
 
Form 2 

NOTICE OF AN APPLICATION FOR PLANNING PERMIT 
 

The land affected by the 
application is located at: 

310 Lake Victoria Road EAGLE POINT  VIC  3878  

Lot: 2 PS: 636920 

The application is for a 
permit to: 

Buildings and works for a replacement dwelling 

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

Planning Scheme Clause Matter for which a permit is required 

35.07-4 (FZ)  Construct or carry out a building or works for use of 
a SECTION 2 USE  

The applicant for the 
permit is: 

Crowther & Sadler Pty Ltd 

The application reference 
number is: 

5.2026.115.1 

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

 
The Responsible Authority will not 
decide on the application before: 
 

 
Subject to the applicant giving notice 
 

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

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

From: Snapforms Notifications <no-reply@snapforms.com.au>
Sent: Tuesday, 28 April 2026 10:45 AM
To: Planning Unit Administration
Subject: Planning Permit application
Attachments: LCA.pdf; 21486 CoT Vol_11352_Fol_091.pdf; 11168buildenv.pdf; 21486 Report.pdf; 

Woolven & Fraser Plans (amended 8.4.26).pdf; Planning_Permit_Application_
2026-04-28T10-45-14_33234604_0.pdf

Planning Permit Application 

A "Planning Permit Application" has been submitted via the East Gippsland Shire Council website, 
the details of this submission are shown below: 

Applicant name: Crowther & Sadler Pty Ltd 

Business trading name: Crowther & Sadler Pty Ltd 

Email address: contact@crowthersadler.com.au 

Postal address : PO Box 722 Bairnsdale 3875 

Preferred phone number: 51 52 5011 

Street number: 310 

Street name: Lake Victoria Road 

Town: Eagle Point 

Post code: 3878 

Is there any encumbrance on the Title such as a restrictive covenant, section 173 agreement or 
other obligation such as an easement or building envelope?: Yes 

Will the proposal result in a breach of a registered covenant restriction or agreement?: No 

Existing conditions : Dwelling 

Description of proposal : Development of a Dwelling (Replacement Dwelling) 

Estimated cost of development: 600000 

Has there been a pre-application meeting: No 

ExtraFile: 2 

Invoice Payer: Crowther & Sadler Pty Ltd 

Address for Invoice: PO Box 722 Bairnsdale 3875 
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1. Introduction 
 
This Planning Report is prepared in support of the proposed development of a 
dwelling (replacement dwelling) at 310 Lake Victoria Road, Eagle Point.  The 
Report addresses the provisions of the Farming Zone 1 as contained within the 
East Gippsland Planning Scheme. 
 

 
Aerial image of the subject land and immediate surrounds (Source: Google Earth) 

 
 
  

Subject 
land 
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2. Subject Land & Surrounding Context 
 
Formally known as Lot 2 on PS636920 or otherwise known as 310 Lake Victoria 
Road, Eagle Point the subject land is a small parcel of rural land of 1.26 hectares. 
 
The land is developed with a shed is on the west area of the property.  The shed 
currently contains a modest dwelling at the southern end of the building. The 
existing building is accessed by a gravel driveway from Lake Victoria Road.  
 
The use and development of a dwelling on the subject land was approved in 2019 
under Planning Permit 5.2019.5.2.  The approved development included the 
existing shed and a separate detached dwelling to be constructed in the south-
west corner of the property however the previous landowner only built the shed. 
The current landowner converted the southern part of the shed into a dwelling 
with the approval of amended plans under Planning Permit 5.2019.5.2.    
 
The current owner has always intended to construct a separate detached dwelling 
but could not afford to do so initially.  The location for the dwelling now proposed 
is consistent with the original approval. 
 

 
Image of the shed on the subject land partly used as a dwelling 

 

 
View south-west of proposed dwelling location 
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The subject land is contained within the Farming Zone with parts of the property 
also within the Environmental Significance Overlay (ESO1-43), Vegetation 
Protection Overlay (VPO1) and Bushfire Management Overlay.  The proposed 
dwelling will be constructed in the south-west corner of the property.  The various 
Overlays do not cover the south-west corner of the property where the proposed 
dwelling is to be constructed. 
 

 
Aerial image of subject land with planning scheme Overlays 

 
Located to the south of Eagle Point and west of Newlands Arm the site is located 
within a rural living environment, with many properties developed with dwellings 
and associated shedding.  
 

 
Aerial image of subject land and nearby established residential properties 
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3. The Application & Proposal 
 
The application seeks approval for the development of a new detached dwelling. 
The proposed dwelling will replace the existing dwelling previously established in 
the shed. 

The proposed dwelling is to be sited within the south-western part of the property. 
The dwelling will be setback from the southern boundary by 14.0 metres and 16.0 
metres from the western boundary. 

A separate garage is proposed to be located 5.0 metres from the western 
boundary and 5.0 metres from the southern boundary.  

 
 

 
Extract of the site plan (Source: Harkaway Homes) 

 

The proposed dwelling will comprise of a master bedroom, two further bedrooms, 
lounge room, bathroom, laundry, study and open plan meals/living and kitchen 
area, with verandahs surrounding the proposed building.   
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Extract of the proposed floor plan (Source: Harkaway Homes) 

 

The proposed dwelling will be constructed from Weathertex Shadowood 
weatherboard cladding with corrugated galvanized iron roof. The overall height 
of the building varies between 6.07 metres and 6.92 metres.  

 
Proposed south elevation (Source: Harkaway Homes) 

A standalone garage of 8.0 metres by 8.0 metres equating to a floor area of 64 
square metres is proposed. The garage will be constructed in the same materials 
as the replacement dwelling and will have an overall height of 5.26 metres.  
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Proposed east elevation of the proposed garage (Source: Harkaway Homes) 

 

The site is subject to a building envelope enshrined within Section 173 agreement 
AE639373P. The building envelope requires any buildings to be setback 40.0 
metres from Lake Victoria Road and 5.0 metres from all other boundaries. The 
proposed dwelling complies with the building envelope.  

It is expected a permit would include a condition requiring the existing dwelling 
within the shed to be decommissioned within a reasonable time after the 
proposed dwelling is completed. 

Planning approval is required pursuant to the following Clause of the East 
Gippsland Planning Scheme: 

Planning Scheme Clause Matter for which a Permit is required 

35.07-4 Farming Zone 1 

 
Buildings and works associated with a 

Section 2 use 
 

 
The application is not required to be referred pursuant to section 55 of the 
Planning and Environment Act 1987.  
 
Although parts of the subject land are contained within the Bushfire Management 
Overlay, Environmental Significance Overlay and Vegetation Protection Overlay 
the proposed development is located outside of the overlays negating the need 
to obtain approval under the overlay provisions.  
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4. Cultural Heritage 
 
Pursuant to Regulation 7 of the Aboriginal Heritage Regulations 2018, a Cultural 
Heritage Management Plan (CHMP) is required under the Aboriginal Heritage Act 
2006 for an activity if: 

(a) All or part of the activity area for the activity is in an area of cultural 
heritage sensitivity; and 

(b) All or part of the activity is a high impact activity. 
 

 
Extract from cultural heritage sensitivity mapping, with sensitive areas  

shown in dark green (Source: VicPlan) 

 
The subject land is partly contained within an area of cultural heritage sensitivity 
however the construction of one or two dwellings on a lot is an exempt activity.  
As such, a CHMP is not required for the proposed development. 
 
 
 
 
  

Subject 
land 
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5. Planning Policy 
 
5.1 Planning Policy Framework 
 
In accordance with Clause 14.01-1L-03 Rural dwellings the proposed dwelling 
does not adjoin Crown land requiring a fire protection zone, it has been 
demonstrated that the existing septic tank system (with some augmentation), will 
have no detrimental impact on the environment, it will be the only dwelling on the 
land, legal road access is provided and located close to coastal towns the 
dwelling will not place unreasonable demands on services.  
 
The proposed development will be sympathetic with the rural character of the 
area. Setback well within the subject land the visual appearance of the building 
will be minimised, single storey height and the built form will reflect the housing 
designs within the immediate area by incorporating common elements including 
pitched roofing, veradahs and larger window openings as sought within Clause 
15.01-6S Design for rural areas.  
 
5.2 Municipal Planning Strategy 
 
Clause 02.03-2 Environmental and landscape values – Significant environments 
and landscape, seeks to protect the scenic value of coastal/lakes areas. The 
proposed dwelling will be well setback from the Lake edge and is significantly 
setback from Lake Victoria Road reducing the visual prominence of the building.  
 
The subject land is well setback from the Lake foreshore and is an elevated 
property which would be unlikely to be impacted by sea level rise. The dwelling 
will be constructed outside the Bushfire Management Overlay reducing the 
potential impacts from a bushfire event as sought within Clause 02.03-3 
Environmental risks and amenity.  
 
The dwelling will be reliant on onsite wastewater disposal, and it has been 
demonstrated with some augmentation of the current septic system that 
wastewater can be effectively managed on the property without impacts to the 
local environment and water quality of the area as required by Clause 02.03-4 
Natural resource management.  
 
The character of the area sees rural residential development throughout the 
precinct generally with single storey built form within garden settings. The 
proposed dwelling will positively address the character of the area introducing 
common building elements such as a pitched roof, verandahs and larger windows 
as found in the precinct. The building design provides for northern facing living 
areas and double glazed windows allowing for an energy efficient dwelling as 
encouraged by Clause 02.03-5 Built environment and heritage.   
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6. Planning Elements 
 
6.1 Farming Zone 1 
 
The subject land is contained within the Farming Zone 1 in accordance with the 
East Gippsland Planning Scheme.  
 

 
Planning scheme zone mapping (Source: VicPlan) 

 
The land is already used for the purposes of a dwelling nevertheless the land is 
accessed via an all-weather road with dimensions adequate to accommodate 
emergency vehicles. Wastewater will be treated and retained within the lot in 
accordance with the EPA Regulations the dwelling will be connected to a 
reticulated potable water supply and reticulated electricity supply.   
 
  

Subject 
land 
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Decision Guidelines 
 
The proposed development of a dwelling meets the relevant decision guidelines: 

• The proposed dwelling is consistent with the Planning Policy Framework 
and Municipal Planning Strategy. 

• No native vegetation will be removed to facilitate the development of the 
dwelling respecting the themes contained within the East Gippsland 
Regional Catchment Strategy.  

• The submitted Site Assessment for Wastewater Disposal demonstrates 
that the existing septic system (with augmentation) is capable of treating 
wastewater on the subject land.  

• The proposed dwelling development is compatible with the adjoining low 
density residential and rural living housing within the locality.  

• Being a replacement dwelling it will not result in the loss or fragmentation 
of productive agricultural land. 

• There are no identifiable agricultural activities being undertaken on 
adjoining or nearby land.  The dwelling will not adversely affect the 
operation or expansion of agricultural activities nearby. 

• Development of the proposed dwelling will not result in an increase to the 
number of dwellings in the area and therefore will not impact the use of 
any nearby agricultural land. 

• There are no wind energy facilities or extractive industry operations within 
4 kilometres of the subject land. 

• The dwellings single storey height, design, muted colours and setback 
from Lake Victoria Road allows the building to blend in with the rural and 
natural landscape of the area.  

 
7. Conclusion 
 
The proposed development of a dwelling (replacement dwelling) at 310 Lake 
Victoria Road, Eagle Point is considered to accord with all relevant provisions of 
the Farming Zone 1 of the East Gippsland Planning Scheme. The proposal is 
consistent with the Planning Policy Framework and Municipal Planning Strategy 
and has been designed to complement the rural character of the area.  
 
For these reasons we respectfully request that Council consider the merits of the 
application favourably and resolve to issue a Planning Permit. 
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Site Assessment for Wastewater Disposal 
for a new residence at 

No. 310 Lake Victoria Road - Eagle Point 
 
INTRODUCTION 
 
The property owners intend to carry out the construction of a new residence at No. 310 Lake 
Victoria Road, in the Eagle Point area.  Reticulated Sewerage is not available to this allotment, 
so on-site disposal of wastewater is required for the new residence.  An existing septic tank 
system (to which wastewater fixtures from a shed are connected) can continue to be used, but 
the installation of additional sub-soil absorption trenches will be needed to safely dispose of all 
wastewater from the extended residence. 
 
SITE CONDITIONS 
 
The rectangular shaped lot is located on the west side of Lake Victoria Road about 0.2 km 
north of the Kyra Court intersection.  The land is within the Farming Zone (LDRZ) of the East 
Gippsland planning scheme.  The lot is 1.269 hectares in area and has an abuttal of about 94 
metres to Lake Victoria Road and a maximum depth of 135 metres.  A HV electricity line 
passes through the middle of the lot to the north. 
 
The building site containing an existing steel framed shed is located within the west (rear) part 
of the lot.  The shed has a setback of about 112 metres from Lake Victoria Road and about 10 
metres from the north boundary.  The proposed residence is still to be finalised, but will be 
situated towards the south west part of the lot with a setback of about 15 metres from each 
boundary. 
 
The land slopes generally towards the north east and then towards a minor drainage line that 
extends through adjacent properties to Forge Creek.  The lot is fenced into several small 
paddocks that are being grazed by a few sheep.  A formed and gravelled driveway provides 
vehicular access past the proposed house site to the front of the existing shed.  The natural 
soils encountered within the general area of the new residence consist of grey/brown sandy 
loam topsoil and grey to light grey fine silty sand to a depth of at least 800 mm, overlaying grey 
or orange clayey sands at greater depth. 
 
The building works being undertaken include the construction of the new four bedroom 
residence, together with a fit-out within the south end of the shed that will be used for temporary 
accommodation whilst the building works for the new residence are being undertaken. 
 
EXISTING WASTEWATER SYSTEM 
 
An existing wastewater system has been installed to cater for wastewater fixtures within the 
shed.  This system comprises of a septic tank located up the slope to the south of the shed, to 
which wastewater from the bathroom and kitchen within the shed is pumped, using a macerator 
type pump.  Two subsoil absorption trenches have been installed to dispose of primary treated 
wastewater from the septic tank, which extend towards the south east within a small paddock to 
the east of the driveway. 
 
The area is elevated and slopes uniformly to the north east at about 6% grade.  The existing 
3200 litre capacity precast concrete septic tank is accessible, and the distribution pit at the start 
of each wastewater trench has been located and inspected.  The location of the existing 
wastewater trenches is obvious due to grass growth along the full length of the higher trench.  
The trench dimensions are each 24 metres long and 600 - 700 mm in width, and confirmed by 
digging and probing. 
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SITE INVESTIGATION 
 
The existing pumped sewerage system is perfectly adequate for the fit-out of the shed to 
enable it to be used as temporary accommodation.  The existing septic tank is suitably located 
and adequately sized (being 3200 litre capacity) to cater for all the wastewater fixtures from the 
proposed four bedroom residence. 
 
The area (containing the two existing trenches) within the small paddock to the east of the 
driveway is well suited for on-site disposal of primary treated wastewater from the existing 
septic tank.  This area has been further investigated. 
 
DRAINAGE 
 
The existing/proposed wastewater disposal area is elevated and evenly graded, and is 
adequately drained due to the landform, being linear divergent.  The proposed LAA is well clear 
of the drainage line that crosses the adjacent property to the north, and not directly within its 
catchment area due to the landform.  The existing driveway has been graded to redirect surface 
runoff to the east and away from the wastewater trenches.  The average annual rainfall for the 
site is 760 mm. 
 
SITE ASSESSMENT 
 
A site specific assessment has been carried out for the proposed new residence and including 
the fixtures within the shed.  Several boreholes have been excavated to determine the soil 
profile and to assist in the soil classification.  The soils excavated were damp throughout. 
 
A Design Wastewater Loading Rate has been estimated, based on a visual assessment of the 
soil profile, and reference to Table 4.2A1 of AS1547 – On site Domestic Wastewater 
Management. The underlying soils encountered have been classified as Category 3 Loams, 
moderately structured and moderately well drained; with a Ksat (indicative permeability) of 1.5 – 
3.0 m/day.  A conservative Design Loading Rate of 15 mm/day has been adopted for 
wastewater absorption disposal trenches. 
 
WASTEWATER ASSESSMENT 
 
The assessment is based on a design wastewater volume of 150 litres/person/day, in 
accordance with Table 4.1 - EPA Code 891.4 (Household with standard water saving fixtures – 
a reliable rainwater tank water supply is available to the site).  The proponent has advised that 
the proposed residence will contain four bedrooms, kitchen, living areas, laundry, bathrooms 
and toilets, with usual water saving plumbing fixtures. 
 
The basic facilities within the shed will allow for two people, and generate a maximum 
wastewater loading of 200 litres/day.  It is anticipated that the shed will be just occasionally 
used following the completion of the new residence. 
 
The wastewater allowance for the new residence is 750 litres/day, while the wastewater 
allowance for occasional use of the shed (following the completion of the new residence) is 100 
litres/day.  The total length of 700 mm wide absorption trench required is 81 metres. 
 
It is considered that the existing trenches are capable of safely disposing a wastewater loading 
of up to 400 litres/day.  The site assessment indicates that the installation of an additional 48 
lineal metres of wastewater trench is necessary so that the system will continue to effectively 
and safely dispose of domestic wastewater from the temporary accommodation as well as the 
new residence well into the future. 
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CONCLUSION 
 
Site analysis and soil sampling have indicated that the site is suitable for disposal of domestic 
wastewater by subsoil absorption trenches.  The existing system, being a septic tank and two 
subsoil absorption trenches is working effectively, but will not have sufficient capacity for the 
overall development (including the new residence). 
 
The installation of an additional 48 lineal metres of trench is recommended.  The existing trench 
layout is detailed in the site plan, but two additional trenches will need to be installed within the 
existing small paddock. 
 
CONSTRUCTION DETAILS 

Existing and Proposed Wastewater Plumbing 

The wastewater plumbing from the existing shed has not been inspected, but it appears that all 
wastewater is being transferred to the existing septic tank by the macerator pump in this 
instance. 

Existing Septic Tank 

The existing septic tank has been sighted, and is of the precast reinforced concrete type and 
3200 litres capacity, installed with reasonable earth cover.  It is recommended that the 
wastewater plumber be engaged to inspect the tank to confirm that it has been manufactured in 
accordance with the Australian Standard AS 1546-Small Septic Tanks, with a capacity of 3200 
litres, and that it has been correctly installed.  The existing septic tank must be maintained in 
accordance with EPA Certificate of Approval CA 1.1/03.  The existing tank may need to be de-
sludged, but this should be confirmed in a report by the plumber. 

Subsoil Absorption Trenches 

Computations in accordance with the Australian Standard AS1547 show that the existing 
trenches (in their current good condition) have a wastewater disposal capacity of approximately 
400 litres/day, and that an additional length of 48 lineal metres of 700 mm wide absorption 
trench will need to be installed to safely dispose of all wastewater from the new residence. 
 
The construction of the new trenches must be carried out in accordance with EPA Certificate of 
Approval CA 1.2/03.  The wastewater site is evenly sloping to the north east, but the layout and 
levels of the system should be carefully planned by the plumber to ensure that the new 
trenches are installed at a nominal depth of 450 - 500 mm, and backfilled with 150 mm nominal 
depth of selected topsoil.  Subsoil excavated from the wastewater trenches must not be 
disposed of by spreading over the wastewater disposal area. 
 
The existing distribution pits will need to be inspected and repaired by the plumber, including 
the mortaring up of the pipes into each pit.  The weir within each of the distribution pits may 
need to be adjusted to ensure that each trench is being fully utilised, and that wastewater is 
being evenly distributed. 
 
Stormwater flows from the proposed building works and any water tanks must continue to be 
discharged at a point well clear of the wastewater disposal site.  The runoff from driveways and 
surfaced areas must be directed away from the area. 
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