots are generous in size and in
keeping with the surrounding land use
pattern. It results in a lot density of
1:2027.5sqm which is considered
generous. Given the sizes, each lot
achieves appropriate solar access.

One of the existing water tanks will be
relocated.

Effluent envelopes are provided on
each lot to provide onsite waste water
treatment and replace the existing
septic tank system for the dwelling.

The subject site is located within the
Bushfire Management Overlay, and
the proposal does not prejudice the
intent of the overlay . A building
envelope is provided that meets the
vegetation setbacks required for the
defendable space provisions. There is
ample space available on each lot for
extensive future landscaping that must
meet the landscaping for bushfire
guidelines.

A proposed crossover and indicative
driveway off  Marks Road meet the
requirements for CFA truck access.

The site is well positioned to provide
generous separation to the higher
risk forest vegetation to the north
and north -west, resulting in a good
opportunity for a future development
that can protect human life.

The subdivision enhances the existing
neighbourhood character. It allows for
necessary growth to meet the needs of the
popul ation and makes good use of
residentially zoned land within an urban
area.
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Defendable Space:
Defendable space for Lot 2 is provided for a distance of 50
metres or to the property boundary, whichever is the lesser, and
will be modified and 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 centimetres in height must not be

placed within 3 metres 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 5sqm 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.

Construction Standard:
No construction standard applies to Lot 1.

Any future dwelling on Lot 2 is to be designed and
constructed to a minimum construction standard
of BAL 29.

BUSHFIRE MANAGEMENT PLAN
18 Pratts Road, Kinglake West
29923_BMP1 (June 2023)

Access:
Access for fire fighting vehicles to Lot 2 must meet
the following requirements:
· All-weather construction.
· A load limit of at least 15 tonnes.
· Provide a trafficable width of 3.5m.
· Be clear of encroachments for at least 0.5m on

each side and 4m vertically.
· Curves must have a minimum inner radius of

10m.
· The average grade must be no more than 1 in 7

(14.4 percent)(8.1 degrees) with a maximum of
no more that 1 in 5 (20 percent) (11.3 degrees)
for no more than 50m.

· Dips must have no more than a 1 in 8 (12.5
percent) (7.1 degrees) entry and exit angle.

Water Supply:
A minimum 10,000L effective water supply for fire fighting purposes
is to be installed on Lot 2. Water supply must meet the following
requirements:
· Be stored in an above ground water tank constructed of

concrete or metal.
· Have all fixed above ground water pipes and fittings required

for fire fighting purposes made of corrosive resistant metal.
· Include a separate outlet for occupant use.
· Be readily identifiable fro the building or appropriate

identification signage to the satisfaction of the responsible
authority.

· Be located within 60m of the outer edge of he approved
building

· The outlet/s of the water tank must be within 4 metres of the
accessway and unobstructed.

· Incorporate a separate ball or gate valve (British Standard
Pipe (BSP 65 millimetre) and coupling (64 millimetre CFA 3
thread per inch male fitting).

· Any pipework and fittings must be a minimum of 65 millimetres
(excluding the CFA coupling).

Proposed building envelope

Site Boundary

Defendable space
(to property boundary)

Indicative water tank

Access

          Tree to retain

North

015 7.5

1:750

15

Tree to retain within
defendable space
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1  E X E C U T I V E  S U M M A R Y  

This Bushfire Management Statement has been prepared to address the requirements of the 

Bushfire Management Overlay (BMO) (Clause 44.06) and provide the Responsible Authority and 

applicant with advice and recommendations for bushfire protection, specifically with regards to a 

two (2) lot subdivision at the subject land. 

This report identifies the existing conditions of the site and surrounds in accordance with the 

applicable requirements of Bushfire Planning (Clause 53.02) and offers a planning and design 

response, which shows how the proposal meets the relevant measures and decision guidelines.  

The bushfire site assessment process is used to determine how far away from unmanaged 

vegetation a building would need to be to receive less than a certain level of radiant heat (e.g. a 

house constructed to a BAL-29 construction standard has been designed to withstand a radiant 

heat flux of 29 kW/m2). This assessment is then used to determine the most appropriate 

combination of vegetation management zone and Bushfire Attack Level for future buildings. 

Based on a site assessment, there are three types of vegetation to be considered: Low-threat, 

Modified and Forest. The immediate surrounding sites are dominated by standard residential 

developments which are classified as Low Threat or Modified Vegetation areas.  The assessment 

area extends into a lineal reserve of forest vegetation to the northwest, under downslope 0-5 

degrees from the site, and to the extension of Pratts Road to the north which is also considered 

forest vegetation. This vegetation is setback 50m from the edge of the proposed building envelope 

and consequently, a BAL-29 construction is considered appropriate for Lot 2 (vacant lot), which 

also considers the higher risk landscape in the wider area.  

Access and water supply requirements in accordance with Table 4 and 5 can easily be met for the 

new lot. Vegetation management requirements of Table 6 are met for Lot 2, with the exception of 

three trees that are sought to be retained. 

As lot 1 contains an existing dwelling, no bushfire protection measures are applied to this lot.  

It is submitted that the proposed subdivision meets the intent of the BMO and Clause 53.02, 

thereby risk to life and property is reduced to an acceptable level.  

In accordance with the mandatory requirements of Clause 44.06-3 a 173 Agreement will be applied 

to the proposed vacant lot to exempt a future dwelling from a permit trigger under the BMO.  

 

2  I M P O R T A N T  A S S U M P T I O N S  

It is important to acknowledge that the policies and land conditions described herein were correct 

at the time of publishing.  If regulations change and/or site conditions vary it may be necessary to 

review the bushfire risk and subsequent protection measures.  

The measures outlined in this Bushfire Management Statement cannot guarantee safety during an 

extreme fire event. Residents will need to develop a Personal Bushfire Plan to clearly understand 

and plan for how they are going to act in response to a fire event.  It is recommended that they 

refer to CFA publications for assistance. 
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3  I N T R O D U C T I O N  

Millar Merrigan have been engaged to prepare a Bushfire Management Statement for a two-lot 

subdivision at 18 Pratts Road, Kinglake West. The land is entirely covered by the Bushfire 

Management Overlay (Clause 44.06) (BMO) which triggers a permit for subdivision and a full 

assessment against Clause 53.02-4 is required. 

In addition to implementing Municipal Planning Strategy and Planning Policy Framework the 

purpose of the BMO is: 

• To ensure that the 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. 

This report addresses the applicable requirements of the BMO (44.06) and Bushfire Planning 

(53.02).  
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4  P R O P O S A L  

The subdivision creates two (2) residential lots with Lot 1 retaining the existing dwelling and 

outbuildings.  Lot 2 is vacant and located towards the north of the site. The existing crossing and 

access will continue to provide access to the existing dwelling, whilst a new crossing is proposed 

off Marks Road to provide access to Lot 2 in the location of an existing gate and culvert. The 

proposed lots are 2048sqm and 2007sqm, see Figure 1 below.   

No trees are required to be removed to facilitate the subdivision or effluent fields. 

A copy of the subdivision plan is attached at Appendix 1. 

 
Figure 1: Proposed subdivision layout  
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5  P L A N N I N G  P R O V I S I O N S  

The land is contained within the Township Zone (32.05), which alongside implementing the 
Municipal Planning Strategy and the Planning Policy Framework, seeks: 

• To provide for residential development and a range of commercial, industrial and 
other uses in small towns. 

• To encourage development that respects the neighbourhood character of the area. 

• To allow educational, recreational, religious, community and a limited range of 
other non-residential uses to serve local community needs in appropriate locations. 

 
The only overlay applicable is the Bushfire Management Overlay,(44.06) (BMO) and it applies to 
the entire site and extends for several kilometres in all directions. This overlay is used to guide 
the development of land in areas of high bushfire hazard. It requires consideration of the location, 
design and construction of development and the implementation of bushfire protection measures. 
 
The BMO mapping is based on the bushfire hazard and applied to areas of extreme fuel loads 
where there is a potential for extreme bushfire behaviour such as a crown fire and extreme 
ember attack and radiant heat. It takes into account vegetation, weather characteristics and 
slope. In the context of the wider area the BMO mapping is extensive which demonstrates the 
high landscape risk, see Figure 2 below.  
 

 

 
Figure 2: Extent of BMO  

 
Pursuant to the BMO, a permit is required for subdivision and a full assessment against Clause 
53.02-4 is required. 
 
In accordance with Clause 44.06-5 bushfire protection measures for subdivision are to be enforced 

by application of the following permit condition: 

Before the statement of compliance is issued under the Subdivision Act 1988 the owner 

must enter into an agreement with the responsible authority under Section 173 of the 

Planning and Environment Act 1987. The agreement must:  

▪ State that it has been prepared for the purpose of an exemption from a planning 

permit under Clause 44.06-2 of the Murrindindi Shire Planning Scheme.  

▪ Incorporate the plan prepared in accordance with Clause 53.02-4.4 of this planning 

scheme and approved under this permit.  

▪ State that if a dwelling is constructed on the land without a planning permit that the 

bushfire protection measures set out in the plan incorporated into the agreement 

Subject site 
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must be implemented and maintained to the satisfaction of the responsible 

authority on a continuing basis.  

The landowner must pay the reasonable costs of the preparation, execution and 

registration of the Section 173 Agreement. 

 

This does not apply: 

• If a schedule to this overlay specifies that a Section 173 Agreement is not required. 
• Where the relevant fire authority states in writing the preparation of an agreement under 

Section 173 of the Act is not required for the subdivision. 
• For the subdivision of the land into lots each containing an existing dwelling or car 

parking space. 

The Planning Policy Framework is based on a series of themes and includes Clause 13.02 – 
Bushfire Planning, which seeks to strengthen the resilience of settlements and communities to 
bushfire through risk-based planning that prioritises the protection of human life. This clause 
aims to 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. 

The Murrindindi Shire Planning Scheme has a local planning policy specifically relating to bushfire 
protection, Clause 13.01-1L, Bushfire Planning which seeks to implement the following strategies: 

• Support: 
o the rebuilding of communities, destroyed homes and damaged infrastructure 

affected by the 2009 bushfires 
o the re-establishment of commercial centres affected by the 2009 bushfires  

in a way that mitigates bushfire risk. 

• Locate, design and manage use and development to reduce the risk to human life, 
property and community infrastructure from bushfire to an acceptable level. 

• Provide necessary bushfire protection measures, including through the design and 
construction of buildings, the creation of defendable space, the provision of a dedicated 
fire-fighting water supply and the need for fire authority access to and on the land. 

• Implement and maintain necessary bushfire protection measures in conjunction with the 
ongoing use of the land. 

• Facilitate the expansion of existing settlements, new subdivisions and uses that cater for 
vulnerable people only when: 

• The risk to life, property and community infrastructure from bushfire is reduced to an 
acceptable level. 

• The need for future occupants to implement and maintain bushfire protection measures is 
minimised through the careful location, siting and design of new development. 

• Emergency management arrangements, considered in consultation with the relevant 
authorities, can be practically established and implemented, including through the actions 
of the emergency services, operators and future landowners.  

• The ability for people to access safer locations and locations of last resort has been 
established. 

 
Bushfire is also mentioned in various clauses throughout the planning scheme.  
 
Clause 65 – Decision Guidelines requires the responsible authority to consider, among other 
things, the degree of 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.  
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This Bushfire Management Statement has made an assessment of fire hazard, resulting in a 
design which is responsive to the opportunities and constraints presented by the site and its 
surrounds.  
 
The proposed subdivision at the subject site is permitted under the relevant zone and overlay and 
the layout complies with all measurable aspects of relevant planning policy. It is submitted that the 
proposed subdivision has appropriate regard to the overarching policy objectives of the Murrindindi 
Shire planning scheme.   
 
A copy of the Planning Property Report is attached at Appendix 2. 
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6  B U S H F I R E  H A Z A R D  S I T E  A S S E S S M E N T  

6 . 1  T H E  S I T E  

The subject site is currently developed with a dwelling and various outbuilding. It is wedge shaped, 

comprising of 4055sqm. Pratts Road abuts the western boundary and Marks Road abuts the 

northern boundary.  Residential properties abut the eastern and southern boundaries. The wider 

area is also developed as a residential area.  

The site is predominantly grassed, with trees and shrubs scattered mostly around the boundaries 

and within the street reserves.   

Access to the dwelling is via a crossing off Pratts Road with a gravel driveway extending into the 

site from the south-western corner. A culvert and gateway are present off Marks Road at the north-

east corner of the site. There are no restrictions applicable, and a copy of title is attached at 

Appendix 3. 

The topography of the land generally rises from the street front to the rear boundary, see aerial 

and site photographs below.  

 

Photograph 1: Aerial image of the site and the surrounding properties 
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Photograph 2: Looking towards the site from the end of the driveway off Pratts Road. 

Photograph 3: Panoramic view of the rear garden, looking north. 

 
Photograph 4: Panoramic view of the rear garden looking south. 
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Photograph 5: Looking south across the site from Marks Road 

 

The BMO site assessment criteria requires an area of 150m around land to be considered and the 

Site Plan at Figure 4 below shows this area, noting that only Lot 2 has been assessed given that 

Lot 1 contains a dwelling. The below plan identifies vegetation types and slope.   
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Figure 3: Site Assessment Plan  
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6 . 2  B U S H F I R E  B E H A V I O U R  

To effectively implement bushfire protection measures it is important to understand bushfire 

behaviour and how buildings are destroyed. There are three major factors that influence bushfire 

behaviour; being topography, weather conditions (such as temperature and wind) and vegetation.  

The ways in which a building is destroyed by bushfire can be through ember attack, radiant heat, 

localised flame contact, flame contact from fire front or extreme fire front, see Figure 4 below. 

 
Figure 4: Forms of Bushfire Attack (source: DELWP, Planning Permit Applications Bushfire Management Overlay, 
Technical Guide) 

The shape of the land has a strong effect on bushfire. A fire will burn faster and more intensely 

uphill because the flames can reach more unburnt fuel in front of the fire.  The heat radiating from 

the fire pre-heats fuel on the slope ahead of the fire, making the fuel even more flammable. For 

every 10˚ slope, the fire will double its speed.  

By increasing in speed, the fire also increases in intensity, becoming even hotter. The opposite 
applies to a fire travelling downhill. The flames reach less fuel, and less radiant heat pre-heats the 
fuel in front of the fire. For every 10˚ of downhill slope, the fire will halve its speed. 
Fires tend to move more slowly as the slope decreases. 
 
(Source: DELWP, Planning Permit Applications Bushfire Management Overlay, Technical Guide) 

 
Figure 5: How fire speed increase uphill (source: DELWP, Planning Permit Applications Bushfire Management 
Overlay, Technical Guide)  
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The weather plays an important factor in bushfire occurrence with temperature, wind, humidity and 

atmospheric condition all being contributing factors. Bushfires often start on hot, dry, windy days.  

Wind influences the speed at which fire spreads, the direction in which a fire travels, the size of 

the fire front, the intensity of the fire and the likelihood of embers and spot fires.   

Vegetation is however the primary source of fuel for a bushfire and the amount of fuel present, 

together with the location of buildings can directly affect their survival.  The only factor people have 

any control over is fuel; therefore, by reducing fuel load and creating defendable space around a 

building, the bushfire risk can be reduced. 

 
Figure 6: Bushfire Behaviour 

 

6 . 3  V E G E T A T I O N   

The vegetation management requirements together with the building construction requirements of 

the Bushfire Management Overlay (BMO) and AS3959 aim to ensure that risk to life and property 

from bushfire can be reduced to an acceptable level. 

The vegetation classification, together with effective slope is utilised for the purposes of 

determining defendable space and construction requirements. 

The classification system of AS3959 uses a generalised description of vegetation based on the 

AUSLIG (Australian Natural Resources Atlas: No. 7 - Native Vegetation) classification system.  

The vegetation classification, together with effective slope is utilised for the purposes of 

determining the defendable space and construction requirements under the Bushfire Management 

Overlay (BMO).  The classification system of AS3959 uses a generalised description of vegetation 

based on the AUSLIG (Australian Natural Resources Atlas: No. 7 - Native Vegetation) classification 

system.  

Low Threat Vegetation 

Vegetation on and within 150m of the subject site is indicated on the Site Plan at Figure 4, and 

comprises of three main categories: Low Threat, Modified and Forest.  

A bushfire can behave in a variety of ways: 

• Head fire – a fire where the flames are 
blown towards the fuel; 
 

• Flank fire - a fire where the fire edge is 
generally parallel to the wind; 
 

• Back fire – a fire that moves into the 
wind with flames leaning over the burnt 
ground. 
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A high percentage of the assessment area comprises of non-combustible features including roads, 

buildings and cultivated gardens, which do not cause a bushfire threat. These can be excluded 

from consideration pursuant to Section 2.2.3.2 of AS3959 which outlines the following scenarios 

as low threat: 

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. 
c) Multiple areas of vegetation less than 0.25 ha in area and not within 20 m of the site, or 

each other. 
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. 

e) Non-vegetated areas, including waterways, roads, footpaths, buildings and rocky 
outcrops. 

f) Low threat vegetation, including grassland managed in a minimal fuel condition, 
maintained lawns, golf courses, maintained public reserves and parklands, vineyards, 
orchards, cultivated gardens, commercial nurseries, nature strips and windbreaks. 

NOTE:  
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). 

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.  

 

The below photographs provide a visual representation of the low threat areas.  

  
Photograph 6: Surrounding sites are developed with single dwellings and managed gardens, which present as 
low threat in terms of bushfire risk. Here is an example of dwellings in the area, Number 55 Marks Road.  

Low threat 
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Photograph 7. Marks Road offers roadside trees but the understorey is managed and the conditions are 
considered Low Threat. Further east along Marks Road the vegetation is slightly more dense, but is excluded 
under 2.2.3.2 (f), as it is less than 20m in width and  more than 20m from the site.  

  
Photograph 8: Dwelling directly opposite the subject site on Pratts Road offers well managed gardens  

Low threat 

Low threat 
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Photograph 9: The road reserve of Pratts Road is well managed and presents as Low Threat conditions 

 
Photograph 10: The road reserve vegetation is denser further east along Marks Road, but this is exempt as it is 
less than 20m in width and greater than 20m from the subject site 

Exempt under 2.2.3.2(f) 

Low threat 
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Modified Vegetation 

Clause 53.02 describes this as follows: 

Modified vegetation is vegetation that doesn’t fit into the vegetation classifications in 

AS3959:2009 Construction of buildings in bushfire prone areas (the standard) because it: 

- has been modified, altered or is managed due to urban development, or gardening,  

- has different fuel loads from those assumed in the standard,  

- has limited or no understorey vegetation, or - is not low-threat or low-risk vegetation as 

defined in the standard 

The surrounding area is characterised by single dwellings, some of which are set within a moderate 

cover of vegetation. Due to its residential use the vegetation on properties abutting the subject site 

is partially managed, therefore has been classified as ‘Modified’ vegetation.  

 
Photograph 11: The dwelling at 51 Marks Road is surrounded by heavier tree vegetation but offers a managed 
understorey, in keeping with the definition of Modified Vegetation. 

Forest Vegetation 

In comparison to the Low Threat and Modified vegetation, are the patches of upslope forest 

vegetation to the north-east and north of the assessment area. 

 

Figure 7: Forest (sourced from AS3959) 

 

 

AS3959 describes Forest as follows: 

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. 

 

Modified Vegetation 
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Photograph 12: Looking towards the forest vegetation in the linear reserve opposite the site to the west. 

 

Photograph 13: Looking into the forested area to the north of the corner of Marks and Pratts Roads.  

 

  

Forest vegetation in the linear 

reserve is separated by a a fire 

break from the road reserve. 

Road reserve vegetation. 

Forest vegetation 

This copied document is made available for the sole purpose of enabling its consideration and 
review 
as part of a planning process under the Planning and Environment Act 1987.
The docment must not be used for any pupose which may breach any Copyright or Privacy Laws.



 

   
19 

 

Reference: 29923 | Bushfire Management Statement 

M|M 

6 . 4  S L O P E  

The slope within 150m of the subject site has been assessed and indicated on the Site Plan at 

Figure 4. The site is generally upslope conditions from west to east. The wider area is undulating 

and, in some areas, moderately steep, see figure 8 below.  

 
Figure 8: Topography of the surrounding area 
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7  B U S H F I R E  H A Z A R D  L A N D S C A P E  A S S E S S M E N T  

7 . 1  L A N D S C A P E  A S S E S S M E N T  

The bushfire hazard landscape assessment provides information on the bushfire hazard for 20km 

(or greater) around a development site. Considering bushfire from this broader landscape 

perspective is important as it affects the level of bushfire risk a development and its future 

occupants may be exposed to. The landscape assessment seeks to:  

• Provide factual information on the bushfire hazard (vegetation extent and slope)  

• Provide information on key features of the general locality that are relevant to better 

understanding the protection provided by the location  

• Provide contextual information on a site 

 

Bushfire is a dynamic hazard and can be highly unpredictable. Because of this, the factors that 

contribute to the bushfire risk are diverse. The purpose of the landscape assessment is not to 

predict the outcome of a bushfire event but to provide information that builds a better understanding 

of the bushfire risk in a location and to help make informed decisions.  

 

The likelihood of a bushfire, its severity and intensity, and the potential impact on life and property 

varies depending on where a site is located in the surrounding landscape. There are a number of 

factors that influence the potential bushfire behaviour at a landscape scale, including: 

• Topography;  

• Extent and continuity of vegetation; 

• The location and exposure of the urban area, township, isolated rural area to bushfire; 

• The potential fire run and area that is likely to be impacted by the fire, for example a fire in 

a grassland may only impact one or two streets into a residential area, however a large 

bushfire may impact many km in front of the main fire;  

• The extent of neighbourhood-scale damage the bushfire may produce. 1 

 
The subject land abuts Pratts Road to the west, Marks Road to the north and is set amongst 
established residential properties, with the main hub of Kinglake West only 600m to the south-east. 
The Township Zone abuts Low Density Residential Living to the north and Rural Living to the east. 
A small pocket of Industrial zoning surrounds the town centre, with the wider area dominated by 
Farming Zone. See Figure 9 below.  

 
1 Source: Planning Permit Applications Bushfire Management Overlay, Technical Guide, DELWP (2017) 
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Figure 9: Surrounding Zoning (source:  Vicplan)  

 

The site itself is surrounded by residential lots in all directions, with Pratts Road directly to the west 

and Marks Road to the north. 

In addition to site and adjacent based risk, the broader landscape risk must be considered to 
determine the bushfire risk. As demonstrated in Figure 10 below, the wider landscape presents 
expansive vegetated mountain ranges.  

 

 
 

 
Figure 10: Landscape Assessment (potential fire runs indicated with 
red arrow, red dotted line = flank fire front) 

 

A neighbourhood Safer Place 

is available at the Recreation 

Reserve in Kinglake West  

A fire front approaching from the north-west or south-

west would directly impact the urban areas given the 

proximity of forest to the urban areas.  

The surrounding landscape to the north and east is 

dominated by forested areas, and whilst prevailing winds 

would see a fire move away from Kinglake West, a flank 

fire could occur.  Under any scenario, extreme ember 

attack would occur to the township  
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The area is considered to be comparative to Broader Landscape Type Three as outlined in the 

Technical Guide: Planning Permit Applications in the Bushfire Management Overlay (Sept 2017), 

which describes the landscape as follows: 

▪ 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; 
▪ 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 vegetation beyond the assessment area may result in neighborhood scale destruction and 
bushfire can approach from more than one direction.  The site is however located within an 
established urban area that is dominated by low-threat features. There is also access to a place 
that provides shelter form bushfire, being the Neighbourhood Safer Place located at the Recreation 
Reserve in Kinglake West,  approximately 800m from the site. 
 

The Hume Regional Strategic Fire Management Plan (HRSFMP) recognises the high fire risk 

posed by the Murrindindi area, due to the topography and the vegetation throughout: 

The vegetation in the Hume Region is principally divided along the Hume Freeway. Most 

of the land east of the Freeway is part of the Great Dividing Range. These mountains and 

foothills are covered with dry and wet sclerophyll (hard leaves) forests. Most of the land 

west of the Hume Highway is dominated by grasslands and cropping, with pockets of trees 

and forest, and tree lined roadsides.  

While the wet sclerophyll forests are usually less flammable than the dry forests, during 

drought conditions the wet forests can sustain large uncontrollable fires that have high 

flame heights, high radiant heat levels and a significant threat from embers starting spot 

fires well ahead of the main fire front. 

The HRSFMP has this to say about Murrindindi and the fires of 2009: 

The Mt Gordon fire tower observer gave the following account of the Murrindindi fire 

burning in forest near Marysville to the 2009 Victorian Bushfires Royal Commission. “It is 

beyond description. This thing was huge, absolutely huge. I can’t explain it. And it was 

alive. This thing was just full of ember, ash, burning materials. This thing was absolutely 

alive.” 

The Municipal Fire Management Plan, 2020-2023, states the following (in part) within the Municipal 
Overview for Murrindindi Shire: 

 
46% of the total land area of the Municipality is forested public land (1,788 square 
kilometres) consisting of State Forest, Parks and Reserves and other public land. A large 
proportion of this land is mountainous and heavily forested. 

 
Murrindindi has a long history of bushfire. There have been 4 major bushfires in the 
municipality since 2000 which include the Castella (Toolangi State Forest) fires of February 
2004, Mount Torbreck (State Forest) fires of April 2004, Kanumbra (“Brilliant” fire) New 
Year’s Eve 2005, Kinglake/Glenburn-Yea/Highlands fires of late January/February 2006 
and the 7 February 2009 catastrophic fires across the State.  
 
The bushfires of February 2009 had a profound effect on the Murrindindi Shire. There were 
95 people killed and 1539 square kilometres, or 40% of the Shire, were burnt. The bushfire 
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had a catastrophic impact on the communities of Murrindindi and its businesses, tourism 
and natural environment were severely impacted as a result. 1397 houses were destroyed 
as well as 3533 kilometres of fencing. Flora and fauna were also severely impacted. 

 
Naturekit lists significant fires that have occurred in the municipality since the turn of the century. 
These include the Ash Wednesday and Black Friday bushfires, as well as the Black Saturday 
Bushfires of 2009. Figure 11 shows that extensive fire impact has occurred in the wider landscape 
which confirms that the landscape risk is extreme.  
 

 
Figure 11: Bushfire History (source: Naturekit)  

 

7 . 2  B U S H F I R E  S C E N A R I O S  

Bushfire is a dynamic hazard and is highly unpredictable, and as such it is not possible to ascertain 

the exact location and source of a bushfire outbreak.  It is however possible to consider likely 

spread and direction of fire based on accepted understanding of bushfire behaviour.  

In Victoria, hot, dry winds typically come from the north and northwest and are often followed by a 

southwest wind change. In this situation the side of the fire can quickly become a much larger fire 

front. A change in wind direction is one of the most dangerous influences on fire behaviour and 

many people who die in bushfires get caught during or after a wind change. 

In the context of the subject site, a landscape scale fire could approach from any direction and 

would be unpredictable, spread rapidly and be difficult to control due to the terrain. 

Leaving early is obviously the safest option, however a well-maintained building designed and 

constructed to the requirements of BMO with associated defendable space, will withstand more 

than brief exposure.  
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8  D E F E N D A B L E  S P A C E  &  C O N S T R U C T I O N  

S T A N D A R D S  

8 . 1  D E F E N D A B L E  S P A C E  

Defendable space is identified as one of the most important aspects of preparing a property for 

bushfire, as it provides separation between the building and the hazardous vegetation. It is an 

area of land around a building where vegetation is modified and managed to reduce the effects 

of flame contact, radiant heat and embers associated with bushfire. The term ‘defendable space’ 

is defined by the planning scheme as: 

An area of land around a building where vegetation is modified and managed to reduce 

the effects of flame contact and radiant heat associated with bushfire.  

 
Figure 12: Defendable Space 

8 . 2  C O N S T R U C T I O N  S T A N D A R D S  

AS 3959-2009 provides a series of construction standards relating to the level of ember attack 

and/or radiant heat and/or flame contact that may be expected to impact upon buildings. These 

range from BAL-LOW (where there is insufficient risk to warrant enhanced construction) to BAL-

FZ (over 40 kW/m2 and possibly flame contact). The envisaged impacts for each defendable 

space and construction requirement are illustrated in Figure 13 below.   

 
Figure 13: Defendable Space & Construction Requirements (source: DELWP) 

The Bushfire Attack Level (BAL) and defendable space is determined in accordance with Table 2 

at Clause 53.02-5.  It is informed by the vegetation and slope classifications within 150m of the 

proposed development site. Where the BAL and defendable space for different vegetation and 

slope classifications present, the highest BAL and associated defendable space is generally 

recorded. Alternatively, the defendable space can be responsive to the hazards in individual 

directions.  
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In the case of the subject site, there are three types of vegetation within the assessment area. 

The table below provides a summary of relevant conditions and is derived from Clause 53.02-5: 

Table 1: Defendable space requirements 

BAL 

Forest 

Downslope 

0-5 

degrees 

Modified Vegetation Low threat vegetation – All 

slopes 

12.5 57m Defendable space is to be provided 

for a distance of 50 metres, or the 

property boundary whichever is the 

lesser, for buildings constructed to 

all bushfire attack levels. The 

minimum construction standard is 

BAL 29 

Defendable space is to be provided 

for a distance of 50 metres, or the 

property boundary whichever is the 

lesser, for buildings constructed to 

all bushfire attack levels. The 

minimum construction standard is 

BAL 12.5. 

19  43m 

29 32m 

40 
24m 

 

The proposed vacant allotment has a building envelope and this is setback is 50m from the nearest 

forested area.  Given the landscape risk and presence of Modified vegetation a BAL-29 is however 

applied and defendable space will apply to the property boundary.    
 

Figure 14: 50m Defendable space  
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9  V E G E T A T I O N  M A N A G E M E N T  

The impact of a bushfire can be reduced where vegetation has been modified and other fuel 

sources removed from around the building, as this reduces the amount of fuel available to burn. 

Vegetation management does not however require the removal of all fuels as plants and trees can 

provide protection from strong winds, intense heat and embers.  

Table 6 to Clause 53.02 outlines the following requirements for vegetation management in 

defendable space areas:  

• 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 centimetres in height at maturity must not be placed within 3 metres 

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 5sqm 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. 

Unless specified in a schedule or otherwise agreed in writing to the satisfaction of the 

relevant fire authority.  

No vegetation is proposed to be removed to facilitate the subdivision. The majority of trees are 

outside of the site boundary (noting that fencing is not on title boundaries) and as such outside of 

the defendable space. There are however three trees at the northern end of the lot that do not 

meet canopy separation and a waiver is thereby sought to allow their retention.   

 

 
Photograph 14: Trees on site and in the adjacent road reserve 

 

  

Road reserve 

vegetation  
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1 0  B U S H F I R E  M A N A G E M E N T  S T A T E M E N T  

The following section assesses the proposed dwellings and subdivision against the requirements 

of Bushfire Planning (Clause 53.02) as required by the BMO. The provisions of Clause 53.02 

contain: 

• Objectives: 

An objective describes the outcome that must be achieved in a completed development.  

• Approved Measures (AM): 

An approved measure meets the objective. 

• Alternative Measures (AltM):  

An alternative measure may be considered where the responsible authority is satisfied that 

the objective can be met. The responsible authority may consider other unspecified 

alternative measures.   

• Decision Guidelines: 

The decision guidelines set out the matters that the responsible authority must consider 

before deciding on an application, including whether any proposed alternative measure is 

appropriate.  

Subdivision applications must meet all relevant objectives and Clause 53.02-2 provides flexibility 

for applicants to respond to any unique circumstances of their site. Technical Guide: Planning 

Permit Applications Bushfire Management Overlay, (September 2017) notes that an application 

can demonstrate that the objectives are met in two ways: 

1.  Include the relevant approved measures in the application. Where this is done the 

application is deemed to meet the relevant objectives. 

2.  Consider the suitability of any relevant alterative measures, whether specified in Clause 

53.02 or not, and demonstrate that an alternative measure satisfies the objective. An 

alternative measure sometimes replaces an approved measure and sometimes adds to an 

approved measure.  

The tables at Section 9.1 below provide an assessment against Clause 53.02: 

1 0 . 1  B U S H F I R E  P R O T E C T I O N  O B J E C T I V E S  

REQUIREMENT – 53.02-4.1 LANDSCAPE, SITING AND DESIGN  
 

▪ 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. 
▪ Building design minimises vulnerability to bushfire attack. 

Approved Measures 

AM 2.1 
The bushfire risk to the development from the landscape beyond the site can be mitigated to an 
acceptable level. 
 
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 service vehicles. 

 
AM 2.3  
A building is designed to be responsive to the landscape risk and reduce the impact of bushfire on 
the building. 
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ASSESSMENT 

AM2.1 
As outlined in Section 5, the bushfire hazard landscape assessment is considered to be 
extreme given that significant fire runs could develop within unmanaged vegetation in the 
surrounding hills. The proposed subdivision is considered appropriate in this location for 
the following reasons: 

• The land is zoned for urban purposes (Township Zone); 

• The landscape around lot 2 is typically low threat or modified and managed 
defendable space of adjacent properties contributes towards risk reduction; 

• Addition of a dwelling at the northern end of the site will reduce bushfire risk for 
surrounding allotments given the subdivision will apply defendable space 
management; 

• A future dwelling will be constructed to a BAL-29, that allows the building to be 
utilised as a place of last resort.  

 
AM2.2 
Bushfire protection can be enhanced by considering the separation of a dwelling from the 
bushfire hazard, proximity to public roads and emergency service vehicle access on a site. 
The subdivision creates 2 allotments, with proposed access off Marks Road to be provided 
via a new crossing and a 32m driveway into Lot 2. The proposed driveway can easily provide 
access for emergency vehicles. Existing access conditions on Lot 1 will remain unchanged.  
 
AM 2.3 

This measure is not relevant to subdivision. 
 

 

 

REQUIREMENT – 53.02-4.3 WATER SUPPLY AND ACCESS 

▪ 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.  

Approved Measures 

AM 4.1 

• A building used for a dwelling is provided with: 
- A static water supply for firefighting and property protection purposes specified in 

Table 4 to Clause 53.02-3. 
- Vehicle access that is designed and constructed as specified in Table 5 to Clause 

53.02-3. 

• The water supply may be in the same tank as other water supplies provided that a 
separate outlet is reserved for firefighting water supplies. 

 

ASSESSMENT 

Water: 
Given the lot size of Lot 2 exceeds 1,001sqm, a 10,000L water tank with fire authority 
fittings and access required. The water supply is to:  

• 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 signs 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 4 metres of the accessway and 
unobstructed. Incorporate a separate ball or gate valve (British Standard Pipe (BSP 
65 millimetre) and coupling (64-millimetre CFA 3 thread per inch male fitting).  
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• Any pipework and fittings must be a minimum of 65 millimetres (excluding the CFA 
coupling).  

 
The water supply for Lot 1 is existing in the form of several tanks. No new tanks are 
proposed given that the lot already contains a dwelling.  
 
Access: 
Pratts and Marks Roads are trafficable all-weather roads that can easily accommodate CFA 
vehicles. The proposed driveway for Lot 2 is approximately 32m in length and as such the 
following construction standards apply: 

• All-weather construction. 
• A load limit of at least 15 tonnes. 
• Provide 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. 

The driveway and indicative location of the water tank are shown on the subdivision plan 
comply with these requirements.  
 
The driveway and access to the existing dwelling on lot 1 will remain unchanged. 
  

 

REQUIREMENT – 53.02- 2.4 SUBDIVISION  

▪ To provide lots that are capable of being developed in accordance with the objectives of 
Clause 53.02. 

▪ To specify at the subdivision stage bushfire protection measures to develop a lot with a 
single dwelling on land zoned for residential or rural residential purposes. 

Approved Measures 

AM 5.1 
Not applicable since 5.2 applies in this instance.  
 
AM 5.2 
An application to subdivide land zoned for residential or rural residential purposes must be 
accompanied by a plan that shows: 

▪ Each lot satisfies the approved measure in AM 2.1; 
▪ A building envelope for a single dwelling on each lot that complies with AM 2.2 and 

provides defendable space in accordance with: 
-Columns A or B of Table 2 to Clause 53.02-3 for a subdivision that creates 10 or 
more lots; or 
-Columns A, B or C of Table 2 to Clause 53.02-3 for a subdivision that creates 
less than 10 lots. 

The bushfire attack level that corresponds to the defendable space provided in accordance 
with Table 2 to Clause 53.02-3 must be noted on the building envelope.  

▪ Defendable space wholly contained within the boundaries of the proposed subdivision. 
▪ Defendable space may be shared between lots within the subdivision. Defendable space 

for a lot may utilise communal areas, such as roads, where that land can meet the 
requirements for defendable space. 
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▪ Vegetation management requirements, in accordance with Table 6, to implement and 
maintain the defendable space required under this approved measure. 

▪ Water supply and vehicle access that complies with AM 4.1. 
AM 5.3 
An application to subdivide land to create 10 or more lots provides a perimeter road adjoining the 
hazardous vegetation to support firefighting. 
AM 5.4 
A subdivision manages the bushfire risk to future development from existing or proposed 
landscaping, public open space and communal areas. 

ASSESSMENT 

AM 5.2 
The land is contained within the Township Zone and as such AM 5.2 applies. The proposal 
complies with the requirements as follows: 

• AM 2.1 is met as detailed above; 

• A building envelope is proposed on the vacant lot and construction standard in 

accordance with Column C is applied; 

• Defendable space of 50m or to the property boundary has been applied in 
accordance with the requirement for Modified vegetation. The 32m separation 
required from forest vegetation encroaches into the road reserve to the west and 
this is considered acceptable given that it is the managed nature strip of the site 
and the bitumen road seal.  To the east it encroaches into the adjacent residential 
lot which offers low-threat conditions.  This scenario is consistent with the AltM 3.3 
whereby adjacent managed areas can be included in the defendable space. 

 

 
Figure 15: Defendable Space 
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• Vegetation management requirements are met, noting that a waiver is sought to 
retain three trees.  

• Access and water supply requirements as shown on the Bushfire Management Plan 
comply with AM4.1 as detailed above.   

 
AM 5.3 
Not applicable as the subdivision creates 2 lots only.    
 
AM 5.4 
There are no common areas or proposed landscaping. 
  

 

1 1  B U I L D I N G  R E Q U I R E M E N T S  

Construction requirements are specified in AS3959 and the following aspects of a building are 
covered: 

• General; 

• Subfloor supports; 

• Floors; 

• External walls; 

• External glazed elements and assemblies and external doors; 

• Roofs; 

• Verandas, decks, steps, ramps and landings; 

• Water and gas supply pipes.  
 
The materials and design of a building can also be used to prevent the accumulation of debris and 
entry of embers, and AS3959 does not cover these aspects. To reduce the vulnerability to ember 
attack it is recommended that the building design minimise the use of re-entrant corners, complex 
roof lines, gaps between walls and roofs and unenclosed underfloor space. Where possible, non-
combustible features should be utilised.  
 
The BMO and AS3959 do not consider the maintenance of properties, fire fighting for property 

protection, the need to consider the neighbours buildings and property or wind. Design features to 

reduce ignition are not mandatory however residents may wish to consider:  

• Installation of gutter and valley guards; 

• Installation of appropriate landscaping and landscape features (including non-combustible 
mulch); 

• Use of steel, concrete or alternative fire rated products in favour of timber, for any exposed 
elements of the building. 
 

 

1 2  L A N D S C A P I N G  

Residents must pay particular attention to the vegetation management requirements within the 

defendable space (see Section 8.3), to ensure that new landscaping does not conflict with the 

management requirements. The CFA publication Landscaping for Bushfire should be referred to 

as a guide. Any landscape plan prepared as part of the development application should consider 

bushfire risk and ensure that proposed plantings do not increase risk.  
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1 3  C O N C L U S I O N  &  R E C O M M E N D A T I O N S  

The subject site is in a region of extreme bushfire risk given the surrounding landscape; however 
Kinglake West is a urban township dominated by low-threat conditions.  
 
The proposed vacant lot (lot 2) has a BAL-29 construction standard and defendable space to the 
property boundaries, which is in response to the localised forest vegetation to the north and 
northwest, whilst acknowledging the higher risk from the surrounding landscape. Access and water 
supply requirements meet Tables 4 and 5.  
 
Vegetation management in accordance with Table 6 can generally be met, with the exception of 
three trees within the defendable space and a waiver of canopy separation is sought for these 
trees.,  
 
As lot 1 contains an existing dwelling there are no bushfire protection measures applied. Should 
this lot be redeveloped in the future, a separate application will be required under the BMO and 
these aspects would be addressed at that time.  
 
Bushfire protection measures are identified on the Bushfire Management Plan (Appendix 4). In 
accordance with Clause 44.06-3 of the Bushfire Management Overlay, these requirements will be 
enforced via a 173 Agreement as follows: 

Before the statement of compliance is issued under the Subdivision Act 1988 the owner 

must enter into an agreement with the responsible authority under Section 173 of the 

Planning and Environment Act 1987. The agreement must: 

▪ State that it has been prepared for the purpose of an exemption from a planning 
permit under Clause 44.06-1 of the Murrindindi Shire Planning Scheme. 

▪ Incorporate the plan prepared in accordance with Clause 53.02-4.4 of this 
planning scheme and approved under this permit. 

▪ State that if a dwelling is constructed on the land without a planning permit that 
the bushfire mitigation measures set out in the plan incorporated into the 
agreement must be implemented and maintained to the satisfaction of the 
responsible authority on a continuing basis. 

The land owner must pay the reasonable costs of the preparation, execution and 

registration of the Section 173 Agreement. 

This agreement applies to lot 2 only.  

It is submitted that the proposed subdivision provides acceptable risk to life and property to meet 
the requirements of the Bushfire Management Overlay and Clause 53.02 – Bushfire Planning.  
 
The details and responses in this Bushfire Management Statement are based on site and 
surrounding conditions at the time of inspection together with information supplied by the applicant 
regarding the proposal.  Should there be design alterations or variations in site conditions that may 
affect the bushfire risk this statement should be reviewed accordingly.   
  
It should be borne in mind that application of an appropriate BAL and defendable space cannot 

guarantee that a building will survive a bushfire event on every occasion. This is substantially due 

to the degree of vegetation management, the unpredictable nature and behaviour of fire, and 

extreme weather conditions.  Future lot owners are encouraged to develop their own personal 

bushfire risk management plan that deals with all aspects of bushfire mitigation and personal 

survival.  

Millar I Merrigan 

This copied document is made available for the sole purpose of enabling its consideration and 
review 
as part of a planning process under the Planning and Environment Act 1987.
The docment must not be used for any pupose which may breach any Copyright or Privacy Laws.



 

 

M|M 

1 4  R E F E R E N C E S  

State Government, Victoria  

Regional Bushfire Planning Assessment  

 

DELWP 

• Planning Permit Applications: Bushfire Management Overlay, Technical Guide (September 

2017) 

• MapShare 

• VicPlan 

• Naturekit 

 

CFA, Burwood East, Victoria 

FSG LUP 0002  

Requirements for Water Supply & Access in the Bushfire Management Overlay 

 

CFA, Burwood East, Victoria 

FSG LUP 0003 

Assessing Vegetation in a Bushfire management Overlay 

 

CFA (November 2012), Burwood East, Victoria 

Planning for Bushfire Victoria, Guidelines for Meeting Victoria’s Bushfire Planning Requirements 

 

Standards Australia (2018)  Standards Australia, North Sydney, New South Wales 

AS3959 – Construction of Buildings in a Bushfire Prone Areas 

 

CFS (Oct 2010), Government of South Australia, Adelaide          

Fact Sheet No. 06  

 

AUSLIG (1990) 

Atlas of Australian Resources: Vegetation 

 

Murrindindi Shire: 

• Planning Scheme 

• Website  

• Hume Municipal Fire Management Plan 
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Address:

Crown Description:

Standard Parcel Identifier (SPI):

Local Government Area (Council): www.murrindindi.vic.gov.au

Council Property Number:

Planning Scheme: Planning Scheme - Murrindindi

Directory Reference:

Rural Water Corporation:

Urban Water Corporation:

Melbourne Water:

Power Distributor:

 IN1Z - Industrial 1  LDRZ - Low Density Residential  PPRZ - Public Park and Recreation

 TZ - Township  Water course

From www.planning.vic.gov.au at 24 January 2023 11:32 AM

PROPERTY DETAILS

18 PRATTS ROAD KINGLAKE WEST 3757

Allot. 25 Sec. B TOWNSHIP OF PHEASANT CREEK

25~B\PP5632

MURRINDINDI

7194

Murrindindi

Vicroads 61 F9

UTILITIES

Goulburn-Murray Water

Goulburn Valley Water

Outside drainage boundary

AUSNET

View location in VicPlan

Planning Zones

TOWNSHIP ZONE (TZ) 

SCHEDULE TO THE TOWNSHIP ZONE (TZ) 

Note: labels for zones may appear outside the actual zone - please compare the labels with the legend.

STATE ELECTORATES

Legislative Council: NORTHERN VICTORIA

Legislative Assembly: EILDON

OTHER

Registered Aboriginal Party: Taungurung Land and Waters

Council Aboriginal Corporation

0  100 m
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Copyright © - State Government of Victoria 
Disclaimer: This content is provided for information purposes only. No claim is made as to the accuracy or authenticity of the content. The Victorian Government does not accept any liability to any
person for the information provided. 
Read the full disclaimer at https://www.delwp.vic.gov.au/disclaimer

Notwithstanding this disclaimer, a vendor may rely on the information in this report for the purpose of a statement that land is in a bushfire prone area as required by section 32C (b) of the Sale of
Land 1962 (Vic).

PLANNING PROPERTY REPORT: 18 PRATTS ROAD KINGLAKE WEST 3757

This copied document is made available for the sole purpose of enabling its consideration and 
review 
as part of a planning process under the Planning and Environment Act 1987.
The docment must not be used for any pupose which may breach any Copyright or Privacy Laws.



 BMO - Bushfire Management Overlay  Water course

Planning Overlay

BUSHFIRE MANAGEMENT OVERLAY (BMO) 

Note: due to overlaps, some overlays may not be visible, and some colours may not match those in the legend

Further Planning Information

Planning scheme data last updated on 19 January 2023.

A planning scheme sets out policies and requirements for the use, development and protection of land. 
This report provides information about the zone and overlay provisions that apply to the selected land. 
Information about the State and local policy, particular, general and operational provisions of the local planning scheme 
that may affect the use of this land can be obtained by contacting the local council 
or by visiting https://www.planning.vic.gov.au

This report is NOT a Planning Certificate issued pursuant to Section 199 of the Planning and Environment Act 1987. 
It does not include information about exhibited planning scheme amendments, or zonings that may abut the land. 
To obtain a Planning Certificate go to Titles and Property Certificates at Landata - https://www.landata.vic.gov.au

For details of surrounding properties, use this service to get the Reports for properties of interest.

To view planning zones, overlay and heritage information in an interactive format visit
https://mapshare.maps.vic.gov.au/vicplan

For other information about planning in Victoria visit https://www.planning.vic.gov.au

0  100 m

PLANNING PROPERTY REPORT 

Page 2 of 3

Copyright © - State Government of Victoria 
Disclaimer: This content is provided for information purposes only. No claim is made as to the accuracy or authenticity of the content. The Victorian Government does not accept any liability to any
person for the information provided. 
Read the full disclaimer at https://www.delwp.vic.gov.au/disclaimer

Notwithstanding this disclaimer, a vendor may rely on the information in this report for the purpose of a statement that land is in a bushfire prone area as required by section 32C (b) of the Sale of
Land 1962 (Vic).

PLANNING PROPERTY REPORT: 18 PRATTS ROAD KINGLAKE WEST 3757

This copied document is made available for the sole purpose of enabling its consideration and 
review 
as part of a planning process under the Planning and Environment Act 1987.
The docment must not be used for any pupose which may breach any Copyright or Privacy Laws.



 Designated Bushfire Prone Areas  Water course

Designated Bushfire Prone Areas

This property is in a designated bushfire prone area. Special bushfire construction requirements apply to the part of the property mapped as a
designated bushfire prone area (BPA). Planning provisions may apply.

Where part of the property is mapped as BPA, if no part of the building envelope or footprint falls within the BPA area, the BPA construction requirements

do not apply.

Note: the relevant building surveyor determines the need for compliance with the bushfire construction requirements.

Designated BPA are determined by the Minister for Planning following a detailed review process. The Building Regulations 2018, through adoption of the

Building Code of Australia, apply bushfire protection standards for building works in designated BPA.

Designated BPA maps can be viewed on VicPlan at https://mapshare.vic.gov.au/vicplan/ or at the relevant local council.

Create a BPA definition plan in VicPlan to measure the BPA.

Information for lot owners building in the BPA is available at https://www.planning.vic.gov.au.

Further information about the building control system and building in bushfire prone areas can be found on the Victorian Building Authority website

https://www.vba.vic.gov.au. Copies of the Building Act and Building Regulations are available from http://www.legislation.vic.gov.au. For Planning Scheme

Provisions in bushfire areas visit https://www.planning.vic.gov.au.

Native Vegetation

Native plants that are indigenous to the region and important for biodiversity might be present on this property. This could
include trees, shrubs, herbs, grasses or aquatic plants. There are a range of regulations that may apply including need to
obtain a planning permit under Clause 52.17 of the local planning scheme. For more information see Native Vegetation (Clause
52.17) with local variations in Native Vegetation (Clause 52.17) Schedule

To help identify native vegetation on this property and the application of Clause 52.17 please visit the Native Vegetation
Information Management system https://nvim.delwp.vic.gov.au/ and Native vegetation (environment.vic.gov.au) or please
contact your relevant council.

You can find out more about the natural values on your property through NatureKit NatureKit (environment.vic.gov.au)
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VOLUME 08274 FOLIO 712                            Security no :  124105903213Q
                                                  Produced 08/05/2023 08:55 AM

CROWN GRANT

LAND DESCRIPTION

Crown Allotment 25 Section B Township of Pheasant Creek Parish of Kinglake.

REGISTERED PROPRIETOR

Estate Fee Simple
Sole Proprietor
    TRAVIS SCOTT DAVIES of 18 PRATTS ROAD KINGLAKE WEST VIC 3757
    AS490403L 30/08/2019

ENCUMBRANCES, CAVEATS AND NOTICES

MORTGAGE  AS490404J 30/08/2019
    QUDOS MUTUAL LTD

    Any crown grant reservations exceptions conditions limitations and powers
    noted on the plan or imaged folio set out under DIAGRAM LOCATION below.
    For details of any other encumbrances see the plan or imaged folio set out
    under DIAGRAM LOCATION below.

DIAGRAM LOCATION

SEE TP688136V FOR FURTHER DETAILS AND BOUNDARIES

ACTIVITY IN THE LAST 125 DAYS 

NIL

------------------------END OF REGISTER SEARCH STATEMENT------------------------

Additional information: (not part of the Register Search Statement)

Street Address: 18 PRATTS ROAD KINGLAKE WEST VIC 3757

ADMINISTRATIVE NOTICES

NIL

eCT Control    19531K DENTONS AUSTRALIA
Effective from 30/08/2019

DOCUMENT END

Copyright State of Victoria. No part of this publication may be reproduced except as permitted by the Copyright Act 1968 (Cth), to comply with a statutory requirement or pursuant to a written agreement. The information is only
valid at the time and in the form obtained from the LANDATA REGD TM System. None of the State of Victoria, its agents or contractors, accepts responsibility for any subsequent publication or reproduction of the information.

The Victorian Government acknowledges the Traditional Owners of Victoria and pays respects to their ongoing connection to their Country, History and Culture. The Victorian Government extends this respect to their Elders,
past, present and emerging.

REGISTER SEARCH STATEMENT (Title Search) Transfer of 
Land Act 1958
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APPENDIX 4: BUSHFIRE MANAGEMENT PLAN 
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Defendable Space:
Defendable space for Lot 2 is provided for a distance of 50
metres or to the property boundary, whichever is the lesser, and
will be modified and 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 centimetres in height must not be

placed within 3 metres 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 5sqm 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.

Construction Standard:
No construction standard applies to Lot 1.

Any future dwelling on Lot 2 is to be designed and
constructed to a minimum construction standard
of BAL 29.

BUSHFIRE MANAGEMENT PLAN
18 Pratts Road, Kinglake West
29923_BMP1 (June 2023)

Access:
Access for fire fighting vehicles to Lot 2 must meet
the following requirements:
· All-weather construction.
· A load limit of at least 15 tonnes.
· Provide a trafficable width of 3.5m.
· Be clear of encroachments for at least 0.5m on

each side and 4m vertically.
· Curves must have a minimum inner radius of

10m.
· The average grade must be no more than 1 in 7

(14.4 percent)(8.1 degrees) with a maximum of
no more that 1 in 5 (20 percent) (11.3 degrees)
for no more than 50m.

· Dips must have no more than a 1 in 8 (12.5
percent) (7.1 degrees) entry and exit angle.

Water Supply:
A minimum 10,000L effective water supply for fire fighting purposes
is to be installed on Lot 2. Water supply must meet the following
requirements:
· Be stored in an above ground water tank constructed of

concrete or metal.
· Have all fixed above ground water pipes and fittings required

for fire fighting purposes made of corrosive resistant metal.
· Include a separate outlet for occupant use.
· Be readily identifiable fro the building or appropriate

identification signage to the satisfaction of the responsible
authority.

· Be located within 60m of the outer edge of he approved
building

· The outlet/s of the water tank must be within 4 metres of the
accessway and unobstructed.

· Incorporate a separate ball or gate valve (British Standard
Pipe (BSP 65 millimetre) and coupling (64 millimetre CFA 3
thread per inch male fitting).

· Any pipework and fittings must be a minimum of 65 millimetres
(excluding the CFA coupling).

Proposed building envelope

Site Boundary

Defendable space
(to property boundary)

Indicative water tank

Access

          Tree to retain

North

015 7.5

1:750

15

Tree to retain within
defendable space

This copied document is made available for the sole purpose of enabling its consideration and 
review 
as part of a planning process under the Planning and Environment Act 1987.
The docment must not be used for any pupose which may breach any Copyright or Privacy Laws.



 

 
 

  
 

Ref: 45EO23 LCA SUB– 18 Pratts Road, Kinglake West 
Page 1 of 50 

 

 

                649 CENTRE ROAD, EAST BENTLEIGH   VIC   3165 
PO BOX 39, BONNIE DOON   VIC   3720 

Phone: 0424 865 765 
 

 E-MAIL: admin@ecov.com.au  
 

 
 

LAND CAPABILITY ASSESSMENT REPORT 
 

 18 Pratts Road 
Kinglake West VIC 

 
Prepared for: 
 
 
 
Site: 

MILLAR MERRIGAN C/O TRAVIS DAVIES 
PO Box 247 
Croydon VIC 3136 
 
18 Pratts Road 
Kinglake West 3922  
 

 

Prepared by: R H Krainz – Eco Vision Australia  
   
Reference No. 45EO23 LCA SUB   
   
Date: May 31, 2023  
   

This copied document is made available for the sole purpose of enabling its consideration and 
review 
as part of a planning process under the Planning and Environment Act 1987.
The docment must not be used for any pupose which may breach any Copyright or Privacy Laws.



 

 
 

  
 

Ref: 45EO23 LCA SUB– 18 Pratts Road, Kinglake West 
Page 2 of 50 

 
 

 
  

TABLE OF CONTENTS 
 

 

 

1. Introduction 
 

2. Executive Summary 
 

3. Description of the Development 
 

4. Site Key Features 
 

5. Soil Assessment and Constraints 
 

6. Land Capability Assessment Matrix 
 

7. The Management Program 
7.1 Treatment System 
7.2 Land Application 
7.3 Sizing the Irrigation System 
7.4 Siting and Configuration of the Land Application Area 
7.5 Irrigation System Description 
7.6 Buffer Distances 

 
8. Monitoring, Operation and Maintenance 

 
9. Stormwater Management 

 
10. Conclusions 

 
11. References 

 
12. Appendices: 

 
i. Site Locality Plan – Property Report 
ii. Proposed Development Plan 
iii. Existing conditions 
iv. Bureau of Meteorology Climate Report for Toolangi (Mt St Leonard DPI) - 086142 

and Rainfall Kinglake West - 086142 
v. Test Site Location Plan 
vi. Water & Nitrogen Balance 600L/D & 750L/D 
vii. Borelogs Descriptions 

 
 
 
 

 

This copied document is made available for the sole purpose of enabling its consideration and 
review 
as part of a planning process under the Planning and Environment Act 1987.
The docment must not be used for any pupose which may breach any Copyright or Privacy Laws.



 

 
 

  
 

Ref: 45EO23 LCA SUB– 18 Pratts Road, Kinglake West 
Page 3 of 50 

 
 

 
1. Executive Summary 
 
The purpose of this report is to provide a Land Capability Assessment (LCA) for Millar Merrigan 
C/O Travis Davies who is proposing to subdivide an allotment sized at approximately 4,055m² 
located at 18 Pratts Road, Kinglake West into two lots.  Proposed Lot 2 is sized at 2,007m² and 
Proposed Lot 1 containing an existing 3 bedroom dwelling sized at 2,048m².  The existing dwelling 
currently has a primary (septic) treatment Tank (approximately 3,000L with absorption trenches 
which will be decommissioned as part of the development proposal. It is proposed to install a 
secondary wastewater treatment system with the Land Application Area (LAA) provided by 
Subsurface Irrigation (SSI) on both proposed lots. 
 
Proposed Lots 1 and 2 are irregular in shape in shape with the site being virtually flat to very gentle 
slopes consistent Upper Plateau Land System.  Designated watercourses are located a minimum 
285 metres from all property boundaries.  
 
Diagrams 1, p. 5 depicts the proposed two lot subdivision.  
 
This report provides information to ensure that each lot is capable of treating and retaining all 
wastewater in accordance with the State Environmental Protection Policy (Waters of Victoria) 
under the Environmental Protection Act 1970.   
 
The methods used for this report include soil tests and site survey undertaken by Eco Vision 
Australia (14th February 2023). A desktop study was undertaken and included obtaining relevant 
planning reports and climate data. Soil samples were taken and further analysed.  These methods 
provided the information to write the LCA. 
 
The overall land capability generally rates between very good to fair. The one matrix indicator that 
rated as very poor is the rainfall the site receives. 
 
The soil type in the LAA consists of a moderately structured orange brown loam to a maximum 
depth of 200mm overlying moderately structured orange brown clay loam to a maximum depth of 
900mm. Between 900mm to 1100mm the soil becomes a strongly structured orange brown clay 
loam.  Below 1100mm to 1500mm the soils transition to a strongly structured orange brown medium 
clay. No groundwater was encountered on the site inspection. There was no marked textural 
change within the soil profile with excellent internal drainage. This is an excellent example of soils 
derived from Humevale Siltstone which can have a wide variety of soil types associated with this 
geology depending upon specific locations. 
 
Each proposed Lot is over 2,000m² and regarded as being a high hazard site using the Murrindindi 
Shire Domestic Wastewater Management Plan and would not be regarded as not being Non Cos 
lots.  However, the site will require wastewater treatment to secondary levels with the Land 
Application Area provided by Sub Surface Irrigation. The existing primary system and absorption 
trenches servicing the existing dwelling should be decommissioned as part of the subdivision 
process. 
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Proposed Lot 1 containing the existing dwelling has an existing septic (primary ) system with the 
LAA provided by absorption trenches which will be replaced by a secondary treatment system with 
the LAA provided by SSI. The onsite soils are excellent in structure with a small change of texture 
through the profile. The LAA area for proposed Lot 1 (existing three bedroom dwelling) is sized at 
300m² and located towards the northern boundary as depicted on the site plan. 
 
Proposed Lot 2 allows for the installation of a secondary wastewater treatment system (servicing 
a maximum four bedroom capacity.  The onsite soils are excellent in structure with a small change 
of texture through the profile. An area of 400m² (four bedroom dwelling) or 300m² (three bedroom 
dwelling)   is recommended for the site to distribute wastewater from a secondary treatment system.  
This will ensure that all wastewater will be contained on-site wastewater treatment system.   
 
The SSI adequately covers the site for zero water storage during the winter months as typically 
household water use reduces by approximately 30% during the cooler months.  There is area 
available within the LAA to install SSI within areas highlighted on the site plan. 

 
The findings of this LCA have determined that wastewater can be treated and contained on the 
proposed lot.  The site can be sustainably developed from a wastewater management perspective. 
The onsite soils are extremely suitable for the distribution of secondary treated wastewater within 
biologically active rootzone of grasses.  
 
 
Table 1 – Land application Area (LAA) sizing (Lot 1) for three-bedroom capacity to size the 
area required for subsurface irrigation using a secondary wastewater system. 
 

Bedroom Hydraulic Load 
L/d 

Total Hydraulic Load 
L/d 

LAAm² 
WB 

LAAm² 
Nitrogen 

LAAm² 
Phosphorus 

3 150 600 266m² 199m² 304m² 
 

 
Table 2 – Land application Area (LAA) sizing (Lot 2) for bedroom capacity to size the area 
required for subsurface irrigation using a secondary wastewater system. 
 

Bedroom Hydraulic Load 
L/d 

Total Hydraulic Load 
L/d 

LAAm² 
WB 

LAAm² 
Nitrogen 

LAAm² 
Phosphorus 

3 150 600 266m² 199m² 304m² 

4 150 750 332m² 249m² 353m² 
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Diagram 1 – Proposed Subdivision Lot 1 & 2 – 18 Pratts Road, Kinglake West 

   

 

 
 
 
 

 Flat to  gently sloping. 
  

Proposed Lot 2 

300m+to watercourse 

Proposed Lot 1 

NOTES: 
 

Proposed Lot 2 - Wastewater 

Envelope for SSI sized at 300m² (3 

bedroom) or 400m² ( 4 bedroom) 
 

Maximum 4 bedroom residence to 

be constructed on proposed Lot 2. 

 
Complies with watercourse setbacks.

 

285m+to watercourse 

NOTES: 
 

Proposed Lot 1 - Wastewater 
Envelope for SSI sized at 300m² 

(existing 3 bedroom residence). 

 

Complies with watercourse setbacks.
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2. Introduction 
 
Eco Vision Australia has been engaged to undertake a Land Capability Assessment (LCA) for a 
site at 18 Pratts Road, Kinglake West. The field investigation and report have been undertaken 
and prepared by suitably experienced staff. Eco Vision Australia has appropriate professional 
indemnity insurance for this type of work. Our professional indemnity insurance certificate is 
available on request. 
 
The report will accompany an application submitted to the Murrindindi Shire Council for a 
proposed two lot subdivision. The report is to ensure that each lot is capable of treating and 
retaining all wastewater in accordance with the State Environmental Protection Policy (Waters of 
Victoria) under the Environmental Protection Act 1970.   
 
This document provides information about the site and soil conditions. It also provides a detailed 
LCA and includes a conceptual design for a suitable onsite wastewater management system, 
including recommendations for monitoring and management requirements. 
 
The existing lot is sized at 4,055m² and contains an existing three-bedroom dwelling. The 
proposed two lots are sized at: 
 
Proposed Lot 1 – 2,048m², Proposed Lot 2 – 2,007m².  
 
Proposed Lot 1 (2,048m²) containing the existing dwelling is irregular in shape with boundary 
dimensions being approximately 45m (northern boundary), 75m (southern boundary, 48.5m 
(western boundary) and 33.5m (eastern boundary). The allotment is virtually flat with some gentle 
slopes. Access is from Pratts Road along the eastern boundary.  
 
Proposed Lot 2 (2,007m²) is irregular in shape with the proposed access being provided via a 
driveway accessed towards the north east corner of proposed Lot 2. Boundary dimensions are 
variable being approximately 29.25m (northern boundary, 45m (southern boundary) 48.6 metres 
(western boundary) and 62.8m (eastern boundary) Proposed Lot 2 has a gentle slope to the east. 
Both lots are virtually flat. Topographical elevations are approximately 540m. Designated water 
courses are located a minimum distance of 285m outside property boundaries.  
 
Temperature data was from obtained from Toolangi (Mount St Leonhard DPI) Climate Station 
086142. Rainfall data was obtained from Kinglake West Climate Station 086374. Evaporation 
data was obtained from the Melbourne Airport Climate Station (086082) elevation 100m.  
 
We have considered several options for proposed Lot 1 and Lot 2 for both the treatment system 
and land application area (LAA). A secondary wastewater treatment system is suitable for 
proposed Lot 2.  The preferred method to distribute the secondary treated wastewater is by sub 
surface irrigation (SSI) as mentioned in the report.   
 
There is sufficient land available for sustainable onsite effluent management that maintains 
appropriate buffers to protect sensitive receptors for to residentially develop the site. 
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3. Description of the Development 
 

Table 3 Site Description 
 

Site Address: 18 Pratts Road 
Kinglake West VIC 3757    

Owner/Developer: Travis Davies 

Postal Address: PO Box 247  
Croydon VIC 3136  

Contact: Millar Merrigan – 03 8720 9551 

Council Area: Murrindindi Shire Council 

Rural Water Corporation: Goulburn-Murray Water 

Urban Water Corporation: Goulburn Murray Water 

Zoning: Planning Zone – Township Zone Schedule – (TZS), Planning 
Overlays – Bushfire Management Overlay (BMO). 

Allotment Size: 
 

Current Site – 4,055m² 
Proposed Lot 1 (Existing Dwelling) – 2,048m² 
Proposed Lot 2 – 2,007m² 

Domestic Water Supply: Reticulated / Tank 

Anticipated Wastewater 
Load Lot 1 & Lot 2: 

3 Bedroom residence @ 4 person per residence maximum 
occupancy. Design wastewater load is 150L/person/day, therefore 
total design load = 600L/day. This design load is sourced from Code 
of Practice Onsite Wastewater Management 891.4 (Jul 16). (Table 
4 – Minimum daily wastewater flow rates and organic loading with 
full water reduction facilities) 

Anticipated Wastewater 
Load Lot 2: 

4 Bedroom residence @ 5 person per residence maximum 
occupancy. Design wastewater load is 150L/person/day, therefore 
total design load = 750L/day. This design load is sourced from Code 
of Practice Onsite Wastewater Management 891.4 (Jul 16). (Table 
4 – Minimum daily wastewater flow rates and organic loading with 
full water reduction facilities) 

Anticipated BOD Load 
Lot 1 & Lot 2: 

3 Bedroom residence @ 4 person per residence maximum 
occupancy. Design BOD load is 60g/person/day, therefore total 
design load = 240g/day. This design load is sourced from Code of 
Practice Onsite Wastewater Management 891.4 (Jul 16). (Table 4 – 
Minimum daily wastewater flow rates and organic loading with full 
water reduction facilities) 

Anticipated BOD Load 
Lot 2: 

4 Bedroom residence @ 5 person per residence maximum 
occupancy. Design BOD load is 60g/person/day, therefore total 
design load = 300g/day. This design load is sourced from Code of 
Practice Onsite Wastewater Management 891.4 (Jul 16). (Table 4 – 
Minimum daily wastewater flow rates and organic loading with full 
water reduction facilities) 

Availability of Sewer: The area is unsewered and unlikely to be sewered in the short to 
medium term future. 
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4. Site Key Features 
 
Robert Krainz undertook a desktop review and site inspection on the 14th of February 2022. A 
range of site features were assessed in terms of the degree of limitation they present for a range 
of onsite wastewater management systems. Reference is made to the rating scale described in 
Table 1 of EPA (2003a). As a guide, remedial measures should be considered whenever ratings 
of 3, 4, or 5 occur and this might involve land improvement works, soil amelioration or simply 
adoption of higher-level technologies to ensure environmental protection. Table 3 summarises the 
key features in relation to effluent management at the site. The site experiences negligible 
stormwater run-on. There is no evidence of a water table within the proposed LAA for both 
proposed Lots 1 & Lot 2. 
 
The soil type in the LAA consists of a moderately structured orange brown loam to a maximum 
depth of 200mm overlying moderately structured orange brown clay loam to a maximum depth of 
900mm. Between 900mm to 1100mm the soil becomes a strongly structured orange brown clay 
loam.  Below 1100mm to 1500mm the soils transition to a strongly structured orange brown medium 
clay. No groundwater was encountered on the site inspection. There was no marked textural 
change within the soil profile with excellent internal drainage. This is an excellent example of soils 
derived from Humevale Siltstone which can have a wide variety of soil types associated with this 
geology depending upon specific locations. 
 
The site is within the locality of Kinglake West, which is part of the Planning Zone – Township Zone 
Schedule – (TZS), Planning Overlays – Bushfire Management Overlay (BMO). 
 
Appendix i provides a site locality plan (Property Report) and indicates the location of the site of 
the proposed development. 

 
Appendix ii provides a Proposed Development Plan. 

 
Appendix iii provides photographs of the existing site conditions. 
 
Appendix iv provides Bureau of Meteorology Climate Report for Toolangi (Mount St Leonhard DPI) 
- 086374 & Rainfall Report for Kinglake West Climate Station - 086374 
 
Appendix v provides Test Site Location Plan 

Appendix vi provides a water and nitrogen balance (600L/D & 750L/D)  

Appendix vii provides Borelog descriptions. 
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Table 3 Site Features 

Feature  

Climate 
 
 
 

The site has a warm temperate climate with maximum temperatures and 
minimum rainfall in summer (Mount St Leonhard DPI) - 086142). The site 
experiences a mean annual rainfall of 1,040mm/yr (Kinglake West - 06374). 

Exposure Proposed Lot 1 contains the existing dwelling, shedding, some vegetation, 
and some grassed areas. The proposed LAA has high sun and wind 
exposure. 
 
The site currently contains a proportion of grassed areas and boundary and 
perimeter vegetation. The proposed LAA has high sun and wind exposure. 

Vegetation The site is a mix of grassed areas, existing dwelling, shedding with a mix of 
native and exotic vegetation.   

Landform The site is contained within a gentle slope associated with a hill crest within 
the Kinglake Upper Plateau landform element with the red brown soils 
consistent with this geology.  

Slope The proposed effluent management areas are located on gently sloping to 
virtually flat land suitable for SSI.  

Fill Minor fill was observed on  the site. 

Rocks and Rock 
Outcrops 

No rock outcrops or low-lying large sub surface rocks were encountered.  

Erosion Potential  The erosion hazard is moderate to low.  
 

Surface Water Not applicable. 
 

Flood Potential Areas available for application of treated effluent lie above the 1:100 year 
flood level.  

Stormwater run-on and 
upslope seepage 

The proposed effluent management area is expected to receive minor 
stormwater run-on which can be diverted via surface spoon drainage or sub 
surface drainage.  There is no evidence of groundwater seepage, soaks or 
springs. 

Groundwater There are no signs of shallow groundwater tables. 

Site Drainage and 
Subsurface Drainage 

The site could experience variable stormwater run-on and run-off.  
However, there are minor visible signs of surface dampness. Surface 
dampness due to recent rainfall and seasonal conditions. 

Recommended Buffer 
Distances 

All buffer distances recommended in Table 5 of EPA Code of Practice; 
891.4 July 2016 will be achievable in the proposed treatment envelopes. 

Available Land 
Application Area 

Considering all site constraints and the buffers mentioned above, the site 
has ample land that is suitable and available for land application of effluent 
treated to secondary levels for both proposed lots. There will be ample 
protection for surface and groundwater. 
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5. Soil Assessment and Constraints 
 
The sites soils have been assessed for their suitability for onsite wastewater management by a 
combination of soil survey and review of desktop published material. 
 
The site at 18 Pratts Road, Kinglake West contains soils consistent with the underlying geology of 
Silurian sedimentary rock (Dargile Formation) located within the Darraweit Guim Province  ( 
Heathcote -Deep Creek – Kilmore – Yan Yean – Kinglake section) – Humevale Siltstone and spans 
a vast geological age and as such soil types can be highly variable dependent upon topographical 
position and location. The on-site soils are typically Orange Brown Loam / Clay Loam soils overlying 
orange brown Light Clay at deeper profile depths. This is consistent with the Kinglake Upper Plateau 
with rolling to hilly surface topography with linear slopes.  
 
The onsite soils are consistent with component 1 (gentle to moderate slopes) of the Kinglake Upper 
Plateau Land System  landform element – a dissected plateau at intermediate altitude with deep 
red gradational soils.  The underlying geology is Humevale Siltstone. The ASC soil type for this 
geology is predominately Red Brown Dermosols. These are described soils that have high iron 
levels and little textural changes between the A & B horizon. The site visit and field work has 
confirmed these characteristics.  
 
The ASC soil type is consistent with Halpic, Eutrophic, Red Ferrosol; medium silty loam to clay soils. 
These are described as soils that have minor changes in texture. Infiltration is moderate to fast and 
soil permeability moderate to low depending upon specific soil type and profile location. The on-site 
soil clay loam B horizon has been used to size the LAA using a water balance. However, for 
additional conservatism due to the locations high rainfall characteristics an expanded SSI area is 
recommended for the site as noted in this report. 
 
The soil type in the LAA consists of a moderately structured orange brown loam to a maximum 
depth of 200mm overlying moderately structured orange brown clay loam to a maximum depth of 
900mm. Between 900mm to 1100mm the soil becomes a strongly structured orange brown clay 
loam.  Below 1100mm to 1500mm the soils transition to a strongly structured orange brown medium 
clay. No groundwater was encountered on the site inspection. There was no marked textural change 
within the soil profile with excellent internal drainage. This is an excellent example of soils derived 
from Humevale Siltstone which can have a wide variety of soil types associated with this geology 
depending upon specific locations. 
 
Soil permeability was not undertaken however textural soil analysis indicating that infiltration would 
be relatively fast through the A horizon and moderate through the B horizon. This is consistent with 
soil permeability testing undertaken on similar soil types. The on-site soils exhibit a sharp textural 
change throughout the soil profile. A conservative Ksat for a moderately structured loam is 1.5m 
m/d with a corresponding soil percolation rate of a minimum 62.5mm per hour. The moderately 
structured clay loam B horizon has a lower Ksat at 0.5 m/d with a corresponding soil percolation 
rate of 21mm per hour.  Sizing of the LAA has an enlarged wastewater field.   

 
                             On-site red Brown Dermosols at 18 Pratts Road, Kinglake West 
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Table 4 Soil Features: 

 

Soil Feature 

Soil Depth Soil depth up to 1500mm encountered. 

Depth to watertable Groundwater not encountered. 

Coarse Fragments (%) Some coarse fragments were observed through the lower portions of the soil 
profile. 

Soil Permeability and 

Design loading Rates 

Soil permeability was not directly measured but can be inferred with 
reference to Tables L1 to N1 in AS/NZS 1547:2012, that describe 
conservative design loading rates (DI-R5) and Design Irrigation Rates 
(DIRs) for various effluent application systems according to soil type. Critical 
soil properties are texture and structure, but depth, colour and degree of 
mottling are also used to infer drainage conditions. We note that the 
indicative loading rates below assume secondary treated effluent is being 
applied. Reduced loading rates would apply to primary treatment systems 
(septic tanks), although these are not recommended here. 

 Topsoils Subsoils 

Description Loam (moderate structure) Clay Loam (moderate 

structure) 

Soil Category (AS/ 

NZ1547:2012) 

3a  4a 

 

Design Irrigation Rate (DIR 
mm/week) 

28 (4mm/d) 

(Secondary Treated) 

24.5 (3.5mm/d) 

(Secondary Treated) 

Design Loading Rate 
(DLR mm/week) for 
trenches/beds 

Design Loading Rate 
(DLR mm/day) for 
Wick Trenches / Beds 
30  
Secondary 

Design Loading Rate 
(DLR mm/day) for 
Wick Trenches / Beds 

  30 
  Secondary 

pH The pH of 1:5 soil/water suspensions was not measured. The present 
soil conditions do not appear to be restricting plant growth. 

Electrical Conductivity Electrical conductivity was not measured. 

 

*SSI irrigation field sizing based on a minimum area using light clay for sizing the LAA (300m² water 
balance 3 bedroom) & LAA (375m² water balance 4 bedroom). 
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6. Land Capability Assessment Matrix 
 

The Land Capability Assessment has been developed for the whole site, but using the soils in the vicinity 
of the building envelope. 
 

Table 5 Land Capability Assessment Matrix 
 

 
LAND FEATURES 

 
Land capability class rating 

Site 
rating 

Very good 
(1) 

Good 
(2) 

Fair 
(3) 

Poor 
(4) 

Very poor 
(5) 

 

GENERAL CHARACTERISTICS 
  Site drainage 
 

No visible 
signs of 

dampness 

Moist soil, 
but no 

standing 
water in soil 

pit 

 Visible signs 
of dampness, 

such as 
moisture-
tolerant 
plants 

Water 
ponding on 

surface 

2 

 Runoff None Low Moderate High – need 
for 

diversionary 
structures 

Very high – 
diversion not 

practical 

3 

Flood Levels 
 

Never <1 in 100 >1 in 100 and 
<1 in 20 

<1 in 20 2 

Proximity to Watercourses >60 metres   <60 3 

Slope (%) 
 

0-2 
 

2-8 8-12 12-20 >20 2 

Landslip 
 

No actual or 
potential 
failure 

 Low 
potential for 

failure 

High potential 
for failure 

Present or 
past failure 

3 

Groundwater (seasonal watertable 
depth (m) 
 

>5 5-2.5 2.5-2.0 2.0-1.5 <1.5 2 

Rock outcrop (1% of land surface 
containing rock >200mm) 

0 <10% 10-20% 20-50% >50% 1 

Erosion potential No erosion 
potential 

Minor Moderate High Severe 
erosion 
potential 

2 

Exposure High sun 
and wind 
exposure 

 Moderate Low sun and 
wind 

exposure 

 1 

Landform Hill crests, 
convex side 
slopes and 

plains 

 Concave 
sideslopes 

and 
footslopes 

 Floodplains & 
incised 

channels 

1 

Vegetation Type Turf or 
pasture 

   Dense forest 
with little 

understorey 

2 

Average Rainfall (mm/yr) 
 

<450 450-650 650-750 750-1000 >1000 3 

Pan evaporation (mm/yr) 
 

<1500 1250-1500 1000-1250 --- <1000 1 

Fill No fill  Fill present   1 
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SOIL PROFILE CHARACTERISTICS 
 
  Soil permeability category1 
 

2 and 3 4  5 1 and 6 4 

  Profile depth 
 

>2m 1.5-2m 1.5 – 1 1.0-0.5m >0.5m 3 

  Presence of mottling None    Extensive 2 
  Course fragments (%) 
 

<10 10-20 20-40  >40 1 

  Permeability * 
  (m/d) 

0.3-0.15 0.08-0.15 
0.3-0.6 

0.06-0.08 
0.6-1.5 

--- 
1.5-2.0 

<0.06 
>2.0 

3 

  pH 
 

6-8  4.5-6  <4.5, >8 3 

Emerson Aggregate 
 

4, 6, 8 5 7 2, 3 1 4 

Electrical Conductivity 
 

<0.3 0.3-0.8 0.8-2 2-4 >4 1 

Sodicitiy ESP% 
 

<3  6-8 8-14 >14 2 

Overall Site Rating Poor 4 

 
1. Source: AS/NZ1547:2012 
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7. The Management Program 
 
This LCA has been prepared to accompany a development application to the Murrindindi Shire 
Council for a proposed two lot subdivision.  
 
 A secondary system is suitable for Lot 2. The existing primary (septic) system and absorption 
trenches servicing the existing three bedroom dwelling on proposed Lot 1 will be decommissioned 
and replaced with a wastewater system capable of treating wastewater to secondary treatment 
levels with dispersal provided by SSI towards the northern boundary. Secondary treated wastewater 
is to be installed on proposed Lot 2 as part of the development proposal to service a maximum four 
bedroom dwelling.  As such, this report provides recommendations for treatment and land 
application systems that are appropriate to the land capability. The following sections provide an 
overview of a suitable system, with sizing and design considerations and justification for its selection. 
Detailed design for the system is beyond the scope of this study but should be undertaken at the 
time of building application and submitted to Council. 
 
7.1      Treatment System 
 
To treat domestic wastewater and allow irrigation with the treated effluent, the existing system 
provides secondary treatment with disinfection to meet Environment Protection Authority 
requirements for irrigation. Indicative target effluent quality is: 
 

• BOD <20 mg/l; 
 

• SS   <30 mg/l; 
 
7.2      Land Application 
 
A range of possible land application systems have been considered, such as absorption trenches, 
evapotranspiration/absorption (ETA) beds, surface and subsurface irrigation, and sand mounds. The 
preferred system for proposed Lot 1 and  Lot 2 is pressure compensating subsurface irrigation. In 
combination with the selected secondary treatment system subsurface irrigation will provide even and 
widespread dispersal of highly treated effluent loads within the root-zone of plants. Subsurface 
irrigation will provide beneficial reuse of wastewater. It will also ensure that the risk of effluent being 
transported off this site will be negligible. 
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7.3     Sizing the Irrigation System 
 
To determine the necessary size of the irrigation area water and nutrient balance modelling has been 
considered. 
 
A water balance is one calculation to size the SSI irrigation field. The water balance sizes the SSI area 
at 266m² (three bedroom residence Lot 1 & Lot 2) and 332m² (Lot 2). The water balance calculations 
are provided in Appendix v.  
 
The nitrogen balance contained in Appendix v sizes the LAA at 199m² (three bedroom residence Lot 
1 & Lot 2) and 249m² (four bedroom residence Lot 2). 
 
The phosphorus balance calculations below sizes the LAA at 304m² (three bedroom residence Lot 1 
& Lot 2) and 353m² (four bedroom residence Lot 2). 
 
The phosphorus balance is the most limiting factor to initially size the LAA.  However, advise provided 
by Environmental Health (high rainfall zone) recommend a LAA size of 300m² for the existing three 
bedroom residence on Lot 1 or a proposed three bedroom residence on Lot 2. The maximum bedroom 
capacity on Lot 2 is four bedrooms with the LAA sized at 400m².  
 
Water Balance 
 
A preliminary model water balance with wet month storage and a daily wastewater of 600 to 750 
litres is contained in the appendices. 
 
Nutrient Balance 
 
A nutrient balance has been considered to check that the LAA is of sufficient size to ensure nutrients 
are assimilated by the soils and vegetation. It is acknowledged that a proportion of nitrogen will be 
retained in the soil through processes such as mineralisation and volatilisation. 
 
We are of the opinion that the area required for nitrogen assimilation and phosphorus can be met 
by the above sized LAA. 
 
A nitrogen balance sizing the for a three-bedroom dwelling is sized at 199m² and a four-bedroom 
dwelling is sized at 249m².  
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Phosphorus Balance – Three Bedroom Dwelling 
 
Daily P load 
 
Effluent Concentration P – 10mg/L 
Daily hydraulic load – 600L/D 
10 × 600 = 6,000mg/d 
 
Annual P load 
 
6,000mg/d × 365 days = 2,190,000 
Annual P load = 2.190kg 
 
Plant uptake (grasses) 50kg P/ha/year 
 
P sorption each year for 50 years 
 
2190 / 50 ×0.5 = 21.90 kg/ha/yr 
 
Annual Application Rate 
 
Plant uptake + P sorption = 21.90 + 50 
Total P application rate = 71.90 kg/ha/yr 
 
Annual P load 
 
2.190 / 71.90 = 0.304 
0.304 × 10,000 = 304m² 
Minimum Area Required for P assimilation over 50 years = 304m² 
 

Phosphorus Balance – Four Bedroom Dwelling 
 
Daily P load 
 
Effluent Concentration P – 10mg/L 
Daily hydraulic load – 750L/D 
10 × 600 = 7,500mg/d 
 
Annual P load 
 
7,500mg/d × 365 days = 2,737,500 
Annual P load = 2.737kg 
 
Plant uptake (grasses) 50kg P/ha/year 
 
P sorption each year for 50 years 
 
2737 / 50 ×0.5 = 27.37 kg/ha/yr 
 
Annual Application Rate 
 
Plant uptake + P sorption = 27.37 + 50 
Total P application rate = 77.37 kg/ha/yr 
 
Annual P load 
 
2.737 / 77.37 = 0.353 
0.304 × 10,000 = 353m² 
Minimum Area Required for P assimilation over 50 years = 353m² 
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Summary and Discussion 

 
It is worth noting that modelling includes several significant factors of conservatism: 
 

• Hydraulic load for Lot 1 (600 L/D). This assumes a maximum capacity of 4 people will 
permanently occupy the 3 - bedroom residence. It is likely that the actual occupancy and 
daily water usage will be substantially less than this; 

 

• Hydraulic load for Lot 2 (600 - 750 L/D). This assumes a maximum capacity of 4 people 
will permanently occupy a 3 - bedroom residence or 5vpeople will permanently occupy a 
four bedroom residence. It is likely that the actual occupancy and daily water usage will be 
less than this; 

 

• From the nutrient balances, in the absence of site-specific data very conservative estimates 
of crop nutrient uptake rates and total nitrogen lost to soil processes are considered. 

 
 
7.4 Siting and Configuration of the Land Application Area 
 
It is preferable to keep the irrigation area as high on the property as possible based upon the 
proposed site plan. Eco Vision has delineated on the provided site plan a suitable LAA, but the 
areas tested are deemed suitable. 
 
As well as providing area for application of effluent, it is important that buffer distances be adhered 
to. It is important to note that buffers are measured as the overland flow path for run-off water from 
the effluent irrigation area. 
 
The LAA area is sized at an area of 300m² (three bedroom residence – Lot 1 & Lot 2) and 400m² 
(maximum four bedroom residence – Lot 2).  This is depicted on the site plan contained in the 
appendices. 
 
It is recommended that the owner consult an irrigation expert familiar with wastewater irrigation 
equipment, to help design and install the irrigation system. The irrigation plan must ensure good, 
even application of effluent. 
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7.5 Irrigation System Design 
 
A detailed irrigation system design is beyond the scope of this report; however, a general description 
of subsurface irrigation is provided here for the information of the client and Council. 
 
Subsurface irrigation comprises a network of drip-irrigation lines that is specially designed for use 
with wastewater. The pipe contains pressure compensating emitters that employ a biocide to 
prevent build-up of slimes and inhibit root penetration. The laterals are usually 0.5 to 1.0 m apart, 
roughly parallel and along the contour if possible. -Installation depth is commonly 100-150 mm. It is 
critical that the irrigation pump be sized properly to ensure adequate pressure and delivery rate to 
the irrigation network. 
 
A filter is installed in the main line to remove fine particulates that could block the emitters. This 
must be cleaned regularly following manufacturer's instructions. 
Vacuum breakers should be installed at the high points in the system to prevent air and soil being 
sucked back into the drippers when the pump shuts off. Flushing valves are an important component 
and allow periodic flushing of the lines, which should be done at least yearly. Flush water can be 
either returned to the treatment system or should be released where it will be readily absorbed. 
 
All trenching used to install the pipes must be backfilled properly to prevent preferential subsurface 
flows along trench lines, particularly where trenches are not parallel to contours. Irrigation areas 
should not be subject to high traffic movement, especially by vehicles, otherwise compaction around 
emitters can lead to premature system failure. 
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7.6 Buffer Distances 
 
Buffer distances from LAAs are required to help prevent human contact, maintain public amenity, 
and protect sensitive environments. Council generally adopts the following nominal buffers 
secondary sewage and greywater effluent, described in EPA Vic (891.4): 
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8. Monitoring, Operation and Maintenance 
 
Maintenance is to be carried out in accordance with the certificate of approval and Council's permit 
conditions. The system proposed above will only function adequately if appropriately maintained. 
Residents will be required to carry out maintenance as discussed below. 
 
To ensure the treatment system functions adequately, residents must: 
 
• Have a suitably qualified maintenance contractor service the AWTS as required by Council under 

the approval to operate. 
 
• Any pump will need regular maintenance and seals checked regularly. 
 
• Use household cleaning products sparingly and check that they are suitable for septic tanks; 
 
• Keep as much fat and oil out of the system as possible; and 
 
• Conserve water 
 
To ensure the land application system functions adequately, residents must: 
 
• Regularly harvest (mow) vegetation within the LAA and remove this to maximise uptake of water 

and nutrients; 
 
• Monitor and maintain the subsurface irrigation system following the manufacturer's 

recommendations, including flushing of irrigation lines; 
 
• Regularly clean in-line filters; 
 
• Not erect any structures over the LAA; 
 
• Minimise vehicle access to the LAA, to prevent compaction; and 
 
• Ensure that the LAA is kept level by filling any depressions with good quality topsoil (not clay). 
 

• Good water conservation is an important aspect in the overall management of onsite systems. It 
will be important for the ongoing performance of both the treatment and application system that 
they are not overloaded hydraulically. AAA rated plumbing is recommended for all future water 
fixtures. 

 
 

9. Stormwater Management 
 
As mentioned above, stormwater runoff is not expected to be a major concern in this case. However, 
the construction and maintenance of diversion drains would provide an additional precaution. Roof 
stormwater must not be disposed in the LAA. 
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10. Conclusions 
 
As a result of our investigations, we recommend that a sustainable onsite wastewater management 
system can be treated and contained within proposed Lot 2. 
Specifically, we recommend the following: 
 

• Installation of a secondary wastewater treatment system such as Aerated Wastewater 

Treatment System (AWTS) on the site for both Lot 1 & Lot 2; 

 

• The existing primary (septic) tank and absorption trenches for the existing dwelling on Lot 1 to 

be decommissioned;    

 

• Proposed Lot 2 has land available to treat and contain secondary treated wastewater for a 
maximum four bedroom dwelling;  

 

• Proposed Lot 1 has land available to treat and contain secondary treated wastewater for the 
three bedroom dwelling;  

 

• Utilising sub surface irrigation (for proposed lot 1) in conjunction with secondary treatment the 
LAA area is sized at 300m² for the existing three bedroom dwelling; 

 

• Utilising sub surface irrigation (for proposed lot 2) in conjunction with secondary treatment the 
LAA area is sized at a minimum of 300m² using the water balance as the most limiting factor 
based on a 3-bedroom capacity and four-bedroom capacity 400; 

 

• Preferable location of the LAA for SSI is depicted on the site plan – Lot 1 located towards the 
proposed northern boundary and Lot 2 located towards the proposed western boundary;  

 

• Any wastewater treatment system requires supervision by the designer and test on completion; 

 

• Do not allow any vehicle access and utilise surface plants that tolerate wet conditions (including 
roots) and have a high evapo-transpiration capacity. Where possible use plants well exposed 
to the sun. Plant high transpiration species to minimise waterlogging. 

 

• Use of low phosphorus and low sodium (liquid) detergents to improve effluent quality and 
maintain soil properties; 

 

• Operation and management of the treatment and disposal system in accordance with 
manufacturer's recommendations and the recommendations made in this report; and 

 

• Construction of diversion drains on sides of the LAA to divert stormwater and surface water run- 
on. 

 

Robert Krainz 
Land Management Consultant 

Grad Cert. Environmental Management (CSU), Ad. Dip. Land Management (Syd), Cert Hort. Landscape & Nursery (Qld) 
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11.  APPENDICES 
 

i. Site Locality Plan – Property Reports 
ii. Proposed Development Plan 
iii. Existing conditions 
iv. Bureau of Meteorology Climate Report Toolangi (Mount St Leonhard 

DPI) – 086374 and Rainfall Report for Kinglake West (086374) 
v. Test Site Location Plan 
vi. Water  & Nitrogen Balance (600L/D, 750L/D) 
vii. Borelog Descriptions 
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APPENDIX i 
 

SITE LOCALITY PLAN - PROPERTY PLANNING REPORTS 
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APPENDIX ii 
 

                                                                      PROPOSED DEVELOPMENT PLAN, 
                                                                   MAPSHARE, GEOVIC & AERIAL 

PHOTO 
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                                                                                                            APPENDIX iii 
 

EXISTING CONDITIONS 
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P1 - View towards the west depicting the proposed SSI location for secondary treated wastewater – 
existing dwelling – 300m² (Proposed Lot 1, 18 Pratts Road, Kinglake West). 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

LAA for SSI 
300m² (Lot 1) 

Approximate 
boundary Lot 1 

& Lot 2 

Lot 2 
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P2 – View towards the west depicting the proposed LAA area for secondary treated wastewater 
(Proposed Lot 2, 18 Pratts Road, Kinglake West). 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

LAA for SSI (Lot 2) 
– 400m² maximum 

four bedroom 
dwelling 

Gentle Slope 
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P3 – View towards the south proposed Lot 1 & Lot 2 with locations for wastewater SSI (Proposed 
Lot 1 & Lot 2, 18 Pratts Road, Kinglake West). 
 
 

 
 
 

 
 

 
 
 

 
 

 
 
 

LAA for SSI 
300m² (Lot 1) 

LAA for SSI (Lot 2) 
– 400m² maximum 

four bedroom 
dwelling 

Gentle Slope 
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APPENDIX iv 
 

 CLIMATE STATISTICS TEMPERATURE TOOLANGI (MOUNT ST LEONHARD 
(086142) & RAINFALL KINGLAKE WEST CLIMATE STATION (086374)  
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                                              APPENDIX v 
 

TEST SITE LOCATION PLAN  
 

BORE LOG LOCATION PLAN & PROPOSED LAA  

(NOT TO SCALE)  Date: 27/09/21 

18 Pratts Road, Kinglake West    
 

   

   
 

 Flat to  gently sloping. 
  

Proposed Lot 2 

300m+to watercourse 

Proposed Lot 1 

BL1 BL2 

NOTES: 
 

Proposed Lot 2 - Wastewater 
Envelope for SSI sized at 300m² (3 

bedroom) or 400m² ( 4 bedroom) 

 

Maximum 4 bedroom residence to 
be constructed on proposed Lot 2. 

 

Complies with watercourse setbacks.

 

BL4 

BL3 

285m+to watercourse 

NOTES: 
 

Proposed Lot 1 - Wastewater 

Envelope for SSI sized at 300m² 

(existing 3 bedroom residence). 

 
Complies with watercourse setbacks.
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                                                    APPENDIX vii 

 

PROPOSED LOT 1 & LOT 2 – WATER & NITROGEN BALANCES 
(600L/D & 750L/D) 
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BORELOG SHEET 
CLIENT:   Millar Merrigan C/O Travis Davies 
PROJECT ADDRESS: 18 Pratts Road, Kinglake West 
JOB NO:  45EO23 LCA SUB 
FIELD WORK DATE: 14/02/23 
LOGGED BY:  Rob Krainz 
DRILLING METHOD: 90mm Mechanical Auger, 100mm Earth Auger, Shovel and Crowbar 
 
 

 BORELOG 1  BORELOG 2 

DEPTH Soil Profile Clr Fill DEPTH SOIL PROFILE Clr Fill 

100mm Loam (Or Br)   100mm Loam (Or Br)   

200mm Moist   200mm Moist   

300mm Clay Loam (Or Br)   300mm    

400mm Damp   400mm Clay Loam (Or Br)   

500mm    500mm Damp   

600mm    600mm    

700mm    700mm    

800mm    800mm    

900mm Light Clay (Or Br)   900mm    

1000mm Damp    1000mm Light Clay (Or Br)   

1100mm Medium Clay (Or Br)   1100mm Damp    

1200mm Damp   1200mm Medium Clay (Or Br)   

1300mm Slightly Mottled   1300mm Damp   

1400mm    1400mm Slightly Mottled   
1500mm    1500mm    

1600mm End Log   1600mm End Log   

1700mm    1700mm    

1800mm    1800mm    

1900mm    1900mm    

2000mm    2000mm    

2100mm    2100mm    
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 BORELOG 3  BORELOG 4 

DEPTH Soil Profile Clr Fill DEPTH SOIL PROFILE Clr Fill 

100mm Loam (Or Br)   100mm Loam (Or Br)   

200mm Moist   200mm Moist   

300mm Clay Loam (Or Br)   300mm    

400mm Clay Loam (Or Br)   400mm Clay Loam (Or Br)   

500mm Damp   500mm Damp   

600mm    600mm    

700mm    700mm    

800mm Light Clay (Or Br)   800mm    

900mm Damp    900mm Light Clay (Or Br)   

1000mm    1000mm Damp    

1100mm Medium Clay (Or Br)   1100mm    

1200mm Damp   1200mm Medium Clay (Or Br)   
1300mm Slightly Mottled   1300mm Damp   

1400mm    1400mm Slightly Mottled   
1500mm    1500mm    

1600mm End Log   1600mm End Log   

1700mm    1700mm    

1800mm    1800mm    

1900mm    1900mm    

2000mm    2000mm    

2100mm    2100mm    
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E X E C U T I V E  S U M M A R Y  

Millar Merrigan have been engaged to lodge this planning application for a Two Lot Subdivision 
in a Bushfire Management Overlay at 18 Pratts Road Kinglake West. 

The land is contained within the Township Zone, which supports residential development in small 
towns that respects the surrounding character. A permit is required for subdivision.  

The proposed lots are generous in size, the existing dwelling is to be retained and a new vacant 
lot provided to the north, the proposed two lot subdivision is in line with character of the area.  

The layout has considered the Bushfire Management Overlay and a Bushfire Management 
Statement accompanies this submission, which analyses the bushfire hazard of the site and 
surrounds. All aspects of the water, access and defendable space requirements can be met and 
are shown on the attached Bushfire Management Plan, which proposes a construction standard 
of BAL29 would be appropriate for the site, given the higher risk surrounding landscape. A permit 
is triggered for subdivision under this overlay.  

The title stipulates that the site is subject to crown grant, reservations and exceptions as 
specified in TP688136V, which specifies the ability to sink water wells, mining of mineral and 
petroleum extract from the site. The proposed subdivision does not contravene this crown 
grant.  

This report seeks to demonstrate how the subdivision is appropriate in terms of achieving State 
and Local planning objectives and policies. 
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1  S I T E  D E S C R I P T I O N  

The site is a modified rectangular shaped lot of 4,055sqm, located on the east side of Pratts Road, 
with an abuttal to Marks Road to the north. It contains a single storey weatherboard dwelling 
located towards the southern aspect of the lot, with four detached galvanised iron sheds and two 
water tanks. Access is gained via an existing gravel crossing in the south-west corner of the site, 
with a gravel driveway that loops around the sheds. The site is mostly cleared and laid to lawn, 
though there are several trees located around the perimeter.  

The land is gently sloping and falls approximately 2.5m from south-east to north-west. Refer to the 
Site and Context Description (29923P1) for further details.  

  

Figure 1: Aerial Image 

Photograph  1: Existing dwelling to be retained. 

Marks Road 
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Photograph  2: Existing gravel driveway south of the dwelling  

 

Photograph  3: Existing crossover 

Photograph 4: Looking south across the site at the rear of the existing sheds and dwelling. 
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Photograph 5: Panoramic view, looking south across the site from the northern boundary 

 
Photograph 6: Panoramic view, looking north across the site from the rear of the sheds. 
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2  N E I G H B O U R H O O D  D E S C R I P T I O N  

The site is contained within an established residential area close to the central hub of Kinglake 
West. Lot sizes have been traditionally large and developed with single dwellings; however, some 
infill subdivisions have occurred over recent years and reduced average lot sizes to around 1000-
2000sqm.   

Low scale detached buildings are the dominant built form and on larger lots there is an established 
garden setting.  

Supermarkets and public open spaces are located in an industrially zoned area, within 1km south-
east of the site, with a more expansive service network in Kinglake, some 9km south-east. The 
site is zoned Township, whilst surrounding land uses include Low Density Residential and Farming 
Zone. See Figure 2 below.  

 
Figure 2: Surrounding Land Use 
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3  P R O P O S A L  

Given the particular site conditions, the existing buildings on site, the surrounding neighbourhood 
character and the applicable planning controls, it was considered appropriate to subdivide the land 
into two lots, retain the existing dwelling and provide a vacant lot to the north of the site. 

3 . 1  S U B D I V I S I O N  L A Y O U T  

Proposed lot 1 comprises the southern part of the site and contains the existing dwelling and 
outbuildings, all to be retained.  It offers an area of 2,048sqm. The existing gravel driveway will be 
retained to continue to service the dwelling and sheds.  

Proposed lot 2 comprises the northern portion of the site, and offers 2,007sqm.  A proposed 3.5m 
wide gravel crossover in the north-east corner of the site will be introduced to provide exclusive 
access to the vacant lot. No development or formal car parking facilities have been proposed, 
however an indicative driveway design shows that there is space on site to accommodate the 
future development of a single dwelling, with ample room for a turning zone within the 600sqm 
building envelope.  

 
Figure 3: Proposed plan of subdivision shows building envelope on Lot 2 and effluent fields on both lots. 
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3 . 2  V E G E T A T I O N  R E M O V A L  

The subdivision does not require the removal of any trees. 

  

3 . 3  I N F R A S T R U C T U R E  S E R V I C I N G   

The land is connected to power, with no reticulated water or sewer available in the area. The 
existing dwelling is serviced by two large water tanks. The new lot will be connected to services in 
accordance with the requirements of relevant authorities and water tanks will be provided. 

A full Land Capability Assessment by is provided Eco Vision Australia and accompanies this 
submission. The findings are as follows: 

• The existing primary (septic) system and absorption trenches servicing the existing 
three-bedroom dwelling on lot 1 will be decommissioned and replaced with a 
wastewater system capable of treating wastewater to secondary treatment levels with 
dispersal provided by Subsurface Irrigation (SSI) towards the northern internal 
boundary.  

• Utilising subsurface irrigation (for proposed lot 2) in conjunction with secondary 
treatment the Land Application Area (LAA) is sized at a minimum of 300m² using the 
water balance as the most limiting factor based on a 3-bedroom capacity and four-
bedroom capacity 400;  

• Preferable location of the LAA for SSI is depicted on the plans as toward the northern 
boundaries of respective lot;   
 

The location of both effluent fields is depicted on the plan of subdivision.    
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4  P L A N N I N G  P O L I C Y  F R A M E W O R K  

The following is an outline of the planning policy framework relevant to the site. A comprehensive 
analysis of the proposal against this matrix of applicable policy is provided below.  

 
Zoning 
Clause 32.05 Township Zone 
Overlays 
Clause 44.06 
 

Bushfire Management Overlay 
 

Planning Policy Framework (PPF) 
SPPF 
Clause 12.05  
Clause 13.02 
 

 
Significant Environments and Landscapes  
Bushfire 
 

Particular Planning Provisions 
 
Clause 53.02 
Clause 56  
Clause 65   

Bushfire Planning  
Residential Subdivision  
Decision Guidelines   

 

4 . 1  P E R M I T  T R I G G E R S  

The following table outlines the permit triggers that apply to the proposal: 

Planning Control Permit Trigger 
Clause 32.05 – TZ • Subdivision 
Clause 44.06 – BMO • Subdivision 

 

 

4 . 2  Z O N I N G  

Pursuant to the Murrindindi Planning Scheme, the property is contained within the Township Zone 
(TZ). The proposal is in accordance with the relevant purposes of the zone, which alongside 
implementing the Planning Policy Framework and Municipal Strategic Statement are:  

 To provide for residential development and a range of commercial, industrial and other 
uses in small towns. 

 To encourage development that respects the neighbourhood character of the area. 
 To allow educational, recreational, religious, community and a limited range of other non-

residential uses to serve local community needs in appropriate locations. 

Pursuant to Clause 32.05-5 a permit is required to subdivide land and an application must meet 
the requirements of Clause 56. Furthermore, each lot must be provided with reticulated sewerage, 
if available. If reticulated sewerage is not available, the application must be accompanied by: 

• In the absence of reticulated sewerage, include a Land Capability Assessment on the risks 
to human health and the environment of an on-site wastewater management system 
constructed, installed or altered on the lot in accordance with the Environment Protection 
Regulations under the Environment Protection Act 2017.  

• A plan which shows a building envelope and effluent disposal area for each lot. 
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Response –TZ: 
 
The proposed subdivision wholly accords with the intent of the zone given the generous 
lot sizes and retention of the existing dwelling.  

• Proposed lot 1 at 2,048sqm is more than sufficient to accommodate the existing 
dwelling and outbuildings as well as an updated on site effluent system, with 
appropriate building setbacks and spacing.  

• Proposed lot 2 at 2,007sqm provides a generous sized and well dimensioned 
vacant lot capable of accommodating a detached dwelling development and 
onsite effluent treatment. Access via a proposed gravel crossover has been 
provided.  

 
A permit is triggered under the zone for the subdivision. 
 
The layout of the subdivision respects the surrounding neighbourhood character by 
ensuring that the resultant lots are generous in size and allow ample space for 
landscaping between dwellings. There are some examples of 2 lot subdivisions within 
the immediate area, namely in Watsons Road.  
 

 

4 . 3  O V E R L A Y S  

The subject site is covered by a Bushfire Management Overlay (Clause 44.06). The proposal is in 
accordance with the relevant purposes of the overlay, which alongside implementing the Municipal 
Planning Strategy and Planning Policy Framework are: 

 To ensure that the 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. 

Pursuant to Clause 44.06-2 a permit is required to subdivide land.  

Response – BMO: 
 
A due diligence has been undertaken regarding the bushfire risk associated with the site 
and surrounds. Please refer to the accompanying Bushfire Management Statement that 
responds to all requirements of this Clause.  
 
A permit which creates a lot for a single dwelling on land zoned for residential or rural 
residential purposes must include the following condition: 
 

• “Before the statement of compliance is issued under the Subdivision Act 1988 the 
owner must enter into an agreement with the responsible authority under Section 
173 of the Planning and Environment Act 1987. The agreement must: 
• State that it has been prepared for the purpose of an exemption from a 

planning permit under Clause 44.06-2 of the [*insert name of applicable 
planning scheme] Planning Scheme. 

• Incorporate the plan prepared in accordance with Clause 53.02-4.4 of this 
planning scheme and approved under this permit. 

• State that if a dwelling is constructed on the land without a planning permit 
that the bushfire protection measures set out in the plan incorporated into the 
agreement must be implemented and maintained to the satisfaction of the 
responsible authority on a continuing basis. 

This copied document is made available for the sole purpose of enabling its consideration and 
review 
as part of a planning process under the Planning and Environment Act 1987.
The docment must not be used for any pupose which may breach any Copyright or Privacy Laws.



 

 
10 

 
29923 | Planning Report 

M|M 

 
• The land owner must pay the reasonable costs of the preparation, execution and 

registration of the Section 173 Agreement.” 
 

 

4 . 4  P L A N N I N G  P O L I C Y  F R A M E W O R K ( P P F )  

The PPF seeks to ensure that: 

The objectives of Planning in Victoria are fostered through appropriate land use and 
development planning policies and practices which investigate relevant environmental, 
social and economic factors in the interests of net community benefit and sustainable 
development. 

Integrated decision making in part states that: 

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. 

The PPF is structured around the following themes; those relevant to this application are discussed 
below: 

SETTLEMENT (CLAUSE 11) 

This clause aims to ensure that sustainable development is located within areas that are well 
serviced, and easily accessible, and that development is guided by Metropolitan strategies within 
Melbourne, with the concentration of residential areas located within activity centres that are highly 
accessible to the community. The policy also aims to ensure a sufficient supply of urban land for 
many different uses within the Metropolitan areas of Melbourne. Clause 02.03 Settlement states: 

The Kinglake Ranges area comprises the Kinglake, Kinglake West - Pheasant Creek, 
Kinglake Central and Castella settlements. The area is unserviced, with no reticulated 
water or sewerage. Most of this area was affected by the 2009 bushfires and has 
undergone an active rebuilding program. 

Council seeks to develop its established townships and settlements by: 
• Supporting each township as the focus of residential, commercial, community and 

service hub for its surrounding area. 
• Concentrating development in locations free from environmental constraints, where 

environmental values are protected and the level of community safety is improved. 
• Support the function and residential growth of smaller townships and settlements. 

 

Response - Settlement: 
 

• The land is well located within an existing urban area and zoned for residential 
purposes.   

• The proposal responds to site and neighbourhood conditions and will aid in 
provision of diverse and affordable housing opportunities within proximity to 
local facilities and services.  

• The Kinglake West Township is located within 1km, the proposal increases 
walkability to essential services, reducing the reliance on cars.  
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ENVIRONMENT AND LANDSCAPE (CLAUSE 12) 

• This Clause aims to protect the health and diversity of ecological systems, and to conserve 
areas that are identified with environmental and landscape values. Planning should protect, 
restore and enhance sites and features of nature conservation, biodiversity, geological or 
landscape value. This clause addresses the relevant objectives of Significant 
Environments and Landscapes (Clause 12.05). 

Response – Environment and Landscape: 
 

• The proposed subdivision will not cause any unacceptable impacts to landscape 
or the environment.  No trees are marked for removal and there is ample space for 
introduction of more landscaping, that must respond to the bushfire risk of the 
site.  

• The proposed subdivision creates 2 lots of a generous size, with extensive space 
able to accommodate a new dwelling, associated outbuildings and garage whilst 
still retaining space for the future planting of indigenous species with high 
environmental value.  

• The subject site is not in an area that is particularly recognised for its 
environmental sensitivity or landscape significance.  

 
 

ENVIRONMENTAL RISKS AND AMENITY (CLAUSE 13)  

This policy aims to ensure the resilience, safety and amenity of communities. It seeks to ensure 
that best environmental and risk management practices are implemented to avoid or minimise 
natural and human made environmental hazards, and plan for climate change impacts. Clause 
13.02 addresses concerns related to Bushfire hazard, given the site is within a high risk Bushfire 
area. According to Clause 02.03 – Environmental Risks and Amenity: 

Murrindindi Shire is subject to significant bushfire hazard, particularly in the southern 
section. This hazard is due to the nature and extent of vegetation, topography, potential 
for extreme fire behaviour arising from drought and climate change, the dispersed and ad-
hoc nature of development and lack of infrastructure and access in some locations. 

Consequently, the proposed design needs to consider the bushfire risk associated with this site 
and the wider landscape.   

Response – Environmental Risks and Amenity: 
 

• The site is located within a Designated Bushfire Area and it is recognised that 
Kinglake is a high-risk area in terms of bushfire hazard.  

• The proposed subdivision does not cause any increase to the risk to life and 
property. The proposed vacant lot is large enough to accommodate dwelling 
development, with generous setbacks and space for water tanks.  

• Pease refer to the attached BMS for more information regarding the bushfire risk 
of the site and surrounds.   

 
 

HOUSING (CLAUSE 16)  

This Clause aims to provide housing diversity, and to ensure that housing is well located to facilitate 
housing sustainability. The policy aims to ensure that new housing is appropriately sited for a range 
of income groups to choose housing in well-serviced locations, with access to services, walkability 
to activity centres, public transport, schools and open space. This clause addresses the relevant 
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objectives of Residential Development in Non-Serviced Towns (Clause 16.02-1L), which 
specifically mentions the Kinglake area: 

• Support the residential redevelopment of settlements within the Kinglake Ranges, while 
having regard to environmental values and constraints of the area. 

Housing (Clause 02.03) 

The established townships and settlements offer a significant opportunity to expand and provide 
living opportunities in locations with infrastructure and leisure facilities, where natural 
environment is protected and where a high level of community safety is facilitated. 

Council seeks to manage the development of its towns by: 

• Promoting and facilitate further residential development and housing diversity in 
established townships to meet the needs of the community, including affordable housing, 
public housing and aged care accommodation. 

• Allowing the subdivision and development of Rural Living land where environmental 
benefits such as the protection of native vegetation and treatment of waste water are 
demonstrated. 

• Supporting residential growth that is sustainable. 
• Facilitating the rebuilding of housing and residential diversity in towns and communities 

affected by natural disasters, including the 2009 bushfires. 

Response - Housing: 
 
The site is located within a Township Zone whereby subdivision is encouraged that 
creates opportunities for future development. 
 
The proposed subdivision wholly accords with the polices for housing in that it sees 
retention of the existing dwelling on a more compact allotment and provision of a new 
vacant lot suitable for a future detached dwelling.  The various policies are met as 
follows: 

• Provision of lots in excess of 2000sqm is appropriate for this area, allowing more 
development which aligns with the intention of the Township zoning, whilst 
respecting the low density of the surrounding neighbourhood; 

• The site is within close proximity to the range of services that the township of 
Kinglake West has to offer; 

• All services are available to the land, with the exception of sewer and water, and 
an effluent field and water tanks are indicated on both lots to compensate for this; 

• Ample space is maintained across the site for additional landscaping. 
• The application responds to the need to encourage regrowth in the township after 

the 2009 bushfires, providing a new lot to facilitate additional housing 
opportunities.  
  

 

4 . 5  P A R T I C U L A R  P R O V I S I O N S  

Clause 53.02 Bushfire Planning 

The purpose of this Clause is: 

 To ensure that the development of land prioritises the protection of human life and 
strengthens community resilience to bushfire.  

 To ensure that the location, design and construction of development appropriately 
responds to the bushfire hazard.  
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 To ensure development is only permitted where the risk to life, property and community 
infrastructure from bushfire can be reduced to an acceptable level.  

 To specify location, design and construction measures for a single dwelling that reduces 
the bushfire risk to life and property to an acceptable level. 

This clause applies to an application which is subject to the Clause 44.06 - Bushfire Management 
Overlay. 

Response – Bushfire Planning 
A full response to the bushfire policy is provided in the attached Bushfire Management 
Statement. 
 

 
 
 
5  C L A U S E  5 6  -  R E S I D E N T I A L  S U B D I V I S I O N  

Alongside implementing the Municipal Planning Strategy and the Planning Policy Framework, the 
purposes of Clause 56: Residential Subdivision relevant to this application are: 

 To create livable and sustainable neighbourhoods and urban places with character and 
identify; 

 To achieve residential subdivision outcomes that appropriately respond to the site and its 
context for: 

- Metropolitan Melbourne growth areas; 
- Infill sites within established residential areas; and  
- Regional cities and towns.  
- To ensure residential subdivision design appropriately provides for: 
- Policy implementation; 
- Livable and sustainable communities; 
- Residential lot design;  
- Urban landscape; 
- Access and mobility management;  
- Integrated water management; 
- Site management; and   
- Utilities.  

Pursuant to this clause, an application to subdivide land must meet all of the objectives included 
in the clauses specified in the zone and should meet all of the standards included in the clauses 
specified in the zone. 

CLAUSE 56 ASSESSMENT - 2 LOTS  
STANDARD C6: Neighbourhood character 
Response:  
The subdivision provides generous lot sizes consistent with the existing 
character of the area and ensures that space for landscaping is 
maintained. 

 Standard 
 Objective  
 

STANDARD C8: Lot area and building envelopes 
Response:  
The vacant lot is 2,007sqm and can easily contain a detached dwelling 
and associated outbuildings with generous setbacks in all directions and 
without encroaching on the retained trees along the western side of the 
site. Given the BMO, a building envelope has been provided to indicate 

 Standard 
 Objective  
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appropriate setbacks can be achieved for the defendable space 
requirements.  
STANDARD C9: Solar orientation of lots 
Response:  
Both lots have appropriate solar access given the orientation of the site. 

 Standard 
 Objective  

STANDARD C11: Common area 
Response:  
N/A, no common property areas area provided.  

 N/A 
 

STANDARD C21: Lot access 
Response:  
The existing gravel crossing and driveway is to be retained to continue 
to provide access to the existing dwelling.  
A new gravel crossover is proposed in the north-east of the site off Marks 
Road,  to provide access to the vacant lot. An indicative driveway design 
shows that there is ample space for vehicles to turn around and leave the 
site in a forward direction. The driveway and crossing are 3.5m wide to 
meet the requirements of CFA access, given the BMO.   
 

 Standard 
 Objective  
 

STANDARD C22: Drinking water supply 
Response:  
Reticulated water is currently unavailable to the site and water tanks can 
be utilised to service the new lot as per existing conditions for the 
dwelling on Lot 1.  

 Standard 
 Objective  
 

STANDARD C23: Reused and recycled water 
Response:  
There is ample space available on site for the provision of water tanks.  

 Standard 
 Objective  
 

STANDARD C24: Waste water management 
Response:  
The subject site does not have reticulated sewer available and will be 
provided with effluent fields on both lots to treat wastewater on site. 

 Standard 
 Objective  

STANDARD C25: Stormwater management 
Response:  
There is no record of underground drainage adjacent to the site according 
to advice from Council. Therefore, all site drainage including from the 
overflow of onsite water retention is to be directed to the northern part of 
the site. Discharge must be connected table drain of Marks Road adjacent 
to the DDP as per the suggestion below. It is submitted that the proposal 
will not result in damage or inconvenience to residents from urban run-
off. 

 Standard 
 Objective  
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STANDARD C26: Site management 
Response:  
The site will be managed to the satisfaction of the responsible authority 
prior to and during any construction works. 

 Standard 
 Objective  
 

STANDARD C27: Shared trenching 
Response:  
Any new servicing will utilise shared trenching where possible. 

 Standard 
 Objective  
 

STANDARD C28:  Electricity, telecommunications and gas 
Response:  
Services that are available to the site will be supplied to each lot in 
accordance with the requirements of the relevant authorities. 
 

 Standard 
 Objective  
 

NB: Some matters covered by the objectives and standards can occur after a 
permit for the subdivision has been issued, through a condition of permit.  
 
Considering some matters at a later date allows planning assessment to occur 
at an appropriate time in the design and construction process and can provide 
for faster, more cost-effective decision making.  
 

 

 

 

6  C L A U S E  6 5  -  D E C I S I O N  G U I D E L I N E S  

Before deciding on an application or approval of a plan, the responsible authority must consider a 
series of matters, and these seek to ensure good decision making. In addition to consideration of 
applicable policies and strategies as outlined in this report, the responsible authority must make a 
judgement on whether a proposal presents an appropriate outcome with respect to amenity, land 
use conflicts, environmental aspects and the orderly planning of the wider area. 

It is submitted that this proposal responds to policy requirements and specific opportunities and 
constraints to offer an outcome that will make a positive contribution to the municipality. There are 
no fundamental shortfalls in the matters to be considered and as such we consider approval of this 
application to be an example of good decision making. 
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7  C O N C L U S I O N  

We submit that the proposed two lot subdivision is appropriate for the following reasons: 

• The subdivision complies with the intent of the Township Zone which supports the 
opportunity for infill development that respects the surrounding character; 

• The layout does not prejudice the intent of the Bushfire management Overlay, with 
appropriate setbacks to the higher risk vegetation to the west and north. The design meets 
the requirements for water, access, defendable space and suggests a construction 
standard of BAL29, given the higher risk of the wider landscape. 

• The proposal meets all applicable objectives and standards of Clause 56 Residential 
Subdivision; 

• Approval of the application is considered to satisfy the Decision Guidelines of Clause 65.   

 

Millar I Merrigan 
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CROWN GRANT

LAND DESCRIPTION

Crown Allotment 25 Section B Township of Pheasant Creek Parish of Kinglake.

REGISTERED PROPRIETOR

Estate Fee Simple
Sole Proprietor
    TRAVIS SCOTT DAVIES of 18 PRATTS ROAD KINGLAKE WEST VIC 3757
    AS490403L 30/08/2019

ENCUMBRANCES, CAVEATS AND NOTICES

MORTGAGE  AS490404J 30/08/2019
    QUDOS MUTUAL LTD

    Any crown grant reservations exceptions conditions limitations and powers
    noted on the plan or imaged folio set out under DIAGRAM LOCATION below.
    For details of any other encumbrances see the plan or imaged folio set out
    under DIAGRAM LOCATION below.

DIAGRAM LOCATION

SEE TP688136V FOR FURTHER DETAILS AND BOUNDARIES

ACTIVITY IN THE LAST 125 DAYS 

NIL

------------------------END OF REGISTER SEARCH STATEMENT------------------------

Additional information: (not part of the Register Search Statement)

Street Address: 18 PRATTS ROAD KINGLAKE WEST VIC 3757

ADMINISTRATIVE NOTICES

NIL

eCT Control    19531K DENTONS AUSTRALIA
Effective from 30/08/2019

DOCUMENT END

Copyright State of Victoria. No part of this publication may be reproduced except as permitted by the Copyright Act 1968 (Cth), to comply with a statutory requirement or pursuant to a written agreement. The information is only
valid at the time and in the form obtained from the LANDATA REGD TM System. None of the State of Victoria, its agents or contractors, accepts responsibility for any subsequent publication or reproduction of the information.

The Victorian Government acknowledges the Traditional Owners of Victoria and pays respects to their ongoing connection to their Country, History and Culture. The Victorian Government extends this respect to their Elders,
past, present and emerging.

REGISTER SEARCH STATEMENT (Title Search) Transfer of 
Land Act 1958
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