


Checklist  i

Have you:

Filled in the form completely?

Paid or included the application fee?

Provided all necessary supporting information and documents?

A full, current copy of title information for each individual parcel of land forming the subject site.

A plan of existing conditions.

Plans showing the layout and details of the proposal.

Any information required by the planning scheme, requested by council or outlined in a council planning permit checklist.

If required, a description of the likely effect of the proposal (for example, traffic, noise, environmental impacts).

If applicable, a current Metropolitan Planning Levy certificate (a levy certificate expires 90 days after the day on which it is 
issued by the State Revenue Office and then cannot be used). Failure to comply means the application is void.

Completed the relevant council planning permit checklist?

Signed the declaration above?

Most applications require a fee to be paid. Contact Council 
to determine the appropriate fee.

Lodgement
Lodge the completed and  
signed form, the fee and all 
documents with:

i

Need help with the Application?  
If you need help to complete this form, read More Information at the end of this form.

For help with a VicSmart application see Applicant’s Guide to Lodging a VicSmart Application at www.planning.vic.gov.au 

General information about the planning process is available at www.planning.vic.gov.au

Assistance can also be obtained from Council’s planning department.

i

Application for a Planning Permit  |  Combined Page 4

Deliver application in person, by post or by electronic lodgement.

http://www.planning.vic.gov.au
http://www.planning.vic.gov.au
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1.0 Introduction 
 

This report has been prepared by Oxley and Company on behalf of the landowner to support a planning 
permit application to the Mansfield Shire for a Two Lot Subdivision of land at the subject site known 
as 76 Kiernans Road, Bonnie Doon 3720. 
 
The subject land is within a Rural Living Zone (RLZ1) under the Mansfield Planning Scheme and is 
subject to the Environmental Significance Overlay (ESO1). 
 
This Report is accompanied by a: 

▪ Copy of Title Vol. 01923 Fol. 435 
▪ Proposed Subdivision Plan Ref.S9787 v6 (2 Sheets) 
▪ Land Capability Assessment (prepared by Porta Environmental) 
▪ Cultural Heritage Process List 

 
This report addresses the relevant provisions of the Mansfield Planning Scheme, including the 
Municipal Planning Strategy (MPS) and Planning Policy Framework (PPF). 

 

1.1 Permit requirements under the Mansfield Planning Scheme 

The following provisions of the Mansfield Planning Scheme trigger a planning permit in this instance: 

▪ Pursuant to Clause 35.03-3 of the Rural Living Zone, a permit is required to subdivide land. 

▪ Pursuant to Clause 42.01-2 of the Environmental Significance Overlay, a permit is required to 

subdivide land. 
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2.0 Site Analysis 

2.1  Title Particulars 

The Certificate of Titles relevant to this application shows that the land is in the ownership of the 

following: 

Title Details Ownership 

VOLUME 01923 FOLIO 435  
 
LAND DESCRIPTION 
Crown Allotment 115 Parish of 
Doolam 

Joint Proprietors 
MICHAEL ANDREW VISSER 
KRISTIE ANN VISSER both of “THREE H” KIERNANS ROAD 
BONNIE DOON VIC 3720 

 
There are no easements, covenants or agreements registered on title however, there is an implied 
easement over the existing overhead powerlines.  A proposed easement has been shown on the 
proposed subdivision plan at Figure 3.1.1 below and attached at Appendix 2. 
 
A copy of the Certificate of Title is attached as Appendix 1. 
 

2.2 Subject Land  

The subject land is located on the rural fringe of the township of Bonnie Doon in the municipality of 
Mansfield. The total area of the site is 13.68ha and scattered native remnant trees and two dams 
towards the southern section of the land. The site has a slight elevation with the highest elevation 
point on the eastern section at approximately 340m AHD.  

Figure 2.2.1 Location of subject land Source: VicPlan December 2022 

 
The lot is an irregular shaped rectangle with a 391.68m frontage to Kiernans Road and depths of 
599.08m along the north boundary and 221.88m on the south boundary. The existing development 
comprises of a single 3 bedroom dwelling, a few small sheds, water/septic tanks and a gravel 
driveway that is approximately 480m long. The site location is shown above in Figure 2.2.1. 
 
There is no reticulated water and sewerage available in the area as the site is located outside of the 
township of Bonnie Doon. There is an overhead electricity cable that traverses into the southern 
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section of the lot from Kiernans Road and an underground telecommunications cable is located 
within the neighbouring lots at 74 Kiernans Road across the road.  
 
The land is relatively flat from access point of the lot and within the western section but there is a 
slight downslope along the western north boundary. As you go further into the land there is a 
gradual upslope in the direction towards the east towards the existing dwelling and south where 
most of the native gum trees are standing.  
 
There are several unique site features within the subject land. There are two dams located on the 
south side of the land which is on a slight hill, and two ephemeral waterways which are situated on 
the western section. The central waterway is not distinctively present on the ground (as shown in the 
aerial image above and site picture at Figure 2.2.2 below).  This was also confirmed by Porta 
Environmental in their Land Capability Assessment. 
 

 
Figure 2.2.2 Looking north over proposed building/effluent site (noting no waterway present) 

 
Several native trees are dotted on the site, mostly located in the middle, north and north-eastern 
area of the land. There is a portion of land on the north-western area that had been trenched or dug 
out previously for mining operations that occurred several years ago. The trench either stops or 
starts at this corner of the land and crosses through the group of native trees on the boundary and 
continues just a little further out to the north on the abutting property for approximately 100m. 
 
Pictures of the subject site are provided at Figures 2.2.3 to 2.2.5 below. 
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Figure 2.2.3 Looking west to road/proposed new access to Lot 1 

 

 
Figure 2.2.4 Looking north west from road (proposed new access to Lot 1) 
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Figure 2.2.5 Looking south east from road (existing access/proposed access to Lot 2) 

 
 
 

2.3 Surrounding Land  

 
Figure 2.3.1 Planning map of location of subject land and surrounds Source: VicPlan December  2022 
 

The subject and surrounding land is mainly characterised by rural style living lots with varying 
configurations and lot sizes ranging between medium to large (1ha to 44ha for example). The nearest 
town with basic amenities and a service station at Bonnie Doon is approximately 8.5km to the south 
west. A further 22.4km to the east along the main highway leads to the Mansfield town centre. The 
two predominant (freehold) land uses in the vicinity consists of rural living lots (RLZ) and farming lots 
(FZ), and Crown land for public conservation, public recreation and public use that encompass the 
open and natural landscapes of the surrounds. 
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The entire area shown in Figure 2.3.1 above is enclosed within a Declared Special Water Supply 
Catchment Area that comprises of the Goulburn Broken Catchment which includes, the Upper 
Goulburn and Lake Eildon environs. This indicates that any future development around the area 
would be highly considered carefully as onsite wastewater management is regarded as a key issue.  

Figure 2.3.2 Aerial map of subject land and surrounding context Source: VicPlan December  2022 (1:10,000) 
 
The topography of the general area is made up of several rolling hills with varying levels, however 
most of the hills seem to not exceed levels more than 440m AHD.  
 
Given the locational context of the site and the surrounding area, most if not all existing and 
proposed developments would be serviced by an onsite septic system and have their own water 
supply. Fortunately for any new subdivisions or developments, there are existing infrastructure for 
electricity and telecommunication cables which can be extended or serviced provided with new 
pits/points where appropriate.  

Figure 2.3.3 Contour map of subject land and surrounds Source: VicPlan December 2022 
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3.0 The Proposal 

3.1 Proposed Subdivision Plan 
The proposal is to subdivide the 13.68ha subject land into two separate lots that will utilise an 

existing fence as the internal boundary. A new access will be provided for the existing dwelling on 

proposed Lot 2 to the closest possible north entry point from Kiernans Road with no impacts on any 

existing vegetation.  

Proposed vacant Lot 1 will utilise the existing access which will be adjusted subject to dwelling siting 

with indicative building envelope and effluent disposal areas to cater for a 3-5 bedroom dwelling 

have been provided to demonstrate capability for future development on the land (subject to future 

planning and building permit).  

Moreover, the indicative development areas have been sited in suitable locations in consideration of 

land capability, topography and existing site conditions. It should be acknowledged that this may be 

subject to change once an application for a planning permit for the development is to be undertaken 

and specific dwelling plans are to be prepared. 

Prior to the proposed siting of the indicative building envelope and effluent disposal area, 

appropriate measures were taken into careful consideration to provide sufficient offsets to each of 

the mapped waterways. These offsets have been implemented as required by the current 2016 

publication of the Code of Practice – onsite wastewater management of Environment Protection 

Authority (EPA) Victoria. Specific details of the dimensions, areas and setback requirements are 

provided in the table below at 3.1 and are also shown in the Proposed Subdivision Plan Ref.S9893 v3 

(1 sheet) in Figure 3.1.1 below. The plan is attached in A3 format as Appendix 2 to this report. 

Moreover, no vegetation or native trees are proposed to be removed in this subdivision given that 

the separation will utilise an existing fence and any new development and associated works are sited 

away from any existing vegetation. There should be ample area available to accommodate services, 

etc. and any works would be located outside the proposed easement for the existing powerline (E-1). 

Reticulated water or sewer is not available in the area, however telecommunications and electricity 

are available along Kiernans Road allowing for the extension of these existing services into the vacant 

lot. As mentioned above, wastewater will be retained and treated onsite with potable water to be 

provided by rainwater tanks.  

 

The subdivision design has considered the size, shape and orientation of the land and the pattern of 

the existing development immediately to the south and to the west. The design also carefully 

considers the natural conditions and features of the site. The indicative building and effluent disposal 

areas have been sited on the eastern section of the land with setbacks of 30m in respect to the 

existing dam and waterways. The setback requirement provided to the proposed development is 

pursuant to the Code of Practice.  

 

The proposal respects the existing character of the area which has been reflected in the plan by 

providing comparable building envelopes, sufficient setbacks and access width and length consistent 

with rural residential development. 

 

The proposed lots are detailed in Table 3.1 below: 
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Proposed 
Lot 

Proposed 
area (ha) 

Proposal details / Use and development 

1 4.609 ▪ Indicative effluent disposal: 

− Dimensions: 20m x 30m 

− Area: 600m2 
▪ Indicative building envelope: 

− Dimensions: 30m x 30m 

− Area: 900m2 
▪ Offset of waterway on the northwestern corner: 50m 
▪ Offset of waterway mostly within lot 1: 30m on each side 
▪ Easement E-1 for powerline: approx. 14m wide 

2 9.074 ▪ Proposed access to dwelling: 20m wide 
▪ Easement E-1 for powerline: approx. 14m wide 

Table 3.1 Proposed subdivision details 

 

 
Figure 3.1.1 Proposed Subdivision Plan Ref.S9787 v6 

3.2 Land Capability Assessment (LCA) 
The subject land is located within a Special Water Supply Catchment and pursuant to the Mansfield 
Domestic Wastewater Management Plan – within a sub-catchment risk rating of 11 (Bonnie Doon & 
Tallangallook Creek).  
 
A Land Capability Assessment was undertaken by Porta Environmental and determined the central 
ephemeral waterway to be non-existent, confirming our site inspection and existing conditions 
analysis. 
 
The LCA recommended Secondary treatment via AWTS or Septic and Sand Filter with subsurface 
irrigation disposal and determined that the existing house required no further assessment. Refer to 
Appendix 4 for full LCA. 
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4.0 Planning Scheme Controls 
4.1 Zone 

The subject land is located within the Rural Living Zone (RLZ1) under the Mansfield Planning Scheme. 
Figure 4.1 below shows the zoning of the subject land and surrounds. 

Figure 4.1 Zoning plan Source: Mansfield Planning Scheme December 2022 

The relevant purposes of the RLZ are: 

▪ To provide for residential use in a rural environment. 
▪ To provide for agricultural land uses which do not adversely affect the amenity of surrounding 

land uses. 
▪ To protect and enhance the natural resources, biodiversity and landscape and heritage values 

of the area. 
▪ To encourage use and development of land based on comprehensive and sustainable land 

management practices and infrastructure provision. 

 
It is submitted that the proposal is consistent with the purposes of the RLZ for the following reasons: 

▪ The subdivision meets the minimum subdivision area and setback requirements under 

Schedule 1 of the Clause. 

▪ The future use for a dwelling has been considered to be achievable as the proposed building 

and effluent disposal areas demonstrate that the vacant lot is sufficiently capable to contain 

and treat wastewater for a standard 3-5 bedroom dwelling, as suitable. 

▪ The subdivision will provide for an opportunity for residential development in a rural area. 

▪ The proposed subdivision will be in line with the neighbourhood character of the area as it 

will have a similar lot size and subdivision design to the surrounding properties. 

▪ The proposed dwelling meets the requirements for ‘Use of land for a dwelling’ at Clause 

32.05-3 as follows: 

- Access to the dwelling is provided via an all-weather road with dimensions adequate to 

accommodate emergency vehicles.  
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- The dwelling wastewater will be treated and retained on-site in accordance with the 

State Environment Protection Policy (Waters of Victoria) under the Environment 

Protection Act 1970.  

- The dwelling will be connected to an alternative potable water supply with adequate 

storage for domestic use as well as for firefighting purposes.  

- The dwelling will be connected to a reticulated electricity supply. 

 

In summary, it is submitted that the proposed subdivision is consistent with the provisions of the 

Rural Living Zone and will be consistent with the neighbourhood character of the area. The proposed 

Lot 1 will be connected to available reticulated electricity and telecommunications and will have an 

effluent disposal area allocated for wastewater retention and treatment and an alternative source 

for water. 

 

4.2 Overlays 

4.2.1 Environmental Significance Overlay (ESO1) 

Pursuant to the Mansfield Planning Scheme, the subject land is affected by the Environmental 
Significance Overlay (ESO1) as shown in Figure 4.2.1 below. 

Figure 4.2.1 Overlay plan Source: VicPlan April 2022 

The purposes of the ESO, as defined at Clause 42.01 are: 
▪ To identify areas where the development of land may be affected by environmental 

constraints. 
▪ To ensure that development is compatible with identified environmental values. 

 
Pursuant to Clause 42.01-2, a permit is triggered to subdivide land and to remove, destroy or lop any 
vegetation, including dead vegetation, unless it is specifically stated under a schedule that a permit is 
not required. Given that the proposed lots are less than 40 hectares, a permit is required under this 
trigger.  
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Fortunately, vegetation removal is not required or proposed as part of this application as the 
subdivision will be effectively utilising the existing fence that has already been built on the land 
which can be seen on the Proposed Subdivision Plan v6 in Figure 3.1.1 and at Appendix 2. 
 
Schedule 1 to the Clause environmental objective to be achieved at section 2.0 which is: To 
discourage development and works that potentially contribute to the degradation of water quality 
and quantity. 
 
The following application requirements as indicated in section 4.0 of the schedule also must be 
included as appropriate: 

▪ An individual site risk analysis by a suitably qualified person using the Edis Algorithm outlined 
in Chapter 5 of the Mansfield Shire Domestic Wastewater Management Plan 2014 (as 
amended). The algorithm weights various risk factors according to their potential impact on a 
special water supply catchment. 

▪ A land capability assessment by a suitably qualified person that:  

− Follows each of the twelve steps outlined in the Code of Practice-Onsite Wastewater 
Management, Environment Protection Authority Victoria Publication 891.4 July 2016 (as 
amended).  

− Is informed by extensive soil testing including an in-situ permeability test, assessment of 
colloid stability, soil reaction trend and electrical conductivity of all soil horizons.  

− Contains a water and nutrient balance calculation. Includes a feature survey identifying 
waterways, surface flow paths and buffers.  

− Includes a management plan outlining what soil improvement works are required. 
▪ If the lot is not currently connected to a reticulated sewerage system, written confirmation 

from Goulburn Valley Water that the land can be connected. 
 
As a result, pursuant to Clause 42.01 and Schedule 1 applicable to this clause, this proposal is 
consistent with these provisions for the following reasons: 

▪ A Land Capability Assessment was undertaken and proposed building envelope and effluent 
disposal area have been sited in an appropriate location, is more than 30 metres away from 
the nearest waterway and is outside of the closest tree canopy by at least 12 metres 
(approx.). 

▪ The proposal demonstrates that there is sufficient space for a developable building envelope 
and an effluent disposal area to service vacant Lot 1. 

▪ The proposed subdivision will not significantly impact any existing vegetation on the land, as 
it will essentially use an existing fence as the new boundary. 

 

4.2.2 Areas of Aboriginal Cultural Heritage Sensitivity 
This property is within, or affected by, one or more areas of cultural heritage sensitivity as described 
in the Aboriginal Heritage Regulations 2018. 
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Figure 4.2.2 Areas of Cultural Heritage Sensitivity Source: VicPlan December 2022 

The proposal of a two lot subdivision is exempt from an assessment for cultural heritage sensitivity as 
it is defined under the Aboriginal Heritage Regulations 2018 as a low impact activity. Apart from a 
future single rural dwelling, no significant land use change is being proposed. Therefore, only a 
Cultural Heritage Process List is required in this case. The declaration form is attached to this report 
at Appendix 3. 
 

4.3 Particular Provisions 

There are no particular provisions applicable to this application. 
 

4.4 Clause 65 Decision Guidelines 
The general decision guidelines for buildings and subdivision are contained within Clause 65 of the 
Mansfield Planning Scheme. Table 4.1 below lists the decision guidelines and provides a response of 
compliance.  
 
Clause 65.01 Relevant issues Response 

The orderly planning of the area 
 

The proposed subdivision represents orderly 
planning in that it meets the requirements of the 
Mansfield Planning Scheme and is proposing a 
subdivision in an appropriately zoned and located 
area under the Rural Living Zone. The zoning allows 
for residential use to occur within the subject site 
and provides a level of incremental and suitable 
growth in Mansfield. 

The effect on the amenity of the area 
 

The proposed subdivision will have no adverse 
effect on the amenity of the area as the subdivision 
is for residential purposes and is within area that 
allows for it. The subdivision utilises the existing 
fence as the common boundary and considers 
setbacks that are sufficient and respectful to the 
amenity of the area. Essentially, this will result in 
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better maintenance of the subject land in a more 
appropriate manner. 

The proximity of the land to any public 
land 

The site is near public conservation and recreation 
zoned land which runs through the Tallangallook 
Creek. 

Factors likely to cause or contribute to 
land degradation, salinity or reduce water 
quality 
 

The new vacant lot will have an onsite wastewater 
retention and treatment system which will be an 
20/30 standard. Stormwater drainage will naturally 
be dispersed into the ground. 

Whether the proposed development is 
designed to maintain or improve the 
quality of stormwater within and exiting 
the site 

Stormwater will be managed to the satisfaction of 
the responsible authority. 

The extent and character of native 
vegetation and the likelihood of its 
destruction. Whether native vegetation is 
to be or can be protected, planted or 
allowed to regenerate 

No native vegetation is being affected by the 
subdivision nor any future dwelling on the land, as 
the new boundary will be on an existing fence.  

The degree of flood, erosion or fire hazard 
associated with the location of the land 
and the use, development or 
management of the land so as to 
minimise any such hazard 

No significant flood, erosion or fire hazards are 
applicable to this property. 
 

Clause 65.02 Relevant issues Response 

The suitability of the land for subdivision 
 

The land is highly suitable for subdivision and is 
zoned to provide for residential development. There 
is already one existing house in situ and an onsite 
wastewater management system on the lot. Once 
subdivided, each lot will be of sufficient size to 
contain a reasonable building envelope and 
effluent disposal area. See report for further 
details.  

The existing use and possible future 
development of the land and nearby land 

The existing and proposed use is generally in line 
with the purposes of the Zone and the subdivision 
will respect the use of the land for residential 
purposes. It will allow for a rural-style living 
residential development that is consistent with the 
area location. 

The availability of subdivided land in the 
locality and the need for the creation of 
further lots 

There is opportunity for this site to be subdivided 
due to the zoning and planning provisions for the 
area, as well as available connection to electricity 
and telecommunications infrastructure. The site 
and the general area appeal to a high aesthetic or 
recreational value due to attractive topography 
and proximity to townships. 

The effect of development on the use or 
development of other land which has a 
common means of drainage 

The subdivision will have no adverse effects on 
common means of drainage and drainage design 
will meet council requirements. 

The subdivision pattern having regard to 
the physical characteristics of the land 
including existing vegetation 

The subdivision responds well to the physical 
environment by having consideration to the natural 
features. Existing native vegetation within the land 
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will be retained and unaffected to maintain 
ecological and biodiversity values. 

The density of the proposed development Density of lots will be minimally increased with the 
existing house lot to be provided with 9ha and one 
new vacant lot of 4.6ha. The proposed 
development will be in line with the density of the 
surrounding area as current. 

The area and dimensions of each lot in the 
subdivision 

It is considered that the proposed subdivision has 
lot areas and dimensions compatible with the 
surrounding township area and can support any 
future development that is appropriate to its 
environment and prevailing character.  

The layout of roads having regard to their 
function and relationship to existing roads 

No new road is proposed, but a new internal access 
is proposed from Kiernans Road to be provided for 
the existing house on lot 2. The vacant lot will 
utilise the existing internal gravel road which will 
then be modified to provide new connectivity to the 
future dwelling.   

The movement of pedestrians and 
vehicles throughout the subdivision and 
the ease of access to all lots 

Subdivision layout enables ease of access to all lots 
via Kiernans Road. 

The provision of and location of reserves 
for public open space and other 
community facilities. 

Not applicable. 

The staging of the subdivision One stage. 

The design and siting of buildings having 
regard to safety and the risk of spread of 
fire. 

No development is proposed in this application at 
this stage. However in the case that a future 
development of a dwelling occurs, it will be sited 
and designed appropriately to ensure safety for the 
occupants. 

The provision of off-street parking Off street parking is available in each lot. 

The provision and location of common 
property 

Not applicable. 

The functions of any body corporate  Not applicable. 

The availability and provision of utility 
services, including water, sewerage, 
drainage, electricity and gas 

There is adequate provision of utility services and 
effluent disposal area will be managed onsite. The 
existing dwelling is already connected to available 
utility services such as telecommunications and 
electricity, which can easily be re-arranged to 
provide for the new lot. 

If the land is not sewered and no 
provision has been made for the land to 
be sewered, the capacity of the land to 
treat and retain all sewage and sullage 
within the boundaries of each lot. 

The existing septic and treatment area for the 
existing dwelling will be entirely within the 
boundary of proposed lot 2. The proposed lot 2 will 
have adequate capacity to treat and retain all 
sewage and sullage within their new boundaries 
with a 600m2 effluent disposal area. 

Whether, in relation to subdivision plans, 
native vegetation can be protected 
through subdivision and siting of open 
space areas. 

No native vegetation is affected by the subdivision 
and any remnant native vegetation and as much of 
any planted native vegetation will be retained. 

Table 4.4 Clause 65 Decision Guidelines and responses 
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5.0 Policy Assessment 

5.1 Municipal Planning Strategy (MPS) 

The strategic directions within the Clauses mentioned below are relevant to this application and are 
being supported as part of the proposed subdivision within the municipality of Mansfield. 
 
Development at a lower scale, such as a small rural living style development with a mix of small-scale 
farming are known and anticipated to take place within Rural Living zoned areas as described in 
Clause 02.03-6. One of its strategic directions indicates that housing needs are to be met within 
townships and designated rural living areas, which the proposal does provide an opportunity for. It is 
considered that the proposed subdivision will have minimal impacts on the surrounding environment 
given the new boundary will be on an existing fence. Furthermore, any future development will be 
small scale and will be consistent with the prevailing surrounding environment of small rural living 
style development. 
 
Due to the site being located within a Special Water Supply Catchment, the provision of a septic 
system onsite will be up to a high quality standard which has been assessed by a geotechnical 
consultant and a Report has been provided. In addition to meeting the required setbacks from 
waterways, the level of treatment recommended by the assessment is ensured that any undue or 
adverse impacts will be minimised as much as possible. Therefore, the last strategic direction in 
Clause 02.03-9 as relevant to this application will be generally supported. 
 
It is submitted that the proposal is consistent with the vision and strategic directions of the Municipal 
Planning Strategy (MPS). The proposed two lot subdivision is suitably sited in a Rural Living Zone 
(RLZ1) which is within a smaller settlement just 5.7km north of the main town of Bonnie Doon. Land 
that is zoned as rural living is part of Council’s designated focus for small rural residential 
development. 
 

5.2 Planning Policy Framework (PPF) 

The Planning Policy Framework (PPF) comprises general principles and objectives of planning in 

Victoria which planning authorities must take into account and give effect to. 

The following PPF policies are considered relevant to the proposed subdivision. 

Clause 11 Settlement 

Planning is to anticipate and respond to the needs of existing and future communities 

through provision of zoned and serviced land for housing, employment, recreation and open 

space, commercial and community facilities and infrastructure. 

 

Clause 11.01-1S Settlement  

Strategy 

Limit urban sprawl and direct growth into existing settlements.  

 

Clause 11.01-1R Settlement – Hume 

Strategy 

Support growth and development in other existing urban settlements and foster the sustainability of 

small rural settlements. 

 

Clause 14.02-1S Catchment planning and management 
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Objective 

To assist the protection and restoration of catchments, waterways, estuaries, bays, water bodies, 

groundwater, and the marine environment.  

Strategies 

Retain natural drainage corridors with vegetated buffer zones at least 30 metres wide along each side 

of a waterway to: 

▪ Maintain the natural drainage function, stream habitat and wildlife corridors and landscape 

values, 

▪ Minimise erosion of stream banks and verges, and 

▪ Reduce polluted surface runoff from adjacent land uses. 

Ensure that water quality infrastructure is designed to minimise risk of harm to surface waters and 

groundwater. 

 

Clause 14.02-1L Catchment planning and management 

Strategies 

▪ Minimise adverse impacts from wastewater management systems (both individually and 

cumulatively) on catchment health and water quality.  

▪ Support new development only where connection to reticulated sewerage infrastructure can be 

provided or it will not have a cumulative impact on nutrient and pathogen loads. 

▪ Incorporate integrated Water Sensitive Urban Design (WSUD) techniques and mitigation 

measures to reduce overall wastewater volumes and level of nutrients, pathogens and pollutants 

entering the catchment from use and development, particularly in high risk areas as per Schedule 

1 to the Environmental Significance Overlay. 

 

Clause 15 Built Environment and Heritage 

Planning should ensure all land use and development appropriately responds to its 
surrounding landscape and character, valued built form and cultural context 

 
Clause 15.01-6S Design for rural areas 
Strategies 
▪ Ensure that the siting, scale and appearance of development protects and enhances rural 

character.  
▪ Site and design development to minimise visual impacts on surrounding natural scenery and 

landscape features including ridgelines, hill tops, waterways, lakes and wetlands. 
  
Clause 16 Housing 

Planning should provide for housing diversity, and ensure the efficient provision of supporting 

infrastructure. 

 

Clause 16.01-3S 

Objective 

To identify land suitable for rural residential development.  

Strategies 

▪ Manage development in rural areas to protect agriculture and avoid inappropriate rural 

residential development.  

▪ Encourage the consolidation of new housing in existing settlements where investment in physical 

and community infrastructure and services has already been made. 

▪ Ensure planning for rural residential development avoids or significantly reduces adverse 

economic, social and environmental impacts by: 
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− Protecting existing landscape values and environmental qualities such as water quality, 

native vegetation, biodiversity and habitat. 

▪ Ensure land is only zoned for rural residential development where it:  

− Is located close to existing towns and urban centres, but not in areas that will be required 

for fully serviced urban development. 

− Can be supplied with electricity, water and good quality road access. 

 

The proposed subdivision of two lots is consistent with the PPF which supports the use and future 

development of a dwelling where it adequately responds and respects the existing site and local 

context of the immediate and surrounding area. The proposal is appropriate for the area and it does 

not fundamentally change or adversely impact the surrounding existing development, local character 

and infrastructure available in the area.   

 

Land Capability has been assessed and deemed to comply with the Mansfield Shire Domestic 

Wastewater Management Plan 2014 and EPA Code for Onsite Domestic Wastewater Management in 

a Special Water Supply Catchment.  

 

6.0  Conclusion  
The proposal has been assessed against the relevant provisions of the Mansfield Planning Scheme and 

is considered consistent with the following: 

▪ Planning Policy Framework 

▪ Municipal Planning Strategy 

▪ Rural Living Zone 

▪ Environmental Significance Overlay 

This application is seeking to undertake a two-lot subdivision to allow for the future use and 

development of a rural living style dwelling. The site is subject to the Environmental Significance 

Overlay (ESO), however the proposed subdivision will have reduced or minimal impacts to the existing 

remnant native vegetation. Moreover, indicative areas for future rural development have been 

carefully sited in appropriate locations to occur in consideration of sufficient setbacks from waterways, 

dams, native trees, boundaries, adjoining uses and other existing infrastructure that are to be retained.  

The report and the proposed subdivision plan demonstrate that the subdivision design has taken in 

consideration the existing natural features of the site (waterway and dam) and in respect, have 

provided sufficient setbacks to the indicate building and effluent disposal areas. Moreover, the 

proposal has shown that the subject land has the capacity to accommodate the proposed dwelling, 

retain and treat its own wastewater with a nominated area of 420m2. 

In view of this, it is suggested that Council is able to approve this subdivision proposal that meets the 
requirements of the Mansfield Planning Scheme. It is therefore requested that Council support this 
application with the issue of a planning permit. 
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Appendix 1 – Land Title Vol. 01923 Fol. 435 
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Appendix 2 – Proposed Subdivision Plan v6 Ref.S9787 
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Appendix 3 – Cultural Heritage Process List 
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Appendix 4 – Land Capability Assessment Report 

 





Effective from 23/10/2016

DOCUMENT END

The information supplied has been obtained by Dye & Durham Property Pty Ltd who is licensed by the State of
Victoria to provide this information

via LANDATA® System. Delivered at 29/10/2022, for Order Number 73513707. Your reference: S9787.







Process List

QUESTION ANSWER

Question 1 Is the proposed activity , or all the proposed activities, exempt? No

Question 2 Are you undertaking a High Impact Activity as listed in the Aboriginal 
Heritage Regulations?

Yes

Question 3 Does your activity include significant ground disturbance? No

Question 3(a) Is your activity a subdivision of 3 or more lots for housing (where at 
least 3 of the lots are less than 8 hectares in size), or industrial 
subdivision in an area zoned for industry, or do you require a permit 
under the relevant planning scheme municipal council permit) to use 
the land for one of the following purposes?

No

Answer: ON THE BASIS OF THE ANSWERS YOU HAVE ENTERED

YOU ARE NOT REQUIRED BY THE REGULATIONS TO 
PREPARE A CULTURAL HERITAGE MANAGEMENT PLAN

FOR THIS PROJECT

This process list is for information purposes only; the result must not 
be relied upon by a statutory authority in deciding whether a cultural 
heritage management plan is required for a proposed activity.

Project Name:

Project Location:

Date:

S9787

76 Kiernans Road, Bonnie Doon

12-Jul-2022





                                                                 Damien Porta    0411 375 289 
Principal Consultant 

Porta Environmental Pty Ltd 
PO Box 1276   Wangaratta Vic 3676 
Damien@PortaEnvironmental.com.au 
www.PortaEnvironmental.com.au 

 

 

 

 

 
 

9/12/2022 
 

Client details: Kristie & Michael Visser  
76 Kiernans Road  

BONNIE DOON VIC 3720  

inspiredgrowth@gmail.com 

0438 539 435 

 C/- Jennie Baldry, Oxley & Co 
  

 
  

 

 

Site Address: 76 Kiernans Road Bonnie Doon. Local Council: Mansfield, Council Property Number: 

A6390, Crown Description: Allotment 115 Parish of Doolam. Property is contained within a Rural Living 

Zone, with Environmental Significance Overlay and partially within an area of Aboriginal Cultural 

Heritage further details as shown in the attached Planning Property Report.  

 

 

 

 

Dear Kristie Michael and Jennie, 

 

  

RE: Land Capability Assessment for Onsite Wastewater Treatment and Disposal 
 
This report presents the findings of a land capability assessment for on-site domestic wastewater 
management for a proposal to subdivide into 2 lot with a modern house and wastewater system on Lot 
1. If you have any queries with respect to the information contained in the report or require any further 
information, please contact Damien Porta. 
 
Regards, 
 
 
 
 
 
 
 
 
Damien Porta MAWA 
Principal Consultant 
PORTA ENVIRONMENTAL PTY LTD 
 

mailto:Damien@PortaEnvironmental.com.au
http://www.portaenvironmental.com.au/
mailto:inspiredgrowth@gmail.com
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EXECUTIVE SUMMARY 
Porta Environmental using the Risk Assessment Table 11 from the Mansfield Shire Domestic Wastewater Management 
Plan 2022, has assessed the property, within the sub-catchment (20 Tallangalook Creek), as a High Risk. The property is 
approximately 13.6Ha and the proposal to subdivide a parcel for sale of 4.6Ha. The property has a drainage line through 
the property and second drainage line near to the development that is not apparent. The site has a soil risk rating of 
Category 2. Porta Environmental presents LCA information in our proprietary format. The subject land is within a declared 
catchment. Porta Environmental has recommended secondary treatment and subsurface irrigation of 420m² allowing for 

upto a 5 bedroom house on the new proposed lot, based on the size of the development, location of nearby drainage lines 
and dams, site topography, layout and soil characteristics. Recommendations include a secondary treatment and sub 
surface irrigation for the proposal. Edis Risk Assessment has scored the proposal as Rn= 4.0 or medium risk to catchment 
for primary effluent. The property currently has an approved modern septic trenches as approved with the septic tank 
approval for Lot 1. All EPA required setbacks can be made for secondary treated effluent with some reserve area.  
MSDWMP Risk table extract shown below for the minor catchment. 
 
 
 
 

 

 

 

 
1. INTRODUCTION 
This report presents the results of a land capability assessment completed for the 76 Kiernans Road Bonnie Doon a 13.6 
Ha property, shown in attached mapping and diagrams. The property is within a Rural Living Zone. The study was 
commissioned by e-mail and phone calls from the applicant Jennie Baldry Oxley and co and owner Kristie Visser. The 
current house is modern with a modern septic and trenches. Porta Environmental presents LCA information in our 
proprietary format.  Results of testing and research are shown within the report. 
2. SCOPE 
The study objectives for the land capability assessment were to assess the property for on-site treatment and disposal of 
domestic effluent. The water balance calculations are based on the suggested EPA approved flows and biological loading 
for the site shown below in section 3. This study was undertaken in general accordance with the Victorian EPA publication 
891.4 “Code of Practise – On-site wastewater management” July 2016 and Publication “Septic Tanks Code of Practice” 
March 2003. Dimensions for effluent disposal systems were calculated using table 9 EPA publication 891.4 and the 
Australian Standard AS/NZS 1547:2012 On-site domestic wastewater management and the current MAV Victorian Land 
Capability Assessment Framework model report. Risk assessment has been provided from the Mansfield DWMP (2022) 
and the Edis risk assessment as required. There will be some overlap between state and federal and local guidelines, and 
also best environmental practices to get the most accurate assessment of the site.  
3. BACKGROUND AND FLOW RATES AND NUTRIENT LOADING 
The proposal is to build a 3-5 bedroom house on the new proposed lot. The Land Capability Assessment will assess the 
property for onsite effluent treatment and disposal.  The recommended system and disposal field was calculated using 
EPA Code 891.4 which incorporates daily flow rates (table 4) and daily loading rates (table 9) and/or derived from the 
AS1547:2012 where appropriate or required.  The figures used represent the proposed house using typical water saving 
fixtures and suggested loading of 150L/person and 60g BOD/day for this proposal, as shown below. Effluent application 
rates have been set no higher than 2.5mm/day with a suggested concentration of 30mg of Nitrogen. A detailed nutrient 
and water balance have also been used to calculate sustainable effluent application to the calculated disposal fields.   The 
property has no access town water. 
 

 Number of 
bedrooms or 

studies 

Number of 
suggested 
occupants 

Suggested 
Flow per 
person 

Suggested Daily 
Flows 
(L/day) 

BOD 
loading in 
grams (g)* 

a small buffer is added 
to all suggested figures 
for disposal field sizing. 
 

 

New Dwelling 3 4 150L/day 600L/day 240g BOD 

 4 5 150L/day 750L/day 300g BOD  

New Dwelling 5 6 180L/day 900L/day 360g BOD  

*BOD figures are arbitrary and ever changing depending on loading. It is expected BOD figures will need to be within 25% of suggested figures in order for a well 

maintained system to work based on peak loading.  
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4.   METHODOLOGY 
The assessment activities were commenced on Tuesday 14/6/2022 including: 

• A desk top review of geological and climatic features of the study area.  Sources for this information included published 
maps and information from the Bureau of Meteorology. Published detailed maps and overlays from Department of 
Environment Land, water and Planning, Google Earth and GeoVic for satellite overview and water balance calculations 
based on the model created by Dr Robert Patterson of Lanfax laboratories.  

• A walk over assessment of the topographical and geological setting of the area, conducted on the day of testing.  
Factors assessed include rock outcrop, landforms, watercourses and drainage patterns. 

• Soil permeability tests within the designated site. The permeability testing using constant head permeameters was 
carried out as described within Australian Standards 1547. The test included the drilling of up to eight (8) 75mm 
diameter boreholes to a depth of 600 - 700mm.  All boreholes were then filled with water to a depth 300mm below the 
land surface. A constant head permeability test is then performed for each borehole. 

• Constant head permeability test is considered under the national standard as the most accurate and reproducible test. 
Now also indicated in EPA Code 891.4 

 
4.1F2 PRINCIPLE: measurement of permeability:  Australian Standard/ New Zealand Standard 1547: 2012 
In a constant-head test, the water that runs out of an unlined test hole in the ground is replenished at the same rate from 
a reservoir, so that the head of water in the hole remains the same. The loss of water from the reservoir is measured over 
time and a mathematical model is used to calculate the coefficient of permeability, K-sat, from the measurement.  K-sat 
equation shown below. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Comment. Falling-head permeameters are not recommended in this Standard (AS 1547) due to the 
 Lack of a proper physical model, the lack of a mathematical description of the falling head  method   
in an unlined test hole, and the resultant uncertainty in converting a measured fall rate into a Ksat value. 

 

• Each borehole within the disposal area is tested individually until equilibrium of absorption was reached. The 
permeability results are then averaged out to give a permeability result.  

• The drilling, logging and soil sampling of investigation boreholes across the testing field area are used to establish 
soil profile and groundwater conditions, at least one borehole of 1.8m+ depth.  A 75mm hand auger was used to drill 
the boreholes. The soil texturing and profiling is the primary method for determining the daily loading rates of effluent 
to the disposal field with permeability testing to help best recommend the loading rate. 

• Physical soil testing for dispersion characteristics and texture characteristics. 

• Data analysis and iteration to test disposal outcomes. 

• Soil pH (The pH of soil indicates the strength of acidity or alkalinity in the soil solution which bathes soil constituents, 
plant roots and soil micro-organisms.  

• Soil Conductivity (To work out the approximate salinity of soil). 

• Consultation and site meeting with the owner Kristie Visser. 
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5.  LAND CAPABILITY ASSESSMENT FINDINGS 
Aerial image of property from GeoVic 3. 

  

 

 

 

 

 

 

 
 

 

 
 
 
 
 
 
 
 

 
 
 
 

 

 
 

5.1 Topographical and Environmental Features  
The property of approximately 13.6Ha, with a new lot proposed of 4.6Ha. The property included some steep hill side, with 

the current house on top a plateau.  The LCA test area was on flatter gently sloping land and shown in the contours map 
in the site plan Appendix A². There is a suggested drainage line shown above in orange that is not apparent. This is also 

tested in the attached contour map.  There is a drainage line onsite and a creek to the west. The LCA test area had suitable 

depth of soil and permeability suitable for subsurface irrigation.  The test area has plenty of reserve area and more than 

one location for building is feasible with a preferred effluent disposal area.  There were no rocky outcrops  and not nearby 

water bores.  Disposal options are discussed in detail in section 6 and 7 of the report. 

 

 

 

 

 

 

 

 

 

 

 

 

 

View to the west 
over LCA test 
area.  
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5.2 Geological and Groundwater Review 

Porta Environmental Extract of showing approximate location of 76 Kiernans Rd, from the Geological Survey of 
Victoria, Warburton: 1: 250 000 

  

 

 

 

 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

Property is located within the Red circle and is predominately Qc1  as described below.  Soil in test holes were a 

combination of  soil dominated by sandy Clay subsoils. 

  
Porta Environmental extract of visualising Victoria’s Ground water, Salinity of 500-1000mg/L depth to groundwater 
of around 5m with no more than 1 water bore within ≈ 1km. 
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5.3. Soil Assessment  
TABLE 1. General Soil Profile Borehole Log 

Soil in the 5 test boreholes across the property were consistent in texture across the testing areas which were within or 
near to the suggested disposal field. Soil was found to be Silty Loam on top of →  Clay Loam→ ͢ Sandy Clay to 1.8m Soil 

type is consistent with category 6, difficult, dispersive soil. A DIR (Daily Irrigation Rate) of ≤2mm /day for effluent was 
selected from table 9 (EPA 891.4) and AS/NZS1547, total hydraulic loading combining rainfall and effluent has been set 
at 5mm and shown in Appendix C.  Soil profile  was moist within the 1.8m profile. Soil profile contained a low percentage 
of stone and medium plasticity below 300mm. No signs of high permanent water table were encountered part from slight 
mottle. Soil had low levels of mineral salts down to 1.8m with slightly acidic topsoil soil. Soil was dispersive below 200mm. 
The soil is best suited to secondary treated effluent, and addition of gypsum to improve stability.  

 
 
 
 
 
 
 
 

 Borehole 1 Borehole 2 Borehole 3 Borehole 4 Borehole 5 
0-250 
 

 Slight organic hue 70mm 
10 YR 4/2 Dark Reddish 

Gray 
Silty Loam 

Slight Plasticity 
0-1% Stones 

moist 
Stable 

Slight organic hue 70mm 
10 YR 4/2 Dark Reddish 

Gray 
Silty Loam 

Slight Plasticity 
0-1% Stones 

moist 
Stable 

Slight organic hue 70mm 
10 YR 4/2 Dark Reddish 

Gray 
Silty Loam 

Slight Plasticity 
0-1% Stones 

moist 
Stable 

Slight organic hue 70mm 
10 YR 4/2 Dark Reddish 

Gray 
Silty Loam 

Slight Plasticity 
0-1% Stones 

moist 

Stable 

Slight organic hue 70mm 
10 YR 4/2 Dark Reddish 

Gray 
Silty Loam 

Slight Plasticity 
0-1% Stones 

moist 
Stable 

250-450 10YR6/2  Light Greyish 
Brown 

Clay Loam 
Some Plasticity 

0-1% stones 
moist 

             Un-Stable 

10YR6/2  Light Greyish 
Brown 

Clay Loam 
Some Plasticity 

0-1% stones 
moist 

             Un-Stable 

10YR6/2  Light Greyish 
Brown 

Clay Loam 
Some Plasticity 

0-1% stones 
moist 

             Un-Stable 

10YR6/2  Light Greyish 
Brown 

Clay Loam 
Some Plasticity 

0-1% stones 
moist 

             Un-Stable 

10YR6/2  Light Greyish 
Brown 

Clay Loam 
Some Plasticity 

0-1% stones 
moist 

             Un-Stable 

450-650 10YR6/6  Brownish Yellow 
Sandy Clay  

Some Plasticity 
0-2% stones 
Slightly moist 

Un-Stable 

10YR6/6  Brownish 
Yellow 

Sandy Clay  
Some Plasticity 

0-2% stones 
Slightly moist 

Un-Stable 

10YR6/6  Brownish Yellow 
Sandy Clay  

Some Plasticity 
0-2% stones 
Slightly moist 

Un-Stable 

10YR6/6  Brownish Yellow 
Sandy Clay  

Some Plasticity 
0-2% stones 
Slightly moist 

Un-Stable 

10YR6/6  Brownish Yellow 
Sandy Clay  

Some Plasticity 
0-2% stones 
Slightly moist 

Un-Stable 

650-1000 
 

    10YR6/6  Brownish Yellow 
Sandy Clay  

Some Plasticity 
0-2% stones 
Slightly moist 

Un-Stable 
1000-
1300 

  

 
  10YR6/3  Brownish Yellow 

 Very Sandy Clay  
Some Plasticity 

10% stones 
Slightly moist 

Un-Stable slight mottle 
1300-
1650 

    10YR6/3  Brownish Yellow 
 Very Sandy Clay  
Some Plasticity 

10% stones 
Slightly moist 

Un-Stable 
1650-
1800 

    10YR6/3  Brownish Yellow 
 Very Sandy Clay  
Some Plasticity 

10% stones 
Slightly moist 

Un-Stable 
Notes on 
location 

Soil and application best suited for subsurface irrigation with amelioration with gypsum to treat dispersion. Slope of around 3%. LLA’s has very good 
wind and solar exposure. Soil was uniform in the LCA test area. No nearby water ways within 100m+  suggested onsite drainage line is not apparent. 
Permeability calculation shown above. 
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5.4 Land Capability Risk Rating Matrix  
 A table of site and soil attributes are highlighted and listed below in a matrix to allow individual and collective attributes to 
be conveyed with the level of risk assigned to that attribute and required amelioration or risk reduction required to improve 
that deficiency.  

LAND LAND CAPABILITY RISK RATING 
AMELIORATIVE MEASURES & 
RISK REDUCTION or comment 

FEATURE LOW MEDIUM HIGH 
LIMITING / 

UNSUITABLE 
 

Surface debris No debris 
Small amount of 

debris to be 
removed 

Considerable 
amount of debris to 

be removed 

Immovable or 
contaminated debris 

 

Available land for LAA 
Exceeds LAA and 

duplicate LAA 
requirements 

Meets LAA and 
duplicate LAA 
requirements 

Meets LAA and 
partial duplicate 

LAA requirements 

Insufficient LAA 
area 

No reserve formally required if the 
subsurface irrigation disposal field is 
sized using a water balance. 

Aspect 
North, north-east or 

north-west 
East, west,  

or south-west 
South or south-east South – full shade 

 

Exposure 
Full sun and / or 

high wind or 
minimal shading 

Partial shade 
Limited light, little 

wind, heavily 
shaded area 

Perpetual shade 

 

Slope Form 
Convex or divergent 

side slopes 
Straight sided 

slopes 

Concave or 
convergent side 

slopes 
Locally depressed 

  

Slope Gradient 
Trenches & beds 

< 5% 5 – 10% 10 – 15% > 15% 

 

Slope Gradient 
Subsurface Irrigation 

< 10% 10 – 30% 30 – 40% > 40% 

 

Site drainage 
Run off / run on 

LAA backs onto 
crest or ridge 

Moderate 
likelihood 

High likelihood 
Cut off drain not 

possible 
Upslope diversion required, potential 

sheet flows in heavy weather  

Landslip  Low Potential Potential Existing  

Erosion Potential Low Moderate High 
No practical 
amelioration  

 

Flood / inundation Never < 1 AEP 5%AEP > 5% AEP Upslope run- on  likely 

Distance to surface waters 
(m) 

Buffer distances 
exceeds all Code 

requirements 

Buffer distances 
complies with all 

Code requirements 

Buffer distances do 
not comply with 
all/some Code 
requirements  

< 40 metres 

 

Distance to groundwater 
bores (m) 

No bores on site or 
within a significant 

distance 

Buffer distances 
comply with the 

Code 

Buffer distances do 
not comply with the 

Code 

No suitable 
treatment method 

 

Vegetation 
Plentiful / healthy 

vegetation 
Moderate vegetation 

Sparse or limited 
vegetation 

Propagation not 
possible 

Vegetation cover about 90%  

Depth to water table 
(potentiometric) (m) 

> 2 m 2 – 1.5 m 1.5 m 1.5 m - Surface 
 

Depth to water table 
(seasonal perched) (m) 

> 1.5 m < 0.5 m 0.5 – 1.5 m 0.5m - Surface 
Approx. 5m+ deep 

Rainfall 
( mean rainfall) (mm) 

< 500 mm 
 

500 – 750 mm 
704mm/year 

750 – 1000 mm 
 

> 1000 mm  

 

Pan evaporation (mean) 
(mm) 

1250 – 1500 mm  1000 – 1250 mm 750 – 1000 mm < 750 mm 
 

SOIL PROFILE CHARACTERISTICS 

Structure 
High or moderately 

structured 
Weakly structured 

Structureless, 
massive or hardpan 

 
 

Fill materials 
Nil or mapped 
good quality 

topsoil 

Mapped variable 
depth and quality 

materials 

Variable quality and 
/ or uncontrolled 

filling 

Uncontrolled poor 
quality / unsuitable 

filling 

 

conductivity 
<3dS-¹ 

50-10γS-¹ 
 

˃3dS-¹ 
 

 

 

pH 
pH5.5 - pH8 

Measured pH was 
5.5-5.8 

pH 5.5 topsoil  
<4.5 
>8.0 

Treat with small amount of lime 

Colour and Mottling   mottled   
 

Emerson Aggregate Class 
Class 4 at the 

surface  
dispersive after 

.3m 
  

Treat with lime 1kg/m² 

Soil texture   Category 6 for 
loading purposes 

 
 

THICKNESS OF SOIL (M) AT THE LOCATION OF: 

Trenches & beds > 1.4 m >1.4m < 1.4 m < 1.2 m 
 

Subsurface irrigation > 1.5 m  1 – 1.5 m 0.75 m < 0.75 m  

PERMEABILITY 

Permeability  
(limiting horizon) (m / day) 

0.15 – 0.3  
0.03 – 0.15  
0.3 – 0.6  

0.01 – 0.03 
0.6 – 3.0 

> 3.0 
< 0.03 

 Ksat= 70mm unsat @ 12% 
=8.4mm/day  
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5.4.1 Summary of table results 
The suggested effluent disposal areas described and tested under EPA Code 891.4 is considered by Damien Porta of 
Porta Environmental Pty Ltd, a site of moderate mitigated risk and capable of onsite wastewater disposal. All parameters 
measured and considered of major risk are capable of amelioration in the disposal designs. The main constraints for this 
lot was the difficult soil and potentially shallow depth to the water table with no other limitations. The proposal meets all 
required setbacks for secondary effluent disposal.  
 

Geotechnical Review note: As part of the land capability assessment limited geotechnical features of the site 
were reviewed but not tested in the assessment tables; such features included slope stability.  As a result of 
the geotechnical assessment it is apparent that there were no indications of deep seated slope instability or 
landslip zones present within tested areas of the disposal area.   

 

  



 

9 
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6.0 EFFLUENT DISPOSAL  
6.1 Preferred effluent treatment: Approved Secondary Aerated Wastewater Treatment System (AWTS) with 
Subsurface irrigation 
Based on the outcomes of this LCA assessment and according to the guidelines set out in the Victorian EPA publication  
891.4, VLCAF and AS/NZS1547 secondary treated effluent is the preferred option for this lot. An efficient and 
environmentally sustainable method of treating and disposing of domestic effluent is through the treatment of effluent by 
an approved secondary Aerated Wastewater treatment system and disposal via subsurface irrigation.  Such a system 
treats domestic effluent to a secondary standard, allowing effluent of 20/30 standard (<20 mg/L Biological Oxygen Demand 
and <30mg/L Suspended Solids) to be applied in a disposal field within the tested areas of the block. A typical AWTS can 
digest up to 625g BOD Per day and cope with flow up to 2000L/day depending on the model and brand and should be 
serviced according to the manufacturer’s EPA approval, typically every quarter. 
                      Diagram of typical internal features of an AWTS 

 

 

 

 

 

 

 

 

 

 

 

 
 
 
 
 
 
 
 
 
 
 
The Australian standard for “on-site domestic wastewater management” (AS/NZS 1547:2012) gives formulas for 
calculating the appropriate disposal field size with subsurface irrigation. These formulas take into consideration rainfall, 
evapo-transpiration and both lateral and vertical soil infiltration. The most accurate calculations use a water balance, as 
recommended in EPA Code 891.4 incorporating these formulas and additional considerations used by Porta 
Environmental. 
 The soil below 300mm was dominated by dispersive Clay characteristics at depth. The soil is considered category 6 
without amelioration.  A Daily irrigation rate (DIR) of ≤2.5mm/day of effluent has been selected from Table M1 (AS/NZS 

1547:2012) (Table 9 of 891.4). A combined rainfall with deep infiltration rate of 5mm/day has been selected which should 
cope once the soil is ameliorated. Addition of gypsum or lime 1kg/m² to treat the dispersive nature of the soil.   A loading 
rate of ≤2.5mm /day allows for the limiting layer subsoil and slow permeability within the disposal envelope. The water 

balance for irrigation field sizing is shown in Appendix C conveys the minimum calculations for subsurface irrigation for 
each for the three proposed house sizes. The table below shows the recommended field sizes 
 

Number of 
bedrooms 

Number of 
suggested 
occupants 

Recommended 
irrigation field 

Drainage field 
configuration 

Gypsum required 

3 bedrooms Upto 4 320m² 1 x 320m² 1 kg/m²        320kg 

4 bedrooms Upto 5 360m² 1 x 360m² 1 kg/m²        360kg 

5 bedrooms Upto 6 420m² 1 x 420m² 1 kg/m²        420kg 
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The disposal field should be divided into two equally sized fields as shown above and fed alternately from a rota-valve 
dosing each field alternately. A two way k-rain low pressure effluent distribution rota valve with low backpressure rotor is 
recommended to alternate and distribute the effluent evenly through the field. Alternatively if high pressure dripper line can 
used in 1 combined field as shown in the table.   It is recommended the AWTS selected should have a suitably sized pump 
to operate the rota-valve and pressurise each section of the disposal field adequately. The AWTS should be located in 
consultation with the installing plumber based on a suitable location from a future proposed house.  The subsurface 
irrigation field should have adequate filtration and appropriate flush and air release valves to meet the Australian standard 
for installation. Below is an example layout. 
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7.1 Land Capability Assessment Recommendations  

Based on the outcomes of this assessment and in accordance with the guidelines set out in EPA Code 891.4, the site is 
considered suitable for effluent disposal. The sizing of the disposal area has been calculated using a full water balance 
and dimensions given in Australian Standard AS/NZS 1547:2012 “On-site domestic wastewater management” 2012, EPA 
code 891.4 and Sydney Catchment Authority design and installation guidelines. Detailed calculations using loading rates, 
rainfall and evaporation are shown in the water balance in Appendices B & C. 
 
7.2 Recommended Option for 3-5 Bedroom Equivalent House on the new lot: Secondary treatment via AWTS or 
Septic and Sand Filter with subsurface irrigation disposal 
Porta Environmental recommends an approved AWTS or septic and sand filter system to be installed by a licensed plumber 
with an effluent disposal field located within the suggested disposal envelope shown in Appendix A. The water balance 
has been calculated for expected flows. The design and sizing from Section 6.1 allows for the suggested disposal area 
needed.  The current house on lot 1 requires no further assessment. 
Recommendations: 

• Effluent treatment by any EPA approved AWTS, treating effluent to a secondary standard suitable for sub-surface 
pressure irrigation.  AWTS should be serviced quarterly or as recommended by manufacturer.  

• An EPA approved reed bed system or sand filter and septic are an acceptable alternative to an AWTS. (if a sand filter 
option is required it can be sized at the time of the septic tank application in line with the development). 

• Subsurface irrigation fields to be constructed in accordance with the dimensions recommended within this LCA, 
depending on the number of bedroom/studies in the proposed dwelling. The field should be constructed to meet current 
EPA and Australian standard AS/NZ 1547.Typically dripper lines are no longer than 20-25m for each line. 

• BOD calculations show the capacity of any approved AWTS will meet a single development’s requirements, as 
conveyed in the table in section 3. 

• Edis risk of 4.0 suggests a medium risk to catchment for primary treated effluent. 

• Subsurface irrigation field should be no closer than 3m from any proposed building without approval from consulting 
engineer. Also no closer than 3m from any downslope boundary or 1.5m from an upslope boundary. 

• A disposal field of between 320m² -420m², depending on the number of bedrooms, alternating with a 2-way effluent 
rota valve, or  in 1 combined field. 

• Disposal field to be or marked out to prevent vehicle incursion in wet weather, particularly next to the driveway. 

• No reserve is formally required however there is additional disposal area is near the test area.  

• Treat the soil of the disposal field with gypsum spread over the surface to help attenuate sodicity and treat dispersive 
effects on the soil. The addition of 1 kg/m² of gypsum or lime is required to be added to the soil to help stabilise the 
soil and improve permeability. 

• An upslope spoon drain or berm is required to divert heavy rainfall run-on from the upslope. This is important prevent 
sheet flows from upslope.  

• Sub surface irrigation fields not to be located within 100m+ of any water way (none nearby). A 50% reduction in 
setback for secondary treated effluent not required for this site.  

• There were no water bores noted in or near the test area or property. Should a water bore be installed a 20m setback 
is required from all wastewater systems including on neighbouring properties. 

• Onsite drainage line is not apparent in any way near the LCA test area. A contour survey was conducted to confirm 
no drainage line is apparent, as shown in Appendix A² 

• It is important for all the recommendations to be followed unless otherwise stipulated by Council via their approval. 

Please note: Designs for the construction and installation of effluent disposal systems are given in AS/NZS 1547:2012 and 
VIC EPA 891.4 It is important that any onsite disposal systems be constructed to comply with EPA guidelines with particular 
attention to site drainage, set back distances from water courses, boundaries, swimming pools etc. 

 

Owners Information for system management and maintenance 

 A simple management plan should be created once approval for the development is given with any additional conditions 

set by Council at the time of the septic permit application. Operation of the treatment plant is explained in section 6.  An 

AWTS should be serviced quarterly as indicated by the manufacture. A procedure should be created in times of AWTS 

failure or fault and irrigation field failure or fault. The irrigation field should be inspected quarterly and purged as required 

and filters inspected and cleaned along with the AWTS.  Do not plant any large tree species within a few metres of the 

irrigation field. 
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7.3 Limitations 

The findings contained within this report are the result of discrete/specific sampling methodologies used to meet 
accordance with normal practices and standards, with some variations as indicated in the report.  To the best of our 
knowledge, they represent a reasonable interpretation of the general condition of the site.  Under no circumstances, 
however, can it be considered that these findings represent the actual state of the site at all points.  
 
 
 
 

REFERENCES 

1 Australian/ New Zealand Standard, “AS/NZS 1547:2012. On-site domestic wastewater management”  (2012). 

2 Australian Standard, “AS 1289.0- 1991. Methods of Testing Sites for Engineering Purposes” (1991)’. 

3 Charman, P.E. and Murphy B.W., “Soils – Their Properties and Management, Second Edition” (2000). 

4 EPA Victoria, “Publication 746.1. Land Capability Assessment for Onsite Domestic Wastewater Management” 
(March 2003). 

5 EPA Victoria, “Publication 891.4 Code of Practice –Onsite Wastewater Management” (July 2016). 

 Environment Protection Authority Victoria http://www.epa.vic.gov.au 

6 Lanfax Laboratoires, Armidale NSW www.lanfaxlabs.com.au 

7 Munsell Soil Colour Charts (2009) Revised Edition. 

8 Municipal Association of Victoria, Department of Environment and Sustainability and EPA  Victoria  (2013) 
 Victorian Land Capability Assessment Framework. 

9    National Committee on Soil and Terrain, “Australian Soil and Land Survey field Handbook” Third Ed.      
 (2009) 

10  Rayment and Higgansen, “Australian Laboratories Handbook – Soils and Water Chemical Method” (1992). 

11  Designing and Installing On-Site Wastewater Systems, Sydney Catchment Authority (2012) 

12   Mansfield Domestic Wastewater Management Plan (2022) 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

http://www.epa.vic.gov.au/
http://www.lanfaxlabs.com.au/


 

14 

 
 
 

APPENDIX A¹: Suggested Site Plan showing effluent field  
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APPENDIX A²: Suggested Site Plan showing effluent fields  and contours 



   

 

APPENDIX B:  Rainfall Data Mansfield and Nearest Evaporation Data from Lake Eildon 

  
 

 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



   

 

APPENDIX C¹: Water Balance: 3 Bedroom equivalent, Average daily flow of upto 600L/day with 

secondary treatment and subsurface irrigation 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



   

 

APPENDIX C²: Water Balance: 4 Bedroom equivalent, Average daily flow of upto 750L/day with 

secondary treatment and subsurface irrigation 
  



   

 

APPENDIX C₃: Water Balance: 5 Bedroom equivalent, Average daily flow of upto 900L/day with 

secondary treatment and subsurface irrigation 
 

  



   

 

APPENDIX D: Geovic 3 Map: 76 Kiernans Rd Bonnie Doon and surrounding properties 

 
 



   

 

 

 

  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

View of the current 3 bedroom house on Lot one with modern 
wastewater system and modern septic approval 

View of the suggested drainage line area in centre of lot.  No 
drainage line or depression apparent. 

View west of LCA test area with closest neighbour in the 
background. Very good wind and solar exposure. 

View towards second building envelope on raised land.  To the 
east of LCA test area. 

APPENDIX E: Site Photos Lot 1 

 

View of the northwest drainage line onsite. Defined with 
occasional flow. 

View of a permeameter onsite, vegetation cover around 95% 
with sub-soils dominated by  clay . 



SCALE

LENGTHS ARE IN METRES

 

SIZE
SHEET

SCALE

REFERENCE:

VERSION:

DATE:

N
O

R
T

H

0

A3

F
IL

E
 P

A
T

H
:
$
F
IL

E
L
$

OXLEY CO
SURVEYORS ENGINEERS PLANNERS

DEVELOPMENT CONSULTANTS

45 OVENS STREET, WANGARATTA 3677

(03) 5721 6255 | oxleyco.com.au | admin@oxleyco.com.au

PROPOSED SUBDIVISION SUBJECT LAND:

AREA

CROWN ALLOTMENT   

SECTION

TOWNSHIP

PARISH

PLAN    

TITLE DETAILS                   

EXISTING UNDERGROUND ELECTRICITY CABLE

EXISTING OVERHEAD ELECTRICITY CABLE

CABLE
EXISTING UNDERGROUND TELECOMMUNICATIONS 

ESO1

ZONING

OVERLAY

SITE BOUNDARY - SEE NOTES

NOMINAL DCMB BOUNDARY

NOTATIONS

M
G

A
2
0
2
0

LEGEND

LEGEND | SERVICES

SHEET 1 OF 2 SHEETS

1:2000

20 40 60

S9787

6

08/12/2022

RLZ1

76 KIERNANS ROAD, BONNIE DOON

PROPOSED ACCESS

100m WATERWAY OFFSET

INDICATIVE BUILDING ENVELOPE

PROPOSED POWERLINE EASEMENT 14m WIDE

TO FINAL SURVEY

LOCATION OF TITLE BOUNDARIES IS APPROXIMATE ONLY AND SUBJECT

APPROVAL (AS APPROPRIATE)

THE PROPOSAL SHOWN IS SUBJECT TO COUNCIL & AUTHORITY

FOR ILLUSTRATIVE PURPOSES ONLY

UNDERLYING AERIAL PHOTOGRAPHY LOCATION IS APPROXIMATE AND

FINAL SURVEY

DIMENSIONS AND AREAS ARE APPROXIMATE ONLY AND SUBJECT TO

LOCATION TO BE DETERMINED AT TIME OF SURVEY)

E-1: PROPOSED POWERLINE EASEMENT 14m WIDE.  (EXACT

SEE TITLE FOR BOUNDARY AND EASEMENT DETAILS

13.68ha

115

------

------

DOOLAM

TP554900H

VOL.1923 FOL.435

BORE HOLE

UPSLOPE CUT OFF BERM

SLOPE

TESTING AREA & DISPOSAL ENVELOPE

WATERWAY

(420m² FOR 5 BEDROOM HOUSE)
INDICATIVE EFFLUENT DISPOSAL AREA

MAPPED WATERWAY - (NON-EXISTANT)

599.08

3
0
1
.7

5

307.79

419.44

EX
ISTIN

G
               FEN

C
E

E
X
IS

T
IN

G
               F

E
N

C
E

173.38

1
6
3
.1

1

152.98

391.68

85.91
221.88

(2
0
)

ACCESS
EXISTING

ACCESS
PROPOSED

30

ENVELOPE
BUILDING

INDICATIVE

DISPOSAL
EFFLUENT

INDICATIVE

E-1

HOUSE
EXISTING

K
IER

N
A
N
S      R

O
A
D

GOVT                                       ROAD

#100

#116

#74

#72

1
4

73

3
4
.5

5

9.074ha
2

4.609ha
1

21

46

3
0

100

34

4
8

6
3

46

ENVELOPE
BUILDING

INDICATIVE

6

(10
)

5
5

10
0



SCALE

LENGTHS ARE IN METRES

 

SIZE
SHEET

SCALE

REFERENCE:

VERSION:

DATE:

N
O

R
T

H

0

A3

F
IL

E
 P

A
T

H
:
$
F
IL

E
L
$

OXLEY CO
SURVEYORS ENGINEERS PLANNERS

DEVELOPMENT CONSULTANTS

45 OVENS STREET, WANGARATTA 3677

(03) 5721 6255 | oxleyco.com.au | admin@oxleyco.com.au

SUBJECT LAND:

AREA

CROWN ALLOTMENT   

SECTION

TOWNSHIP

PARISH

PLAN    

TITLE DETAILS                   

ESO1

ZONING

OVERLAY

SITE BOUNDARY - SEE NOTES

NOMINAL DCMB BOUNDARY

NOTATIONS

M
G

A
2
0
2
0

LEGEND

SHEET 2 OF 2 SHEETS

1:2000

20 40 60

S9787

6

08/12/2022

RLZ1

76 KIERNANS ROAD, BONNIE DOON

INDICATIVE BUILDING ENVELOPE

PROPOSED POWERLINE EASEMENT 14m WIDE

TO FINAL SURVEY

LOCATION OF TITLE BOUNDARIES IS APPROXIMATE ONLY AND SUBJECT

APPROVAL (AS APPROPRIATE)

THE PROPOSAL SHOWN IS SUBJECT TO COUNCIL & AUTHORITY

FOR ILLUSTRATIVE PURPOSES ONLY

UNDERLYING AERIAL PHOTOGRAPHY LOCATION IS APPROXIMATE AND

FINAL SURVEY

DIMENSIONS AND AREAS ARE APPROXIMATE ONLY AND SUBJECT TO

LOCATION TO BE DETERMINED AT TIME OF SURVEY)

E-1: PROPOSED POWERLINE EASEMENT 14m WIDE.  (EXACT

SEE TITLE FOR BOUNDARY AND EASEMENT DETAILS

13.68ha

115

------

------

DOOLAM

TP554900H

VOL.1923 FOL.435

TESTING AREA & DISPOSAL ENVELOPE

(420m² FOR 5 BEDROOM HOUSE)
INDICATIVE EFFLUENT DISPOSAL AREA

PROPOSED SUBDIVISION - CONTOURS

144 MAJOR CONTOUR

MINOR CONTOUR144

3
0
0

3
0
0

3
0
0

3
0
2

302

3
0
2

3
0
2

304

304

3
0
4

3
0
6

3
0
6

3
0
8

308

3
1
0

3
1
0

3
1
2

3
1
2

3
1
4

599.08

3
0
1
.7

5

307.79

419.44

173.38

1
6
3
.1

1

152.98

391.68

85.91
221.88

(2
0
)

ENVELOPE
BUILDING

INDICATIVE

DISPOSAL
EFFLUENT

INDICATIVE

E-1

HOUSE
EXISTING

K
IER

N
A
N
S      R

O
A
D

GOVT                                       ROAD

#100

#116

#74

#72

1
4

73

3
4
.5

5

9.074ha
2

4.609ha
1

3
0

ENVELOPE
BUILDING

INDICATIVE


	Button 4: 
	Group1: Title
	Button17: 
	Group4: Yes
	If the application falls into one of the classes listed under Clause 92 or the schedule to Clause 94: 
	If Yes with whom: 
	Date: 
	Unit No: 
	St No: 79
	St Name: KIERNANS ROAD 
	SuburbLocality: BONNIE DOON
	Postcode: 3720
	Lot No: 
	No_3: 554900H
	Crown Allotment No: 115
	Section No: 
	ParishTownship Name: DOOLAM
	Previous Page: 
	Page 2: 
	Page 31: 
	Page 42: 
	Page 53: 

	Button 2: 
	Page 2: 
	Page 31: 
	Page 42: 
	Page 53: 

	undefined_5: TWO LOT SUBDIVISION
	Cost: 0
	dwellings medical centre with two: SINGLE DWELLING 
	Title: 
	First Name: KRISTIE & MICHAEL 
	Surname: VISSER
	Organisation if applicable:  
	Unit No_2: 
	St No_2: 79
	St Name_2: KIERNANS ROAD
	SuburbLocality_2: BONNIE DOON
	State: VIC
	Postcode_2: 3720
	Business phone: 
	Email: jbaldry@oxleyco.com.au
	Mobile phone: 0428 222 400
	Fax: 
	Check Box5: Off
	Title_2: 
	First Name_2: JENNIE
	Surname_2: BALDRY
	Organisation if applicable_2: OXLEY + CO
	Unit No_3: 
	St No_3: 45
	St Name_3: OVENS STREET
	SuburbLocality_3: WANGARATTA
	State_2: VIC
	Postcode_3: 3677
	Check Box6: Off
	Title_3: 
	First Name_3: KRISTIE & MICHAEL
	Surname_3: VISSER
	Organisation if applicable_3: 
	Unit No_4: 
	St No_4: 76
	St Name_4: KIERNANS ROAD
	SuburbLocality_4: BONNIE DOON
	State_3: VIC
	Postcode_4: 3720
	Owners Signature Optional: 
	Date_2: 13/12/2022
	Signature: 
	Date_3: 13/12/2022
	Check Box7: Yes
	Check Box8: Off
	Check Box9: Yes
	Check Box10: Yes
	Check Box11: Yes
	Check Box12: Yes
	Check Box13: Yes
	Check Box14: Off
	Check Box15: Off
	Check Box16: Yes
	Previous Page 2: 
	Button 16: 
	Previous Page 1: 


