
Notice of Application for a  
Planning Permit 
 
 
 
 

The land affected by the application is 
located at: 

L2 PS635148 V11191 F394 

14 Doran Road, Bunyip VIC 3815 

The application is for a permit to:  Subdivision of Land into Three (3) Lots, Creation of Restrictions and Removal 
of Vegetation 

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

32.03-3 Subdivide land  

42.03-2 Remove, destroy or lop vegetation 

43.02-3 Subdivide land  

52.02 To proceed under Section 23 of the Subdivision Act 1988 to create a restriction  

APPLICATION DETAILS 

The applicant for the permit is: Ms Julie Bowyer Nobelius Land Surveyoers    

Application number: T250376 

You may look at the application and any documents that support the application at the 
office of the Responsible Authority: 

Cardinia Shire Council, 20 Siding Avenue, Officer 3809.  

This can be done during office hours and is free of charge. 

Documents can also be viewed on Council’s website at 
cardinia.vic.gov.au/advertisedplans or by scanning the QR code.  

 

HOW CAN I MAKE A SUBMISSION?  

This application has not been decided.  You can still make a submission 
before a decision has been made.  The Responsible Authority will not decide 
on the application before: 

19 September 2025 

WHAT ARE MY OPTIONS? 

Any person who may be affected by 
the granting of the permit may 
object or make other submissions 
to the responsible authority. 

If you object, the Responsible 
Authority will notify you of the 
decision when it is issued. 

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.  

 

 

https://www.cardinia.vic.gov.au/advertisedplans








 

 

 

 

Declaration 

I declare that all the information in this application is true and correct and the owner (if not myself) has been 

advised of the planning permit application. 

Print name: Julie Bowyer 

Signature:   

 

 

 

Fees 

Amendment in accordance with Section 50 or 50A Nil 

Amendment pursuant to Section 57A 40% of the fee applicable to the original permit 

class plus the difference in fees if the amendment 

changes the class of permit to that with a higher 

application fee.  

Lodgement of application 
Your application can then be sent via email, mail or submitted in person at Council’s Civic Centre. 

Assistance 
If any assistance in completing this form is required, we recommend you contact Council’s Statutory 

Planning Unit on 1300 787 624 before lodging an application. Insufficient or unclear information 

may delay the processing of your application.  

  

 

 

Note: Any material submitted with this application, including plans and personal information, will be 

made available for public viewing, including electronically, and copies may be made for interested 

parties for the purpose of enabling consideration and review as part of a planning process under the 

Planning and Environment Act 1987.  

 

 

 

 

  
Cardinia Shire Council 

Civic Centre 

20 Siding Avenue, Officer 

 

PO Box 7 

Pakenham 3810 (DX 81006 Pakenham) 

 

Phone: 1300 787 624  

Email: mail@cardinia.vic.gov.au 
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Response:  The Planning fees amounting to $2,812.90 have been paid for application T250376, 

including the additional fee that covers the class 21 application for the creation of 

a restriction. No additional fees are required. 

 

 

INFORMATION REQUIRED AS PART OF THE APPLICATION 

2. A revised ‘application for a planning permit’ form OR ‘Section 50 Amendment’ form, with the 
cost of development (works; vegetation removal) clearly stated.  

Response:  A Section 50 is provided that confirms the Cost of Works (employed to determine 

the Council fees for the application) equate to less than $100,000 and include the 

costs associated with the provision of infrastructure and service delivery, tree 

removal and the provision of access to the two additional lots. 

The Section 50 also formalises the change to the Preamble to recognise the addition 

of the creation of a restriction. The Preamble should read “Subdivision of the land 

into Three (3) lots; Removal of vegetation: and Creation of Restriction”. 

*Please note: The Town Planning report has been updated to respond to the 

requirements of clause 52.02 Easements, Restrictions and Reserves.  

 

 

INFORMATION REQUIRED IN RELATION TO THE SITE PLAN 

3. Fully dimensioned plans drawn to a stated scale and a minimum of A3 in size, generally in 
accordance with the plans submitted with the application, but amended to show: 
a. The minimum distance of the proposed crossovers for Lots 2-3 to the adjacent power poles 

clearly dimensioned, having regard to preliminary assessment comments (below). 
b. The setback (from the proposed southern Lot 1 boundary) of the existing shed in the south-

east corner of proposed Lot 1 clearly dimensioned. 
Note: It is encouraged to show these features on separate (inset) plans (i.e. a lesser scale) for 
ease of reading.  

Response:  The Development Plan (Ver 3) shows the following revisions: 

a. The minimum distance measured from the southern edge of the driveway 

crossover for Lot 2 to the existing power pole is 2.5 metres and is shown on 

Development Plan (Ver3). An extract from the plan is provided below left. 

The minimum distance measured from the southern edge of the driveway 

crossover for Lot 3 to the existing power pole is 1 metre. An extract from 

the plan is provided below right. 

  
 

b. The setback of the proposed southern boundary for lot 1 from the existing 

shed in the southeast corner of the proposed Lot 1 measures 0.1m in the 



southwestern corner and 0.5m from the southeastern corner, as per the 

zoomed extract below. The shed to the east has a minimum setback from 

the new boundary of 0.8m. 

 
 

*Please note: These details are easily visible on the Development Plan (Ver 3) when 

zoomed in. 

 

PRELIMINARY ASSESSMENT COMMENTS 

APPLICATION FEES AND PERMIT REQUIREMENTS  

Council notes the application seeks permission (under the Vegetation Protection Overlay) for 
removal of vegetation. A separate application fee (Class 11-16) applies for this component of the 
proposal, dependent on the cost of the works (vegetation removal). This information has not been 
provided with the application and is required as above.  
 
Given the scale of the proposed works, Council has assumed the cost of development to be less 
than $100,000. If this is incorrect, please advise as soon as possible so as to allow the correct 
application fee to be applied. 
 
Similarly, it is understood the application proposes to create restrictions (building and waste 
envelopes) on titles of the proposed lots, under section 23 of the Subdivision Act 1988. Pursuant to 
Clause 52.02 (Easements, Restrictions and Reserves) a permit is required before a person proceeds 
under Section 23 of the Subdivision Act 1988 to create a restriction. 
 
In addition to the above comments, the application should be amended under Section 50 of the Act 
to clearly seek permission under this provision.  

Response:  As per above, a Section 50 has been provided that confirms the costs associated with 

the provision of infrastructure and works, access and removal of vegetation, and 

provides the basis for the class 11 planning fees and the addition of the class 21 

planning fee associated with creating a restriction. The addition of the permit trigger 

under Clause 52.02 has also been responded to in the revised Town Planning report. 

 

STORMWATER 

Council notes the stormwater management strategy submitted with the application proposes the 
installation of 10,000 litre rainwater tanks to service dwellings on the proposed lots. If a permit is 



issued for the subdivision, these tanks will be required to be installed and commissioned prior to 
issue of a statement of compliance. 
 
If provision of these tanks sought to be deferred (i.e. until a dwelling is constructed on the lots), a 
Section 173 Agreement (relating to provision of these tanks) may be required by conditions of any 
permit issued.  
As such, it is strongly encouraged to provide a written response to this comment.  

Response:  As per the revised response to stormwater provisions on pages 13-14 in the Town 

Planning report (V2); Water tanks (10,000Ltr) are proposed for incorporation into 

the development of future dwellings (STORM calculator, page 12: 2025) to offset 

load to the stormwater infrastructure, and to contribute to WSUD. The provision of 

water tanks for Lots 2 and 3 should be implemented through agreements on the title 

that require water tanks to be provided at the time of development (deferred from 

subdivision) to allow future landowners to determine their location in context with 

any future dwelling designs and siting. The provision of a water tank for Lot 1 

(existing dwelling) can be conditioned should a permit be issued. 

The Stormwater Drainage Strategy Plan contained in figure 6 in the stormwater 

strategy report represents “the initial drainage strategy” and illustrates that the 

proposed lots can certainly accommodate stormwater provisions within each lot. 

*Please note: The proposal has been revised, and formalised via the provision of a 

Section 50 form, to include the creation of a restriction that will cover the provision 

of a S173 agreement, or restriction on title that will ensure water tanks are provided 

at the time of development. 

 

REPLACEMENT PLANTING 

Council will require replacement planting on site by conditions of a permit, should one be issued. 
Given this (as well as the objectives of the Design and Development Overlay- Schedule 1 and Bunyip 
Township Strategy) it is encouraged to consider submitting a landscape plan in response to this 
letter. This plan should show the planting of replacement indigenous species, ideally along the 
eastern boundaries of Lots 2-3.  
  

Response:  Given the proposed lots have a minimum area of 4,001m2 (lot 3) and are subject to 

the Low Density Residential Zone – Schedule 2, they are considered to have ample 

area to accommodate planting and landscaping adjacent to boundaries, as per the 

decision guidelines of the DDO1 and Bunyip Township Strategy.  The revised 

Development Plan (Ver 3) shows indicative landscaping strips adjacent to the 

eastern boundaries of Lots 2 and 3, and the southern and northern boundaries of 

Lot 2 to provide visual screening from existing development to the east and support 

replanting to ensure the treed character of Bunyip is maintained. These landscaping 

strips will be planted with indigenous species, as annotated on the Development 

Plan (Ver 3). 

 

 

SITE ACCESS – LOTS 2-3 

Council has concerns regarding the proximity of the proposed Lot 2-3 crossovers with existing 
electricity supply poles within the Doran Road reserve. The information (dimensioned setbacks) will 
provide further clarity regarding this, however it is encouraged to indicatively show the entirety of 
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1. PRELIMINARY  

ADDRESS Lot 2 PS635148, 14 Doran Road, Bunyip 3815 

RESPONSIBLE AUTHORITY  Cardinia Shire Council   

ZONE  Low Density Residential Zone- Schedule 2 

OVERLAY  Design and Development Overlay- Schedule 1  
Vegetation Protection Overlay - Schedule 1  

BUSHFIRE PRONE AREA   Yes (Partial) 

CULTURAL HERITAGE  Not applicable  

EASEMENTS, RESTRICTIONS, 
ENCUMBRANCES 

Agreement Section 173, AH045495J (18/02/2010) is registered to 
the Title. 
Agreement Section 173, AH045496G (10/02/2010) is registered to 
the Title. 
 
An E1 easement for the purpose of Drainage and Sewerage aligns 
with the western boundary and an E2 easement for the purpose of 
Drainage aligns with the northern boundary. 

PROPOSAL  The subdivision of the land into three (3) lots and the removal of 
Native Vegetation.  

PERMIT TRIGGERS  • Pursuant to clause 32.03-3 of the LDRZ a permit is required to 

subdivide the land. 

• Pursuant to clause 43.02-3 of the DDO a permit is required to 

subdivide the land.  

• Pursuant to clause 42.02-2 of the VPO a permit is required to 

remove any vegetation specified in a schedule to this overlay.  

• Pursuant to clause 52.02 a permit is required before a person 

proceeds under Section 23 of the Subdivision Act 1988 to create 

a restriction. 

RELEVANT PLANNING 
CONTROLS AND 
INCORPORATED 
DOCUMENTS 

Clause 11 Settlement 

Clause 13 Environmental Risks & Amenity  

Clause 15 Built Environment & Heritage  

Clause 16 Housing  

Clause 19 Infrastructure  

Clause 32.03 Low Density Residential Zone  

Clause 42.02 Vegetation Protection Overlay 

Clause 43.02 Design and Development Overlay 

Clause 52.17 Native Vegetation  

Clause 56 Residential Subdivision  

Clause 65.02 Approval of an application to subdivide land  

Clause 71.03 Integrated decision making 

Bunyip Township Strategy (2009) 

SUBMITTED DOCUMENTS  • Plan of Survey – Nobelius Land Surveyors 

• Arborist Assessments - ArbKey 

• Copy of Title & Title Plan and registered Agreements. 

• Stormwater Strategy – NFK Civil 

• Land Capability Assessment – Soil Test Express 

NLS QUALITY SYSTEM AUTHOR DATE ISSUED CHECKED BY REVISION 

JB 20/6/2025 HS 2 
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2. INTRODUCTION 

This town planning report has been prepared by Nobelius Land Surveyors on behalf of the landowner 
and is submitted to Cardinia Shire Council to support an application for the subdivision of the land into 
three (3) lots, the removal of vegetation and the creation of a restriction (to formalise the building 
and waste envelopes).  
 
The subject site is located in a low-density residential area of Bunyip designated for the development 
of future residential lots. The land is able to connect to services (except Sewerage) and provides an 
excellent opportunity to provide residential land in a township experiencing sustained growth.  
 
The purpose of this report is to assess the proposed staged subdivision of the land which will ultimately 
yield three (3) lots against the relevant provisions of the Cardinia Planning Scheme, the Bunyip 
Township Strategy and local and state planning policies. The proposed subdivision has undergone an 
extensive design process and is informed by a suit of technical assessment to ensure that the proposal 
is responsive to key site constraints and considerations, such as overland flows and vegetation. The 
site presents an excellent strategic location for further residential allotments and the proposal 
responds to and integrates with surrounding residential developments along Doran Road.   
 
This report aims to demonstrate that the proposal is: 
 

• Consistent with the State and Local Planning Policy framework;  

• Consistent with the requirements of the Cardinia Planning Scheme;  

• Consistent with the Bunyip Township Strategy (21 September 2009);  

• Consistent with the requirements of Clauses 56; and 

• Will satisfactorily integrate with surrounding lot sizes and land uses. 
 
The proposal is entirely appropriate to be granted a planning permit and receive Council’s full support 
on the basis that the proposal supports Cardinia’s vision for future residential development on the 
two sites and is appropriate for the locality.   
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
The report is copyright of Nobelius Land Surveyors. The intellectual property contained in this document remains the property of Nobelius Land Surveyors or 
is used with permission of the owner. No intellectual property transfers. This report has been prepared on behalf or and for the exclusive use of Nobelius 
Land Surveyors Town Planning clients. The report relies on information provided by the client, engaged consultants and searches of registers. Nobelius Land 
Surveyors employs reliable sources though we give no warranty – express or implied – as to accuracy, completeness. Nobelius Land Surveyors, it’s directors, 
principals or employees be liable to the recipient, the client or any third party for any decisions made or actions taken in reliance on this report (or any 
information in or referred to in it) or for any consequential loss, special or similar damages, even if advised of the possibility of such damages.  
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3. SUBJECT SITE AND SURROUNDING LOCALITY 

SITE ANALYSIS 

The land is formally described as Lot 2 on Plan of Subdivision PS635148A, 14 Doran Road, Bunyip, 

contained within Volume 11191 Folio 394. The land is a large irregular shaped allotment, with a 

frontage to Doran Road to the east. The site addresses Doran Road to the east for a length of 68.14 

metres and has an existing gravel crossover via Doran Road. The site has a maximum depth of 138.26 

metres and has a total area of 12,308m2 (1.23 hectares). The site has been developed with a single 

storey dwelling and associated outbuildings; the remainder of the land is predominately lawned.  The 

site has 1.2m high post & wire fencing around all boundaries and there is a gravel pedestrian footpath 

along the nature strip to the front of the subject site.  

 
14 DORAN ROAD, BUNYIP (IMAGE COURTESY OF NEARMAP, 2025) 

 

The land is developed with one dwelling and associated sheds. The dwelling is a single storey house 

sited in the eastern corner of the allotment and benefits from access from Doran Road. There are 

three small sheds that are employed for garden storage, vehicles and animal shelters. 

The remainder of the land is predominately cleared and fenced and employed for hobby-scale grazing.  

The site benefits from connection points to reticulated water, electricity, NBN and gas (clockwise from 
top left). There are no reticulated connections to sewerage, nor are there options to connect the site 
to reticulated sewerage. 
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EASEMENTS AND COVENANTS 

A review of the Certificate of Title indicates that the land is encumbered by two instruments under 

Section 173 of the Planning and Environment Act, 1987 or the Subdivision Act, 1988, which are detailed 

below: 

• Section 174 Agreement AH045496G dated 18/02/2010 between Cardinia Shire Council and 

South East Water Limited and Ian Maxwell Gidden and Sylvia Lesley Gidden (proprietors at 

the time) was required pursuant to Permit T090294 for the Subdivision of the land, condition 

3 that required the Owner enter into an agreement with South East Water for the treatment 

and retention of sewerage on the land with all systems continuing to meet relevant 

requirements until such time that reticulated sewerage is provided to the land. 

• Section 174 Agreement AH045495J dated 18/02/2010 between Cardinia Shire Council and 

Ian Maxwell Gidden and Sylvia Lesley Gidden (proprietors at the time) was required pursuant 

to Permit T090294 for the Subdivision of the land, condition 6(d) that required the Owner 

enter into an agreement to contribute to the construction costs associated with the 

construction of Doran Road and/or a drainage scheme to service the area, should Cardinia 

Council decide to construct the road.  
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A review of the Plan of Subdivision shows the site is encumbered by two easements: 

• E1 easement for the purpose of Drainage and Sewerage aligns with the western boundary; 

• E2 easement for the purpose of Drainage aligns with the northern boundary. 

A copy of the Certificate of Title and current Plan of Subdivision dated within 3 months of application 

lodgement has been provided as part of this submission.  

  

PERMIT HISTORY 

Planning Permit T090294 was issued for the Subdivision of land into Two (2) lots, issued 16 September 

2009. 

 

SURROUNDS 

The subject site forms part of the Doran Road low density residential neighbourhood in Bunyip. Doran 

Road is an unsealed road that connects to Morris Way to the North and A’beckett Road to the South. 

The subject site is approximately 2km to the north-east of the Bunyip activity centre and is well located 

in terms of services, facilities and public open space. Doran Road provides local access to residential 

lots. An image identifying the subject site’s location within the wider Bunyip township is provided 

below:  

 

 
A PLAN OF THE SUBJECT SITE (TOP RIGHT CORNER OF THE TOWN BOUNDARY), LASSI 2025. 

 

The prevailing character of the immediate neighbourhood surrounding the subject site is emerging 

towards residential estates in response to the significant demand for residential land and housing 

being experienced in Bunyip in recent times. The Wattletree Road, Hope Street and the Petty Road 

and Nylander Road precinct has traditionally comprised large residential allotments used for small 

scale agriculture and lifestyle purposes and have contributed to the valued rural character of the town. 

The trend toward smaller lots is also evident in Doran Road. These large rectangular allotments were 
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designated for future residential estates in the Bunyip Township Strategy in 2009, and as such, an 

emerging character that includes diverse lot sizes and infill residential development is being 

experienced.   

 

The land immediately adjoining the subject site has been summarised below:  

N
O

R
TH

 

 

 

• Abuts a vacant laneway 

(“Paper Road”) that has a high-

pressure gas line.  

• Abuts 16 Doran Road, 

measuring 4,020m2 and is 

zoned as Low Density 

Residential and is developed 

with a single storey 

weatherboard dwelling and an 

associated outbuilding. 

• Land to the north is similarly 

zoned, with land subject to the 

GWZ to the north east and 

further north. 

EA
ST

 

 

 

• Addresses Doran Road with 

significant roadside vegetation 

contained in the road reserve. 

• Further east is Green Wedge 

zoned lots 19 & 21 Doran Road 

and 205 A’beckett Road. Both 19 

& 21 Doran Road measure to 

4.4197 hectares while 205 

A’beckett Road equals 8.6326 

hectares.  They are all developed 

with dwellings. 

SO
U

TH
 

 

 

• Abuts 12 Doran Road, developed 

with a single storey brick dwelling 

and has an associated 

outbuilding. The lot equals 

6,898m2 and is Low Density 

Residential Zoned. 

• Further south are similarly zoned 

lots that are smaller in area and 

feature dwelling development. 
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W
ES

T 
 

 
 

• Abuts 25 Greenhill Court, 

developed with a single 

storey Colourbond dwelling 

and has an associated 

outbuilding. The lot measures 

to 7,676m2 and is Low Density 

Residential Zoned. 

• Further to the west are 

similarly zoned lots that are 

smaller in area to the subject 

size. 

 

 

ENVIRONMENTAL CONSIDERATIONS 

TOPOGRAPHY  

Topographically, the land falls gently from the high point in the southeast of the site to the low point 

in the northwest, but is generally flat. This topography equates to a slope of 3.7%, or 2°. The 

topography does not pose constraints to the proposed subdivision of the land.  

CULTURAL HERITAGE 

The land is not mapped within an area of potential cultural significance.  

BIODIVERSITY  

No listed flora or fauna species are recorded on the subject site, which has been highly modified for 

residential development and hobby-scale grazing. NatureKit (DELWP, 2025) identifies the subject site 

as a Highlands – Southern fall bioregion with a mean cost-effectiveness rank of all relevant SMP actions 

as 26 out of 100 (1 being low and 100 being high, where 100 is the top 1% of cost-effective actions 

that achieve effective biodiversity benefits relative to other actions in Victoria.  
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The subject site is considered a highly modified landscape that has been subject to historical clearing. 

The infill residential development occurring within the immediate surrounds can also be argued to 

have significantly reduced the biodiversity value of the land.  

VEGETATION  

The landscape is modified, and the land has been extensively cleared.  The vegetation on the site and 

surrounding land has been assessed by ArbKey with the following table showing the count of assessed 

species (extracted from Table 3, page 5: ArbKey Preliminary Assessment), of which 4 trees (12,19,21 

and 23 were attributed with a High arboricultural value. 

 

BUSHFIRE PRONE AREA 

The subject site is partially mapped as a designated Bushfire Prone Area. Further information on how 

the proposal has considered the implications of being mapped within a designated bushfire prone 

area has been provided in the response to Clause 13.02 in the State and Local Planning Policy section 

of this report 

 

DESIGNATED BUSHFIRE PRONE AREA (IMAGE COURTESY OF VICPLAN)  
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4. THE PROPOSAL 

The applicant seeks approval for the staged subdivision of land into three (3) lots, the removal of 

vegetation and to create a restriction on title and the Plan of Subdivision that formalises the building 

and waste envelopes. 

SUBDIVISION PROPOSAL 

The proposed lot configuration is as per the Development Plan (Ver 3) prepared by Nobelius Land 

Surveyors (below).  

 

The details of each lot have been provided in the table below: 

LOT AREA  EXISTING CONDITIONS PROPOSED CONDITIONS 

1 4249m2 Single storey red brick 

dwelling with a gravel 

driveway & associated 

outbuilding.  

 

An indicative waste envelope of 477m2 to the 

north-east of the lot.  

Removal of trees 18 and 12 are required to 

facilitate driveway access. 

Onsite sheds to remain in place. 

2 4063m2  Vacant  Driveway measures 5 metres in width and is 

located adjacent to the southern boundary 

that connects the building envelope (area of 

1524m2) to Doran Road. There is a proposed 

waste envelope of 633m2 that is setback from 
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boundaries by between 3-6 metres and the 

building envelope is setback from boundaries 

by 5 metres. Removal of trees 8, 9, 11, 13 & 14 

necessary to create driveway access. 

3 4001m2 Shed towards the northern 

boundary.  

 

Proposed driveway is 6 metres in width and 

located adjacent to the northern boundary. An 

indicative building envelope of 1495m2 is 

proposed with 5 metre setbacks from 

boundaries and an indicative waste envelope 

of 625m2 that is setback from boundaries 

between 3-6 metres. 16 trees are proposed to 

be removed to facilitate the access; these 

trees are a Photinia xfraseri planted hedge of 

low arboricultural value. 

 

VEGETATION REMOVAL 

The proposal contemplates the removal of thirty- eight (38) trees. The complete list of trees to be 

removed has been incorporated into the table below.  

TREE 

NO 

COMMON NAME/ SPECIES  ORIGIN  DBH  REMOVE/ 

RETAIN  

PERMIT  EXEMPTION 

APPLIES  
VPO1 52.17 

8 Leyland Cypress  Exotic  64.2 Remove  ☒ ☐ NA 

9 Leyland Cypress Exotic  64.2 Remove  ☒ ☐ NA 

11 Leyland Cypress Aust 

Native 

69 Remove ☒ ☐ NA 

12 Corymbia maulata Aust 

Native 

69 Remove ☒ ☐ Cl52.12.1 

14 Leyland Cypress Exotic 64.2 Remove ☒ ☐ NA 

15 Chinese Hawthorn  Exotic 9.9 Remove ☒ ☐ NA 

17 Chinese Hawthorn  Exotic 9.9 Remove ☒ ☐ NA 

18 Swamp Mahogany  Aus 

Native  

64.64 Remove ☒ ☐ NA  

20 Chinese Hawthorn  Exotic 9.9 Remove ☒ ☐ NA 

22 Chinese Hawthorn  Exotic 9.9 Remove ☒ ☐ NA 

24 Chinese Hawthorn  Exotic 9.9 Remove ☒ ☐ NA 

26 Chinese Hawthorn  Exotic 9.9 Remove ☒ ☐ NA 

27 Chinese Hawthorn  Exotic 9.9 Remove ☒ ☐ NA 

28 Chinese Hawthorn  Exotic 9.9 Remove ☒ ☐ NA 

30 Chinese Hawthorn  Exotic 9.9 Remove ☒ ☐ NA 

33 Chinese Hawthorn  Exotic 9.9 Remove ☒ ☐ NA 

36 Chinese Hawthorn  Exotic 9.9 Remove ☒ ☐ NA 

39 Chinese Hawthorn  Exotic 9.9 Remove ☒ ☐ NA 

41 Chinese Hawthorn  Exotic 9.9 Remove ☒ ☐ NA 

44 Chinese Hawthorn  Exotic 9.9 Remove ☒ ☐ NA 

47 Chinese Hawthorn  Exotic 9.9 Remove ☒ ☐ NA 

49 Chinese Hawthorn  Exotic 9.9 Remove ☒ ☐ NA 

51 Chinese Hawthorn  Exotic 9.9 Remove ☒ ☐ NA 

54 Chinese Hawthorn  Exotic 9.9 Remove ☒ ☐ NA 
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56 Chinese Hawthorn  Exotic 9.9 Remove ☒ ☐ NA 

57 Chinese Hawthorn  Exotic 9.9 Remove ☒ ☐ NA 

59 Chinese Hawthorn  Exotic 9.9 Remove ☒ ☐ NA 

60 Chinese Hawthorn  Exotic 9.9 Remove ☒ ☐ NA 

62 Chinese Hawthorn  Exotic 9.9 Remove ☒ ☐ NA 

64 Chinese Hawthorn  Exotic 9.9 Remove ☒ ☐ NA 

65 Chinese Hawthorn  Exotic 9.9 Remove ☒ ☐ NA 

66 Chinese Hawthorn  Exotic 9.9 Remove ☒ ☐ NA 

67 Chinese Hawthorn  Exotic 9.9 Remove ☒ ☐ NA 

68 Chinese Hawthorn  Exotic 9.9 Remove ☒ ☐ NA 

69 Chinese Hawthorn  Exotic 9.9 Remove ☒ ☐ NA 

70 Chinese Hawthorn  Exotic 9.9 Remove ☒ ☐ NA 

71 Chinese Hawthorn  Exotic 9.9 Remove ☒ ☐ NA 

 
The Tree Protection Zone of Tree 34 will be encroached by the proposed development by less than 
10%, which is regarded as a ‘minor encroachment’ (ArbKey, 2025:6). The tree is expected to remain 
viable throughout the implementation of the design (Arbkey, 2025:6). Tree 12 is a Spotted Gum that 
will be removed to facilitate access to Lot 3. This tree is located within 10 metres of the dwelling, the 
construction of which dates prior to 2009 therefore, the removal of Tree 12 is exempt under Clause 
52.12-1 Bushfire Exemptions. The remaining onsite trees will not be encroached by the design and will 
remain viable. 
 

STORMWATER ARRANGEMENTS 

NFK Civil have assessed the site, proposal and provided a stormwater strategy report (dated 19 June 

2025) that identifies the relevant drainage Strategy as the Wattletree Road Drainage Scheme (2854) 

with a terminal point located at the northwestern corner of the site, identified as X11 and X12 on the 

DS (2025:17). It is noted that the site is subject to a contribution to the Wattletree Road DS, which is 

consistent with Section 174 Agreement AH045495J dated 18/02/2010, a portion of which has regard 

to water quality can be offset by any Water Sensitive Urban Drainage (WSUD) implemented on the 

site/s, once subdivided. Water tanks (10,000Ltr) are proposed for incorporation into the development 

of future dwellings (STORM calculator, page 12: 2025) to offset load to the stormwater infrastructure, 

and to contribute to WSUD. The provision of water tanks for Lots 2 and 3 should be implemented 

through agreements on the title that require water tanks to be provided at the time of development 

(deferred from subdivision) to allow future landowners to determine their location in context with any 

future dwelling designs and siting. The provision of a water tank for Lot 1 (existing dwelling) can be 

conditioned should a permit be issued. 

The Stormwater Drainage Strategy Plan contained in figure 6 in the stormwater strategy report 

represents “the initial drainage strategy” and illustrates that the proposed lots can certainly 

accommodate stormwater provisions within each lot, an extract of which is provided below.  
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5. RELEVANT PLANNING CONTROLS 

The following section addresses the objectives and requirements of the zoning and overlay controls 

relevant to the subject site identifying how these planning controls relate to the proposal, trigger an 

assessment and how we have addressed the requirements of planning provisions. 

 

ZONING CONTROLS 

The following provides a brief summary of the planning controls relevant to the subject site identifying 

how these planning controls relate to the proposal.  

LOW DENSITY RESIDENTIAL ZONE  

The subject site and all surrounding land is mapped within the Low-Density Residential Zone – 

Schedule 2 (LDRZ2).  

 

The Low Density Residential Zone has the following purposes relevant to this proposal:  

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

• To provide for low-density residential development on lots which, in the absence of reticulated 
sewerage, can treat and retain all wastewater.  
 

PERMIT REQUIREMENT 

 
Pursuant to Clause 32.03-3, a permit is required to subdivide land, each lot must be at least the area 
specified for the land in a schedule to this zone.  
 
Pursuant to Clause 1.0 Subdivision requirements each lot must be at least 0.4 ha. 
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APPLICATION REQUIREMENTS 

The application is consistent with the requirements at Clause 32.03-5 and is supported with the 
following information: 

• A Land Capability Assessment is provided by Soil Test Express, dated 2nd May 2025 that 
provides evidence that the soil profile is suitable to provide on-site effluent detention and 
treatment that mitigates any risks to human health and the environment. The table below 
shows the area requirements relevant to the number of bedrooms within a dwelling that may 
be proposed on the new lots in future (please read in conjunction with the LCA by Soil Test 
Express). The Development Plan (Ver 3) shows Waste Envelopes that exceed the areas 
required to accommodate the retention and treatment of waste onsite.  

LOT BEDROOM DESIGN LOAD RATING (DLR) SUBSURFACE AREA 

1 5 388M2 

2 & 3 5 582M2 

 

• The Development Plan (Ver 3) provided by Nobelius Land Surveyors includes: 
 – A building envelope and driveway to the envelope. 
 – Existing vegetation. 
 – In the absence of reticulated sewerage, an effluent disposal area. 

• The Feature and Levels Plan provided by Nobelius Land Surveyors shows the subject land in 
context with the surrounding and adjacent lots. The proposed building envelopes are 
generously setback from dwellings on adjoining land, evidencing the proposal will not pose a 
risk to the amenity of adjoining dwellings. The aerial below shows that a battle-ax lot 
configuration is consistent with existing examples of battle-ax lots. 

 
A survey plan and subdivision plan from Nobelius Land Surveyors 8th October 2024 details the proposed 
BE and driveway and Indicative Waste Area for Lots 2 and 3. Lot 1 contains the existing dwelling, 
driveway, associated sheds and septic tank. All vegetation has been mapped, and setbacks adhere to 
the Bunyip Township Strategy 2009. The Areial below shows the setback distances of the proposed 
building envelopes (5 metre setback from boundaries) from existing dwelling on adjacent land. 
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SCHEDULE 2 TO LOW DENSITY RESIDENTIAL ZONE   

Subdivision requirements for schedule 2 that are relevant to the site and the proposed subdivision. 
The minimum subdivision area is 0.4 ha (4,000m2). The proposal is not connected to sewerage and 
subsequent investigations show there is no capacity to connect the site to reticulated sewerage 
services. Therefore, the development plan shows the lot has the capacity to accommodate a generous 
septic absorption field to ensure waste can be retained and treated on site.  The area of the proposed 
lots have a minimum area of 4,000m2. 
 
LOW DENSITY RESIDENTIAL ZONE - DECISION GUIDELINES  

The decision guidelines contained in Clause 32.03-6 have been considered in the proposed design. An 

assessment of the proposal against each relevant guideline is provided below:  

GENERAL 

Before deciding on an application, in addition to the decision guidelines in Clause 65, the responsible 

authority must consider, as appropriate:  

• The Municipal Planning Strategy and the Planning Policy Framework. 
 

SUBDIVISION 

• The protection and enhancement of the natural environment and character of the area 

including the retention of vegetation and faunal habitat and the need to plant vegetation 

along waterways, gullies, ridgelines and property boundaries.  
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• The availability and provision of utility services, including sewerage, water, drainage, 

electricity and telecommunications. 

• In the absence of reticulated sewerage:  

o The capability and suitability of the lot to treat and retain all wastewater as 

determined by a Land Capability Assessment on the risks to human health and the 

environment of an on-site wastewater management system constructed, installed or 

altered on the lot in accordance with the requirements of the Environment Protection 

Regulations under the Environment Protection Act 2017. 

o The benefits of restricting the size of lots to generally no more than 2 hectares to 

enable lots to be efficiently maintained without the need for agricultural techniques 

and equipment.  

• The relevant standards of Clauses 56.07-1 to 56.07-4. 

 

The proposal meets the requirements of the Municipal Planning Strategy and the Planning Policy 

Framework as addressed in Section 6 (below). The proposal contemplates the subdivision of land into 

three (3) lots, with Lot 1 being 4,249m2 in area and retains the existing dwelling. Lot 2 will measure 

4,063m2 in area, with a Building Envelope measuring 1,524m2 and a waste envelope measuring 633m2. 

Lot 3 will measure 4,001m2 in area, with a Building Envelope measuring 1,495m2 and a waste envelope 

measuring 625m2. The proposed building envelopes of Lots 2 and 3 feature a 5 metre setback from 

boundaries , which is consistent with the Bunyip Township Strategy 2009 discussed in detail below, 

and in excess of the minimum side and rear setbacks contained in clause 56, and contribute to avoiding 

adverse impacts to neighbours on adjoining land.  

As such, the proposed subdivision is consistent with the requirements and purposes of the Low 
Density Residential Zone, and warrants Council support. 
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OVERLAYS  

VEGETATION PROTECTION OVERLAY 

The land is subject to the Vegetation Protection Overlay, as per the VicPlan (2025) below:

 
VEGETATION PROTECTION OVERLAY – SCHEDULE 1 (VICPLAN, 2025) 

 
PURPOSE  

The Vegetation Protection Overlay seeks:   

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

• To protect areas of significant vegetation  

• To ensure that development minimizes loss of vegetation  

• To preserve existing trees and other vegetation. 

• To recognize vegetation protection areas as locations of special significance, natural beaty, 

interest and importance. 

• To maintain and enhance habitat and habitat corridors for indigenous fauna. 

• To encourage the regeneration of native vegetation. 

 

VEGETATION SIGNIFICANCE & OBJECTIVES  

Schedule 1 to Clause 42.02 Vegetation Protection Overlay outlines the following statement of nature 
and significance of vegetation to be protected:  

STATEMENT OF NATURE AND SIGNIFICANCE OF VEGETATION TO BE PROTECTED 

The low density residential areas within the Shire support substantial areas of remnant indigenous 
vegetation and mature exotic species. The maintenance and enhancement of the flora habitat is 
vital for the long term protection of these areas and the native fauna they support. Some of these 
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areas contain small lots which are not protected under the native vegetation controls of Clause 
52.17 resulting in areas of vegetation becoming increasingly fragmented.  

The remnant vegetation is important for its contribution to habitat and environmental values and 
processes. This vegetation provides protection to waterways including in the reduction of siltation 
and contributes to habitat corridors as well as playing a role in supporting soil stability, reducing 
stormwater runoff, and limiting erosion and salinity. Remnant vegetation is important for its 
contribution to habitat and environmental values and processes. This vegetation provides protection 
to waterways including in the reduction of siltation and contributes to habitat corridors as well as 
playing a role in supporting soil stability, reducing stormwater runoff, and limiting erosion and 
salinity. 

 

Schedule 1 to Clause 42.02 Vegetation Protection Overlay outlines the following vegetation 
protection objectives to be achieved:  

VEGETATION PROTECTION OBJECTIVES TO BE ACHIEVED 

• To protect and conserve existing vegetation as an important element of the character of low 
density residential areas.  

• To maintain and enhance local habitat and biolinks, including hollow bearing trees.  

• To avoid and minimize the removal of vegetation where it contributes to the management 
of environmental hazards such as erosion, salinity, siltation of creeks and watercourses, and 
stormwater runoff.  

• To ensure that vegetation remains a significant part of the character and visual amenity of 
these areas, with the built form being located within a landscape, and vegetation being a 
predominant feature.  

 
 
PERMIT REQUIREMENT 

 
Pursuant to Clause 42.02-2 and Part 3.0 of Schedule 1 to the VPO, a permit is required to remove, 
destroy or lop any vegetation specified in a schedule to this overlay.  
 

A permit is sought pursuant to Clause 42.02-2 Permit requirement to remove thirty-eight (38) trees, 

one (1) of which is an Australian Native, none are Indigenous to Victoria. 

The table below details the trees that are proposed to be removed. Please note that the proposal 

trigger he Vegetation protection Overlay only, not Clause 52.17 given the absence of Indigenous 

species on the site. 

 

TREE 

NO 

COMMON NAME/ SPECIES  ORIGIN  DBH  REMOVE/ 

RETAIN  

PERMIT  EXEMPTION 

APPLIES  
VPO1 52.17 

8 Leyland Cypress  Exotic  64.2 Remove  ☒ ☐ NA 

9 Leyland Cypress Exotic  64.2 Remove  ☒ ☐ NA 

11 Leyland Cypress Aust 

Native 

69 Remove ☒ ☐ NA 
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12 Corymbia maulata Aust 

Native 

69 Remove ☒ ☐ Cl52.12.1 

14 Leyland Cypress Exotic 64.2 Remove ☒ ☐ NA 

15 Chinese Hawthorn  Exotic 9.9 Remove ☒ ☐ NA 

17 Chinese Hawthorn  Exotic 9.9 Remove ☒ ☐ NA 

18 Swamp Mahogany  Aus 

Native  

64.64 Remove ☒ ☐ NA  

20 Chinese Hawthorn  Exotic 9.9 Remove ☒ ☐ NA 

22 Chinese Hawthorn  Exotic 9.9 Remove ☒ ☐ NA 

24 Chinese Hawthorn  Exotic 9.9 Remove ☒ ☐ NA 

26 Chinese Hawthorn  Exotic 9.9 Remove ☒ ☐ NA 

27 Chinese Hawthorn  Exotic 9.9 Remove ☒ ☐ NA 

28 Chinese Hawthorn  Exotic 9.9 Remove ☒ ☐ NA 

30 Chinese Hawthorn  Exotic 9.9 Remove ☒ ☐ NA 

33 Chinese Hawthorn  Exotic 9.9 Remove ☒ ☐ NA 

36 Chinese Hawthorn  Exotic 9.9 Remove ☒ ☐ NA 

39 Chinese Hawthorn  Exotic 9.9 Remove ☒ ☐ NA 

41 Chinese Hawthorn  Exotic 9.9 Remove ☒ ☐ NA 

44 Chinese Hawthorn  Exotic 9.9 Remove ☒ ☐ NA 

47 Chinese Hawthorn  Exotic 9.9 Remove ☒ ☐ NA 

49 Chinese Hawthorn  Exotic 9.9 Remove ☒ ☐ NA 

51 Chinese Hawthorn  Exotic 9.9 Remove ☒ ☐ NA 

54 Chinese Hawthorn  Exotic 9.9 Remove ☒ ☐ NA 

56 Chinese Hawthorn  Exotic 9.9 Remove ☒ ☐ NA 

57 Chinese Hawthorn  Exotic 9.9 Remove ☒ ☐ NA 

59 Chinese Hawthorn  Exotic 9.9 Remove ☒ ☐ NA 

60 Chinese Hawthorn  Exotic 9.9 Remove ☒ ☐ NA 

62 Chinese Hawthorn  Exotic 9.9 Remove ☒ ☐ NA 

64 Chinese Hawthorn  Exotic 9.9 Remove ☒ ☐ NA 

65 Chinese Hawthorn  Exotic 9.9 Remove ☒ ☐ NA 

66 Chinese Hawthorn  Exotic 9.9 Remove ☒ ☐ NA 

67 Chinese Hawthorn  Exotic 9.9 Remove ☒ ☐ NA 

68 Chinese Hawthorn  Exotic 9.9 Remove ☒ ☐ NA 

69 Chinese Hawthorn  Exotic 9.9 Remove ☒ ☐ NA 

70 Chinese Hawthorn  Exotic 9.9 Remove ☒ ☐ NA 

71 Chinese Hawthorn  Exotic 9.9 Remove ☒ ☐ NA 

 
DECISION GUIDELINES  

Before deciding on an application, the responsible authority must consider, as appropriate (in addition 

to Clause 65):  

• The Municipal Planning Strategy and the Planning Policy Framework.  

• The statement of the nature and significance of the vegetation to be protected and the 

vegetation protection objective contained in a schedule to this overlay. 

• The effect of the proposed use, building, works or subdivision on the nature and type of 

vegetation to be protected. 

• The role of native vegetation in conserving flora and fauna. 

• The need to retain native or other vegetation if it is rare, supports rare species of flora or fauna 

or forms part of a wildlife corridor. 
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• The need to retain vegetation which prevents or limits adverse effects on ground water 

recharge. 

• The need to retain vegetation:  

- Where ground slopes exceed 20 percent. 

- Within 30 metres of a waterway or a wetland. 

- On land where the soil or subsoil may become unstable if cleared. 

- On land subject to or which may contribute to soil erosion, slippage or salinisation 

- In areas where the removal, destruction or lopping of vegetation could adversely affect 

the integrity or long term preservation of an identified site of scientific, nature 

conservation or cultural significance 

- Which is of heritage or cultural significance. 

• The need to remove, destroy or lop vegetation to create a defendable space to reduce the risk 

of bushfire to life and property 

• Any relevant permit to remove, destroy or lop vegetation in accordance with a land 

management plan or works program. 

• Whether the application includes a land management plan or works program. 

• Whether provision is made or is to be made to establish and maintain vegetation elsewhere 

on the land. 

• Any other matters specified in a schedule to this overlay. 

The application contemplates a three lot subdivision that necessitates the removal of planted trees to 
facilitate access to Lots 2 and 3. All trees proposed for removal are planted and exotic, apart from 
trees 12 (Spotted Gum) and 18 (Corymbia maculata). Tree 12 is removed under the exemptions of 
Clause 52.12-1 Bushfire exemptions given the tree is within 10 metres of the existing dwelling that 
was constructed before September 2009. Tree 18 is a planted tree as evidenced by its size and requires 
permission under the VPO to remove. The indigenous trees on Lot 1 will be retained including trees 
16, 19, 21 and 23, which are assessed as medium to high arboricultural value. The retention of the 
higher value trees contributes to the preservation of the valued flora in the area, which contributes to 
the landscape character of the district. The generous lot sizes provide ample opportunities to 
landscape the land and employ drought-tolerant species that will both improve the biodiversity of the 
area and maintain the landscape character. The proposal meets the decision guidelines for the 
Vegetation protection Overlay and warrants Council support. 
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DESIGN AND DEVELOPMENT OVERLAY 

The land is subject to the Design and Development Overlay, as per the VicPlan (2025) below: 

 
DESIGN AND DEVELOPMENT OVERLAY (VICPLAN, 2025) 

PURPOSE & TRIGGER 

The Design and Development Overlay has the following purposes relevant to this proposal: 

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

• To identify areas which are affected by specific requirements relating to the design and built 
form of new development. 

Pursuant to Clause 43.02-3 a permit is required to subdivide the land. 
Subdivision of the land must occur in accordance with any lot size or other requirement specified in 
a schedule to this overlay. 
 

DESIGN OBJECTIVES  

Schedule 1 to Clause 43.02 Design and Development Overlay contains the following design objectives:  

• To ensure that the location and design of buildings creates an attractive low density 
residential environment.  

• To ensure that any development has regard to the environmental features and constraints 
of the land.  

• To ensure that the subdivision of land has regard to the existing pattern of subdivision in the 
area.  

 
DECISION GUIDELINES  

The decision guidelines contained in Clause 43.02-6 and Part 6.0 of Schedule 1 of the DDO have been 

considered in the proposed design. An assessment of the proposal against each relevant guideline is 

provided below:  
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• The Municipal Planning Strategy and the Planning Policy Framework.  

• The design objectives of the relevant schedule to this overlay. 

• The provisions of any relevant policies and urban design guidelines. 

• Whether the bulk, location and appearance of any proposed buildings and works will be in 

keeping with the character and appearance of adjacent buildings, the streetscape or the 

area. 

• Whether the design, form, layout, proportion and scale of any proposed buildings and works 

is compatible with the period, style, form, proportion, and scale of any identified heritage 

places surrounding the site. 

• Whether any proposed landscaping or removal of vegetation will be in keeping with the 

character and appearance of adjacent buildings, the streetscape or the area. 

• The layout and appearance of areas set aside for car parking, access and egress, loading and 

unloading and the location of any proposed off-street car parking 

• Whether subdivision will result in development which is not in keeping with the character and 

appearance of adjacent buildings, the streetscape or the area. 

• Any other matters specified in a schedule to this overlay. 

 
Schedule 1 to Clause 43.02 contains the following decision guidelines:  

• The Land Capability Study for the Cardinia Shire (February 1997)  

• The protection and enhancement of the natural environment and character of the area 

including the retention of remnant vegetation and habitat, and the need to plant vegetation 

along waterways, gullies, ridgelines and property boundaries.  

• The impact of any buildings and works on areas of remnant vegetation, and habitat of 

botanical and zoological significance.  

• The impact of the proposed buildings and works on the landscape character of the area, 

including prominent ridgelines and significant views.  

• Measures to address environmental hazards or constraints including slope, erosion, 

drainage, salinity and fire.  

• The protection of waterways and water quality through the appropriate management of 

effluent disposal, erosion and sediment pollution.  

 
The proposal meets the requirements of the Municipal Planning Strategy and the Planning Policy 

Framework as addressed in Section 6 (below). The proposal contemplates the subdivision of land into 

three (3) lots, with Lot areas consistent with those evident on Doran Road and surrounding road 

networks. The proposed building envelopes feature 5 metre setbacks from boundaries, which are 

consistent with the Bunyip Township Strategy 2009 and in excess of the minimum side and rear 

setbacks contained in clause 56 and avoid adverse impacts on neighbours on adjoining land. Trees 

adjacent to boundaries will be removed to facilitate access. The proposal contemplates generous 

areas suitable for future dwelling development and waste retention, with setbacks consistent with 

those required by the Bunyip Township Strategy, 2009, ensuring the local character is preserved. 

Development Plan (Ver 3) provide indicative landscaping strips that illustrate the proposals capacity 

to provide visual screens from existing dwellings and ensure there is capacity to provide landscaping 

that is consistent with the DDO1 and the Bunyip Township Strategy. 

As such, the proposed subdivision is appropriate and warrants Council support.  
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6. MUNICIPAL PLANNING STRATEGY 

 
CLAUSE 21.01-2 KEY INFUENCES AND CLAUSE 21.01-3 KEY ISSUES 

The Cardinia Shire seeks to be recognised as a unique place of environmental significance where our 

quality of life and sense of community is balanced by sustainable and sensitive development, 

population and economic growth. The proposal is sensitive to the key issues facing Cardinia that have 

regard to preserving environmentally heritage significant areas, mitigating risks associated with 

flooding and bushfire, providing housing and services for a growing community, and facilitating 

economic development. The subject site is located within the strategic residential area of Bunyip and 

is consistent with the Cardinia Shire Strategic framework plan at clause 21.01-5. 

CLAUSES 21.02 ENVIRONMENT, 21.02-2 LANDSCAPE AND 21.02-3 BIODIVERSITY 

Clause 21.02 Environment, has the objective, among others, to manage development to mitigate 

impacts on the operation and health of waterway systems via the provision of retention and treatment 

of domestic wastewater. The proposal avoids detrimental impacts on waterways by reducing 

stormwater via water tanks that harvest rainwater from the roof of the existing dwelling. Additionally, 

the septic system that services the existing dwelling has been inspected by a Licensed Plumber and 

found to be in good working order. Any proposed dwelling on lots 2 and 3 will be subject to Council 

requirements regarding stormwater and water management. A Land Capability Assessment supplied 

by Soil Test Express provides evidence that the soil is such that can accommodate the development of 

dwellings (with 5 bedrooms) and retain and treat wastewater onsite.  

Clause 21.02-3 Bushfire management acknowledges the high risk associated with some of the areas 

within the shire. Bunyip has modest slope with vegetation coverage akin to grazed paddocks (AS3959-

2018) as opposed to the more steeply sloped and densely vegetated areas associated with the Bunyip 

State Reserve to the north of the Princess freeway, which has experienced fire damage as a result of 

the 2009 and 2019 fires (refer below). Locating subdivision and infill development in existing low risk 

areas such as Bunyip meets the primary objective of all planning provisions that seek to mitigate 

bushfire risk. 
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BUNYIP HAS TOPOGRAPHIC AND VEGETATION CHARACTERISTICS THAT MAKE IT A LOW RISK AREA AS EVIDENCED BY THE 

VICTORIAN FIRE RISK MAPPING ABOVE, 2025. 

CLAUSES 21.03 SETTLEMENT AND HOUSING, 21.03-4 RURAL TOWNSHIPS 

Clause 21.03 Settlement and Housing and more specifically Clause 21.03-4 Rural Townships identifies 

Bunyip as a large rural township, and highlights the key issues facing rural townships that are relevant 

to our submission as: 

• Retaining and enhancing the existing rural township character.  

• Acknowledging that the capacity for growth varies depending on the environmental and 

infrastructure capacities of each of the towns. 

The proposed subdivision addresses these key issues through ensuring that the lot sizes are respectful 

and consistent with the existing subdivision patterns and lifestyle and amenity values of the 

surrounding neighbourhood. The proposal avoids vegetation impacts. 

Clause 21.08-2 Bunyip ensures use and development proposals are consistent with the requirements 
of the Bunyip Township Strategy, September 2009. As previously stated, the subject sites are located 
within the area identified as Precinct 3 – Low density residential area within the Strategic Framework 
Plan (Figure 5, Bunyip Township Strategy, September 2009) which can contribute to the projected 
growth of residential (infill) development within the Bunyip township boundaries while preserving the 
low density residential character (refer to Sections 4.7 Objectives and 4.8 Policy, Bunyip Township 
Strategy, September 2009). 
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7. STATE AND LOCAL PLANNING POLICY 

FRAMEWORK 

This part of the report assesses and responds to the legislative and policy requirements for the project 
outlined in the Cardinia Planning Scheme and in accordance with the Planning and Environment Act 
1897.   The relevant clauses of the State & Local Planning Policy Framework for subdivisions of the 
type presented in this report are largely contained in Clauses 11, 13, 15, 18 and 19. The proposal is 
located within of the study area of the Bunyip Township Strategy.   
 
An assessment against the relevant clauses of the Cardinia Planning Scheme has been provided below:  
 

CLAUSE 11 SETTLEMENT  

Clause 11.01-1S Settlement and Clause 11.02-1S Supply of urban land have regard for the 
development of sustainable growth and development that preserves the distinction between the 
residential areas of townships such as Bunyip and the green wedge zoned land that surrounds such 
communities. They have the shared objective to ensure a sufficient supply of land is available for 
residential, commercial, retail, industrial recreational, institutional, and other community uses, with 
the intensification of existing urban areas nominated as a viable option. Our proposal is consistent 
with this objective. 
 

CLAUSE 13 ENVIRONMENTAL RISKS AND AMENITY  

Clause 13.01-1S Natural hazards and climate change is a recently introduced planning mechanism 

(VC216, 10/06/2022) that seeks to prioritise risk-based planning in an effort to minimise the impacts 

of natural hazards associated with climate change. One strategy that has salience here is the directive 

to focus growth and development to low-risk locations. The subject sites are not vulnerable to 

flooding, nor are they subject to the intensified risks associated with bushfire (though they are 

identified as Bushfire Prone). The proposal contemplates the subdivision of land within an existing 

residential area and the development of a road that dissects the lots and facilitates access and egress, 

which is consistent with risk mitigation policies. 

Clause 13.02-1S Bushfire Planning relates to land within a designated bushfire prone area; subject to 

the Bushfire Management Overlay; and/or proposed to be used or development in a way that may 

create a bushfire hazard. The objective of Clause 13.02-1S is to “strengthen the resilience of 

settlements and communities to bushfire through risk-based planning that prioritises the protection of 

human life” achieved through strategies that prioritise the protection of human life over all other 

policy considerations; “directing population growth and development to low-risk locations” and 

“ensuring the availability of, and safe access to, areas where human life can be better protected from 

the effects of bushfire” with low risk location being those that are assessed as having a radiant heat 

flux of less than 12.5 kilowatts/square metre under AS3959-2018 (Construction of Buildings in Bushfire 

Prone Areas (Standards Australia, 2020); and reducing community vulnerability to bushfire through 

the consideration of bushfire risk at all stages of the planning process. The subject site is within an 

identified Bushfire Prone Area as per the VicPlan extract below.  
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Clause 13.02-1S (Bushfire) of the Planning Scheme applies to all decision making relating to land that 
is within a BPA; subject to the BMO; or proposed to be used or developed in a way that may create a 
bushfire hazard and seeks:  
 

To strengthen the resilience of settlements and communities to bushfire through risk-based 
planning that prioritises the protection of human life.  

 
Strategies employed to achieve the above-mentioned objective include:  
 

•  prioritising the protection of human life;  
•  requiring a robust assessment of the bushfire hazard and risk assessment before any 

strategic or statutory decision is made; and  
•  directing population growth and new settlements to low risk locations.  

 
Clause 13.02-1S provides strategies that seek to mitigate risk associated with bushfire. The following 
table provides a response to the strategies of clause 13.02-1S. 
 

PROTECTION OF HUMAN LIFE 

GIVE PRIORITY TO THE PROTECTION OF 
HUMAN LIFE BY: 

RESPONSE 

Prioritising the protection of human life over 
all other policy considerations. 

• This proposal provides for a subdivision of the land 
into 3 lots. The report demonstrates that it meets 
the requirements of Clause 13.02-1S including the 
long term use and development controls through 
siting and construction to the required BAL. 

• The BE’s will be sited towards the western aspect 
of the allotment with a 5m setback from the 
northern, western and southern boundaries. 

• All defendable space is contained on the 
allotment. 
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Directing population growth and 
development to low risk locations and 
ensuring the availability of, and safe access 
to, areas where human life can be better 
protected from the effects of bushfire. 

• There is no onsite vegetation on the land 

employed as Lots 2 and 3 that requires 

management. 

• Access to areas of low-no bushfire risk are 

available from Doran Road. 

• The existing road network facilitates vehicle access 

to areas in Bunyip township. 

• Access and egress are facilitated from Doran Road 

in the east with egress routes available and linked 

to Princes Freeway. 

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

• An application for the subdivision of the land 
needs to articulate how the design responds to the 
identified bushfire risk. 

• Any future dwelling use and development will be 
designed and sited to respond to bushfire and 
subject to a BAL assessment to ensure suitable 
construction in accordance with AS3959:2018. 

• The surrounding topography is mainly cleared 
farmland and the Bunyip area presents as low risk. 

 

 

BUSHFIRE HAZARD IDENTIFICATION AND ASSESSMENT 

IDENTIFY BUSHFIRE HAZARD AND 
UNDERTAKE APPROPRIATE RISK 
ASSESSMENT BY: 

RESPONSE 

Applying the best available science to 
identify vegetation, topographic and 
climatic conditions that create a bushfire 
hazard. 

• The Cardinia Shire Planning Scheme relies on the 
planning proposal to respond to bushfire based on 
current assessment methods. 

• Clauses 13.02-1S has been considered and 
addressed by the proposal. 

• Clause 71.02-3 Integrated Decision Making 
strengthens the importance of bushfire planning 
as an appropriate tool to reconcile potential 
conflicts in design and vision. 
 

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

• The planning proposal responds to the 
requirements associated with the Bushfire Prone 
Area. 
 

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

• Not Applicable 

Considering and assessing the bushfire 
hazard on the basis of: 

• Landscape conditions - meaning the 
conditions in the landscape within 20 

• The Landscape conditions and local site conditions 
are provided below. 

• The Neighbourhood and local conditions are 
provided below. 
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kilometres and potentially up to 75 
kilometres from a site; 

• Local conditions - meaning conditions in 
the area within approximately 1 
kilometre from a site; 

• Neighbourhood conditions - meaning 
conditions in the area within 400 metres 
of a site; and, 

• The site for the development 

• The Site conditions have been discussed in Section 
4 of this report and a site plan provided below. 

Consulting with emergency management 
agencies and the relevant fire authority 
early in the process to receive their 
recommendations and implement 
appropriate 
bushfire protection measures. 

• Not applicable 
 

Ensuring that strategic planning 
documents, planning scheme amendments, 
planning permit applications and 
development plan approvals properly assess 
bushfire risk and include appropriate 
bushfire protection measures. 

• This report provides evidence that informs the 
design and provides a basis for approval of the 
planning proposal, with regard to bushfire risk. 

• Assessing the site-based bushfire risk and including 
appropriate bushfire protection measures (e.g. 
managed vegetation, BALs, separation from the 
hazard) enables the achievement of the direction 
of the Planning Scheme. 

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

• Perhaps the most salient element of clause 13.02 
is it empowers the Responsible Authority to 
refuse a permit application until it is satisfied that 
the bushfire protection measures are being 
implemented. 

• This report demonstrates that the risk of bushfire 
should not be a reason for refusal. 

 

SETTLEMENT PLANNING 

PLAN TO STRENGTHEN THE RESILIENCE OF 
SETTLEMENTS AND COMMUNITIES AND 
PRIORITISE PROTECTION OF HUMAN LIFE BY: 

RESPONSE 

Directing population growth and development 
to low risk locations, being those locations 
assessed as having a radiant heat flux of less 
than 12.5 kilowatts/square metre under 
AS3959:2018 Construction of Buildings in 
Bushfire Prone Areas (Standards Australia, 
2018). 

• The land is adjacent to established lots in an 
area that is recognised as a low risk from 
bushfire. 

• Lot 2 will be located outside the land subject 
to the BPA. 

• This report shows that the land can achieve 
suitable separation from the bushfire hazard 
and allow future construction.  

Ensuring the availability of and access to areas 
assessed as BAL-LOW rating under AS3959-2018 
Construction of Buildings in Bushfire Prone Areas 
(Standards Australia, 2018) where human life 
can be better protected from the effects of 
bushfire. 

• The land has access to Doran Road that 
provides thoroughfare to areas in Bunyip that 
are beyond BPA mapping and bushfire risk. 
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Ensuring the bushfire risk to existing and future 
residents, property and community 
infrastructure will not increase as a result of the 
future land use and development. 

• The establishment and maintenance of 
Defendable Space will accompany any future 
build being subject to ongoing vegetation 
maintenance as per the BAL that will reduce 
bushfire risk to the future residence.  

Achieving no net increase risk to existing and 
future residents, property and community 
infrastructure, through the implementation of 
bushfire protection measures and where 
possible reduce the bushfire risk overall. 

• Any new dwelling on the subdivided 
allotments will implement the current 
regulations pertaining to bushfire 
construction.  

Assessing and addressing the bushfire hazard 
posed to the settlement and the likely bushfire 
behaviour it will produce at a landscape, 
settlement, local, neighbourhood and site scale, 
including the potential for neighbourhood-scale 
destruction. 

• The Landscape, Local and Neighbourhood 
conditions are considered below and show 
the site is suitably setback from vegetation 
that would pose a risk for the spread of 
bushfire.  

 

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

• The proposal contemplates a three (3) lot 
subdivision in an established residential area 
of Bunyip. 

• The proposal increases resilience by 
applying setbacks which can be used as 
defendable space across the land, which 
benefits the existing residential lots to the 
south and east assuming a bushfire or ember 
attack approached from the north, 
northwest, as is usual in summer conditions. 
 

Not approving any strategic planning document, 
local planning policy, or planning scheme 
amendment that will result in the introduction or 
intensification of development in an area that 
has, or will on completion have, more that BAL-
12.5 rating under AS3959:2009.  

• Perhaps the most important element of 
clause 13.02 is it empowers the Responsible 
Authority to refuse a permit application until 
it is satisfied with the bushfire protection 
measures being implemented. 

• The proposal contemplates a statutory 
application only, and is not a strategic 
proposal. 

• This report demonstrates that the risk of 
bushfire should not be a reason for refusal. 

 
An assessment of the landscape conditions within 20 kilometres of the site; the local condition within 

1 kilometre of the site; the neighbourhood conditions within 400 metres of the site; and on the subject 

site is presented below in accordance with the requirements of clause 13.02 for a subdivision. 

LANDSCAPE CONDITIONS 

Landscape conditions (as indicated below) – The area within a 20km radius of the site features a 

combination of landscapes consisting of cleared farming and grazing; rural/urban development, urban 

development. To the north are the Dandenong Ranges which exhibit extensive pockets of dense 

vegetation consistent with the Forest and Woodland classifications of AS3959-2018 Construction of 

Buildings in bushfire-prone areas and steep topography. The site is surrounded by a patchwork of 

farming and land interspersed with rural development in all directions. The surrounding road network 

features principal transport corridors including Princes Freeway (having a west to east orientation), 
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Nar Nar Goon-Longwarry Road (East to west orientation), Bunyip-Modella Road (north to south 

orientation).  The relevance of the road network is that they are most likely those roads that will 

become the main access points and thoroughfares during an emergency situation.  

 

 

LOCAL CONDITIONS 

Local conditions (please refer to the map below) – The area within a 1km radius of the subject site 

features a combination of land use and development consistent with rural residential zones and 

general residential zones. To the north is land subject to the LDRZ2 and LDRZ3 and GWZ1 accessed via 

a local road network that generally provides for west to east and north to south movement. 

Vegetation is generally planted native trees adjacent to boundaries and within road reserves with a 

distinct cleared areas separating the subject site from the Bunyip State Park to the north. The land is 

generally employed for residential development in both a westerly, easterly and southerly direction 

with Green Wedge zoned land within 1km to the north.  Bunyip features gentle topography that 

flattens out to the south.  
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NEIGHBOURHOOD CONDITIONS 

Neighbourhood conditions within 400m of the site (please refer to the map below) – The subject site 

is surrounded by land characterised as low density residential land and general residential land that is 

subject to intensifying residential development. Land to the west and south is subject to increasing 

development and land to the east is development with larger residential lots. Vegetation is contained 

to roadside reserves with isolated ‘clusters’ located to the west (8 Wattletree Road) and south east, 

which is consistent with modified woodland (AS3959:2018 Construction of buildings in Bushfire Prone 

Areas). 
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SITE CONDITIONS 

Site conditions (Please refer below) – The site features a gentle downward slope from the high point 

in the south eastern corner adjacent to the Doran Road reserve towards the northwestern corner of 

the site. The site is cleared land consisting mainly of grass at a Low Threat state consistent with 2.2.3.2 

(f), AS3959:2018 Construction of buildings in Bushfire Prone Areas.   

 

 
Access for emergency services to the site, and egress options from the site are consistent with the 

standards of clause 53.02 and the strategies of clause 21.02-4 Bushfire management. Doran Road 

provides connections to the north and south. The proposed subdivision implies a modest increase to 

the residential population of Bunyip in an area that provides service provision, interconnected road 

networks and classified as a Low BAL area where the risk of bushfire is mitigated.  

 

CLAUSE 15 BUILT ENVIRONMENT AND HERITAGE  

Clause 15 Built Environment and Heritage has the objective to ensure planning delivers built form 
that is of high quality and efficient, responsive to the surrounding landscape and character including 
its associated risks, protective of heritage and provides the functionality required by the community.  
The proposal aligns with the objective of Clause 15.01-3S Subdivision design, which is: 
 

• To ensure the design of subdivisions achieves attractive, safe, accessible, diverse and 
sustainable neighbourhoods. 

 
The proposal contemplates a three lot subdivision of the land with easy access to the Bunyip town 
centre. The subdivision seeks to provide land that is consistent with other subdivisions in the 
immediate area that retain the low density residential and appeal. The subject site is conveniently 
located within walking range of reserves and sporting facilities, which promotes the objective of 
Clause 15.01-4S Healthy neighbourhoods. 
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Clause 15.01-5S Neighbourhood character has the objective to: 
 

• ..recognise, support and protect neighbourhood character, cultural identity, and sense of 
place.   

 
The immediate area is characterised as contributing to providing land for housing with a rising 
population within the Strategic Framework Plan (Figure 5, Bunyip Township Strategy, September 
2009) with the capacity to accommodate the projected growth of residential (infill) development 
within the Bunyip township boundaries while preserving the low density requirements (refer to 
Sections 4.7 Objectives and 4.8 Policy, Bunyip Township Strategy, September 2009). 
 

CLAUSE 18 TRANSPORT 

Clause 18 Transport has regard to the provision of ‘connectivity’ for residents to social and economic 
opportunity which facilitates reliable movement for people and goods and supports environmental 
sustainability, health and wellbeing. Of salience here are the strategies of Clause 18.0-1S Land use and 
transport integration that seeks to reduce distances people have to travel between their place of 
residence and their employment, education, service providers, which promotes mobility within and 
between communities. Our proposal implies that the subdivision provides opportunity for a 
residential development within the existing township boundary whereby residents would be within 
900metres of the commercial centre of Bunyip. This promotes non-car dependant mobility and 
supports active living and improved wellbeing synonymous with the 20-minute neighbourhood 
(Clause 18.01-2S Transport system) and sustainable and safe transport (Clause 18.01-3S), and the 
strategies of Clause 18.02-1S Walking, Clause 18.02-2S Cycling and Clause 18.02-3S Public Transport 
given Bunyip Rail Station is within 1 km of the subject site. 
 
 

CLAUSE 19 INFRASTRUCTURE  

Clause 19 has regard to the provision of infrastructure to our growing community. Clauses 19.03-2S 

Infrastructure design and provision and 19.03-3S Integrated water management has the objective to 

provide timely, efficient and cost-effective development infrastructure that meets the community 

needs by integrating planning and engineering design of new subdivisions and development. In this 

regard, our proposal has acknowledged that the provision of drainage is salient and must be catered 

to on the land. The allotment has a 3m wide easement at the northern end, and a waste treatment 

area has been set aside for a septic system. Please refer to the Land Capability Assessment provided 

by Hardcore Geotech, December 2024. 

 

RELEVANT & INCORPORATED DOCUMENTS  

BUNYIP TOWNSHIP STRATEGY 2009  

The Bunyip Township Strategy, 2009 (referred to as the strategy hereafter) outlines the following 

vision for Bunyip:  

A rural township with extensive recreational opportunities, potential for substantial growth and 

a commercial and retail centre providing an extensive range of services to the township and 

nearby residents.  
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The Bunyip Township will contain a range of housing types that respect the rural character of 

the town and the natural landscape. Open space areas will be diverse, to allow access for active 

and passive recreation while ensuring the protection of remnant vegetation and wildlife 

corridors to allow the movement of species throughout the landscape.  

Of the many strategic objectives outlined within the strategy, the following are particularly relevant 

to this proposal:  

• Provide for the growth of Bunyip as an attractive rural township 

• Maintain the rural township character  

• Provide a range of lot sizes and types to accommodate a mix of household and lifestyle types  

• Protect and enhance the environment, especially those elements which contribute to the 

character of the Bunyip Township 

The strategy identifies the following existing pattern of residential development in Bunyip (as per 2009 

when the strategy was implemented):  

 Residential development in Bunyip reflects a number of housing styles from Edwardian to 

modern design with the initial stages of the present day township site having been surveyed 

during the 1860s. A key characteristic of Bunyip is the significantly higher proportion of large lot 

sizes compared with other townships. Lot sizes generally range from 500 square metres to 1.5 

hectares and the larger lots on the fringe of the township help to integrate the township with 

the surrounding rural properties. Lot in Bunyip’s residential precincts predominately retain 

single-storey detached dwellings with generous setbacks from the street.  

The strategy identifies the subject site (Red star) as being located within Residential Precinct 2 – 

Established Residential Areas, as per the map below:  

 
THE BUNYIP EXISTING CHARACTER PRECINCTS – TOWNSHIP CHARACTER ASSESSMENT MAP  

(BUNYIP TOWNSHIP STRATEGY, 2009). 
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Township character assessments of preferred character precincts delineated four preferred character 

residential precincts for Bunyip. The subject site is mapped within the low density precinct (precinct 

2), which has the following preferred character:  

New residential estates will retain the rural character with a high proportion of large lots, combined 

with wide nature strips and roads, and a significant canopy of street trees. New development will 

integrate with the sloping and undulating terrain, and be designed and constructed to a high standard. 

Table 10 of the strategy outlines the Precinct character guidelines for Precinct 3. A response has been 

provided by Nobelius Land Surveyors to demonstrate how the proposal satisfies Council’s vision for 

the Low density residential areas:  

PRECINCT 2 – NEW RESIDENTIAL ESTATES 

LO
T 

C
H

A
R
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C
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R
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S 

 

• 80% of lots to remain larger than 700sqm 

• Minimum lot size of 600sqm 

• Minimum front setback of 7 metres 

• Minimum side boundary setback of 2.5 

metres 

• Maximum building site coverage should 

not exceed 40% of lot 

• Minimum lot width of 18m 

 

RESPONSE 

The proposed lot configuration and sizes 

achieve the preferred lot characteristics 

outlined with all lots featuring minimum 

areas of 4,000m2.  

The Building Envelopes of Lots 2 and 3 

achieve side and rear boundary setbacks of 

5 metres. 

The dwelling contained on Lot 1 is existing 

and the setback exceeds 10 metres. The 

battle-Ax lot configuration ensures any 

future development will be suitably setback 

from Doran Road and dwelling development 

on adjoining lots. 
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• Encourage a diversity of development 

styles 

• Maintain a sense of spaciousness between 
allotments of the residential areas through 
1. No front fences or if fenced, low front  

fences or open wire fences to allow 
   gardens and nature strips to merge 
2. Providing sufficient open space or garden    

areas 
3. Retaining existing vegetation 
4. Providing new trees and garden spaces 

• Discourage small allotments of less than 
600sqm 

• Require a landscape plan to accompany all 
applications for new subdivisions 

• Vegetation along McNamara and Petty 
Road to be retained 

• Maintain wide street reserves of 16-18m for 
local streets 

• Retain treed area in the western part of the 
precinct 

• Maintain a rectangular street and lot layout 

• Ensure protection and conservation of 
native vegetation including street trees and 

    roadside vegetation 

• Ensure all new developments include 
extensive street tree plantings at an early 

    stage of development 

• Encourage the inclusion of native 
vegetation and garden space for private 
and commercial development 

• Maintain a high level of quality in the design 
and construction of new buildings as well as 
continuity with the character of the areas 
existing built form. 

• Ensure building height respects the existing 
character of the surrounding area. 

• Residential developments should not 
include gated street formats but should 
connect visually and physically to the 
surrounding areas. 

• Developments to integrate with the existing 

landform. 

RESPONSE  

The proposed subdivision will allow for any 

future construction to be diverse in nature. 

 

The site is relatively flat and earthworks will 

be minimised. 

 

The existing vegetation on the boundaries 

will be removed to facilitate access, though 

landscape strips adjacent to boundaries for 

Lots 2 and 3 illustrate the capacity to replace 

these trees and retain the treed character of 

the area. The size of the lots and the 

setbacks of building and waste envelops 

provides for generous opportunities to re-

vegetate adjacent to boundaries. Plans 

indicate appropriate landscaping areas 

adjacent to boundaries. Please refer to 

Development Plan Ver 3. 

 

Building setbacks will adhere to the 

requirements as set out in Lot 

Characteristics.  

 

The proposal does not contemplate changes 

to the existing post and wire style fencing. 

 

Existing vegetation has been preserved, 

where appropriate. 

 

No development of dwellings is proposed as 

part of this subdivision application.  
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• Demonstrate how the new subdivision 
relates to the existing and intended use and 
development of adjoining land 

• Develop clear, legible road networks 
incorporating the existing grid layout which 
provide a high level of internal connectivity 
and external linkages for local vehicle 
pedestrian and bicycle movements 

• Maintain generous street, footpath and 
easements widths in new developments. 

• Provide a minimum width for internal streets 
of 7.3 metres to allow for parking on either 
side and access for emergency vehicles 

• Discourage cul-de-sacs and, if used, they 
should be connected through to another 
street by a wide reserve and path for safe 
pedestrian and bicycle access 

RESPONSE  

The proposed subdivision is consistent with 

the residential subdivisions occurring on the 

land surrounding the subject site.  

The existing footpath is gravel and no 

changes are proposed to the road or existing 

easements to the north and west of the 

allotment. 

The proposal will retain the low-density 

residential characteristics with a minimum 

lot size of 4,001m2 for Lot 3. Lot 1 will retain 

the existing dwelling and is proposed to be 

4,249m2. Lot 2 will measure 4,063m2. 

Adjoining neighbours are in excess of 9m 

away from any potential or existing dwelling 

and, therefore, will not be affected. There 

are other subdivisions along Doran Road, 

Morris Way, Greenhill Court, Wattletree 

Road and Nash Road where there has been 

no adverse effect upon the adjoining 

neighbours. 

The proposed street network reinforces the 

existing grid layout and is able to connect 

with the existing local vehicle, pedestrian 

and bicycle networks. 

 

Subsection 4.6 identifies the following key issues relevant to the development of residential land in 

Bunyip:  

• Bunyip has several large areas of undeveloped land within the township boundary. Developing 

vacant land within the township will provide the opportunity to increase the township’s 

population and therefore create economic and social benefits, making the town more 

sustainable in the long term.  

• While increasing the number of lots to increase the population is important, the general 

character of Bunyip is that of a rural township and it is important to maintain that character 

in all new developments.  

• Increasing the diversity of lots and dwelling types will allow people a broader range of housing 

options, as well as accommodate existing residents of Bunyip as they age and their housing 

needs change.  

Subsection 4.7 outlines the objectives to be met by future residential development of the town:  

• Facilitate growth of residential development in Bunyip to a population of approximately 3,500 

people.  

• Ensure that the long-term residential capacity and township boundaries are clearly defined.  

• Ensure the long-term sustainability of the community by providing residential development for 

a range of lifestyle opportunities.  

• Ensure that infill residential development is integrated and respects the existing character of 

the township.  
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• Maintain generous street, footpath and easement width in new developments.  

The proposal contemplates residential subdivision that will enable residents to access township 

amenity and services. The subdivision design illustrates a sensitivity to the existing character of Bunyip 

while accommodating for population growth and long term economic sustainability. 
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8. PARTICULAR PROVISIONS 

The relevant particular provisions/documents that will be addressed are identified below:  

• Clause 52.02  Easements, restrictions and Reserves 

• Clause 52.12  Bushfire exemptions  

• Clause 52.17 Native vegetation 

• Clause 53.01  Public open space contribution and subdivision  

 

CLAUSE 52.02 EASEMENTS, RESTRICTIONS AND RESERVES  

Clause 52.02 seeks to enable the removal and variation of an easement or restrictions to enable a use 

or development that complies with the planning scheme after the interests of affected people are 

considered. 

Pursuant to clause 52.02 a permit is required before a person proceeds under Section 23 of the 

Subdivision Act 1988 to create a restriction. 

The provision of building and waste envelopes has the intention of formalising future development to 

ensure the strategies of the DDO1 and the Bunyip Township Strategy that have regard to setbacks 

from boundaries govern future development. 

 

CLAUSE 52.12 BUSHFIRE EXEMPTIONS  

Clause 52.12 Bushfire protection exemptions seek to facilitate the removal of vegetation in specific 
circumstances to support and protect human life and property. Clause 52.12-1 Exemptions to create 
defendable space around buildings used for accommodation and Clause 52.12-2 Exemption for 
vegetation removal along a fence line provide exemptions that enable the removal, destruction of 
lopping of vegetation within 10m metres of an existing building to create defendable space and along 
a boundary fence between properties and in different ownership if all the requirements are met: 

• The fence must be located in an area that is designated as a bushfire prone area under the 
Building Act 1993. 

• The fence must have been constructed before 10 September 2009. The internal fencing has 
been on the prior to 2009.  

• The clearing alongside both sides of the fence when combined must not exceed 4 metres in 
width, except where land has already been cleared 4 metres or more along one side of the 
fence, then up to 1 metre can be cleared along the other side of the fence.  

 
The site is located within the BPA (Partially, as indicated previously, refer to the assessment to the 
requirements of clause 13.02-1S) and the existing dwelling was constructed prior to 10 September 
2009. The location of tree 12 is within 10 metres of the existing dwelling and meets the requirements 
that exempt its removal from the planning provisions. Please refer to the Plan below provided by 
Nobelius Land Surveyors. 
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Please read in conjunction with the Arboricultural Impact Assessment by ArbKey. 
 

CLAUSE 52.17 NATIVE VEGETATION 

Clause 52.17 has the following purposes:  

• To ensure that there is no net loss to biodiversity as a result of the removal, destruction or 

lopping of native vegetation. This is achieved by applying the following three step approach in 

accordance with the Guidelines for the removal, destruction or lopping of native vegetation 

(Department of Environment, Land, Water and Planning, 2017) (the guidelines):  

1. Avoid the removal, destruction or lopping of native vegetation.  

2. Minimise the impacts from the removal, destruction or lopping of native vegetation that 

cannot be avoided.  

3. Provide an offset to compensate for the biodiversity impact if a permit is granted to 

remove, destroy or lop native vegetation.  

• To manage the removal, destruction or lopping of native vegetation to minimise land and 

water degradation.  

Pursuant to Clause 52.17 Native Vegetation, locally indigenous, non-planted vegetation requires a 

permit (and offset) to remove, destroy or lop. ArbKey have prepared a Preliminary and Impact 

Assessment that evidences the two trees: tree 12 and 18 are planted Australian native, not Indigenous 

trees, and therefore are exempt from the requirements of Clause 52.17.   

 

CLAUSE 53.01 PUBLIC OPEN SPACE CONTRIBUTION AND SUBDIVISION 

A subdivision of the land attracts the requirement of a contribution to the council for (the provision 
of) Public Open Space the value of which is calculated as a percentage of the value of the land intended 
to be used for residential development. Clauses 53.01-1 and 53.02-2 (under section 18 (8)(a) of the 
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Subdivision Act 1988) set out exemptions from Public Open Space requirements specified in the 
scheme including where the subdivision is: 

• of a building used for residential purposes where each lot contains part of the building. 
The building must have been constructed or used for residential purposes immediately 
before 30 October 1989 or a planning permit must have been issued for the building 
to be constructed or used for residential purposes immediately before that date.  

• a commercial or industrial building provided each lot contains part of the building. 
• for the purpose of excising land to be transferred to a public authority, council or a 

Minister for a utility installation. 
• subdivides land into two lots and the council considers it unlikely that each lot will be 

further subdivided. 

The proposal does not qualify for any of the above-mentioned exemptions therefore the subdivision 
of land will attract a Public Open Space Contribution of the value of 8 per cent of the total value of the 
land, as per the requirements of the schedule to clause 53.01. 

 

9. GENERAL PROVISIONS 

The relevant general provisions that will be addressed in this section are identified below:  

• Clause 65 Decision Guidelines  

• Clause 65.01 Approval of an Application or Plan 

• Clause 65.02  Approval of an application to subdivide land  

• Clause 71.02-1 Purpose of the Planning Policy Framework  

• Clause 71.02-3 Integrated decision making 

 

CLAUSE 65 DECISION GUIDELINES 

Clause 65 states that the Responsible Authority must decide whether the proposal will provide 

acceptable outcomes in terms of the decision guidelines of this Clause. The decision guidelines of 

Clause 65.01 and 65.02 relating to the approval of an application or plan and an application to 

subdivide the land respectfully are relevant to this application.  

CLAUSE 65.01 APPROVAL OF AN APPLICATION OR PLAN  

The decision guidelines outlined in Clause 65.01 are applicable to this proposal, in particular:  

• The matters set out in Section 60 of the Act.  

• Any significant effects the environment, including the contamination of the land, may have on 

the use or development.  

The land is not identified as being contaminated. The site constraints and considerations of the land 

including native vegetation, topography and any overland flows have been responded to throughout 

the design process.  

• The Municipal Planning Strategy and the Planning Policy Framework.  

• The purpose of the zone, overlay or other provision. 
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• Any matter required to be considered in the zone, overlay or other provision.   

• The orderly planning of the area.  

The planning considerations have been adequately addressed within this report in sections 4-6.  

• The effect on the environment, human health and amenity of the area.  

The proposed subdivision does not pose any foreseeable adverse impacts to the environment, human 

health or the amenity of the area. Any potential adverse impacts have been identified and responded 

to throughout the design process.  

• The proximity of the land to any public land.  

The proposed subdivision does not adversely impact any public land within the vicinity of the site.  

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

No foreseeable factors that may cause or contribute to land degradation, salinity or reduced water 

quality have been identified during the design process.  

• Whether the proposed development is designed to maintain or improve the quality of 

stormwater within and exiting the site.  

Existing drainage easements E1 and E2 are located adjacent to the northern boundary (E2) and the 

western boundary (E1). The proposal benefits from this drainage, which discharges to the north. The 

proposal will not pose any foreseeable detriment to adjoining land with a common means of drainage. 

• The extent and character of native vegetation and the likelihood of it’s destruction.  

The subject site in its existing state is a highly modified landscape, with the majority of the site cleared 

for small-scale agriculture and lifestyle living. Vegetation is proposed to being removed adjacent to 

boundaries to facilitate access. 

• Whether native vegetation is to be or can be protected, planted or allowed to regenerate.  

The proposed subdivision provides landscaping buffers and lot sizes with dimensions appropriate for 

the planting and establishment of native vegetation.  

• The degree of flood, erosion or fire hazard associated with the location of the land and the use, 

development or management of the land so as to minimise any such hazard.  

The subject site is not prone to flood or erosion. The site is mapped as a designated bushfire prone 

area and the risk has been further addressed in Clause 13.02.  

• The adequacy of loading and unloading facilities and any associated amenity, traffic flow and 

road safety impacts.  

Loading and unloading facilities are not relevant to this proposal.  

• The impact the use or development will have on the current and future development and 

operation of the transport system.  

The proposed subdivision does not adversely impact on the current and future development and 

operation of the transport system.  
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CLAUSE 65.02 APPROVAL OF AN APPLICATION TO SUBDIVIDE LAND  

The decision guidelines outlined in Clause 65.02 have been considered in the proposed design. A 

response has been provided where applicable to demonstrate how the proposal meets the decision 

guidelines outlined below:  

• The suitability of the land for subdivision.  

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

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

The land is zoned for low density residential purposes and has been designated for future residential 

development in the Bunyip Township Strategy 2009. Surrounding land is experiencing infill residential 

development, and the lot sizes and street network of the proposed subdivision will integrate with and 

compliment the emerging character of the new residential precinct.  

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

means of drainage.  

An existing drainage system via the existing easements will support the proposed subdivision to 

ensure that overland flows do not adversely affect any other land with common means of drainage. 

Water tanks are required to support future development to ensure stormwater retention on the 

subject lots, avoiding detriment to other land that share the common means of drainage. 

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

existing vegetation.  

The subdivision is responsive to the constraints and considerations posed by the site, including native 

vegetation.  

• The density of the proposed development. 

The density of the proposed subdivision is appropriate for the locality and reflects the subdivision 

patterns seen on surrounding land.  

• The area and dimensions of each lot in the subdivision.  

The proposed subdivision has achieved lots with areas and dimensions consistent with those required 

by the Bunyip Township Strategy 2009.  

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

• The movement of pedestrians and vehicles throughout the subdivision and the ease of access 

to all lots.  

The proposed layout is functional in design and integrates with the existing street network.  

The movement of pedestrians and vehicles is facilitated through driveway access to Doran Road. 

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

The proposal does not include reserves for public open space or other community facilities.  

• The provision of off-street parking.  

All lots are able to support off-street parking.  

• The provision and location of common property.  
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• The functions of any body corporate.  

No common property is proposed as part of this subdivision.  

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

electricity and gas.  

• 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 subject site is able to connect to water, electricity and NBN.  

Sewerage will be addressed through a septic system and a Land Capability Assessment has been 

provided that evidences the capacity of the land to treat and retain all sewage and sullage within the 

boundaries of the new subdivided land.  

• Whether, in relation to subdivision plans, native vegetation can be protected through 

subdivision and siting of open space areas.  

 All efforts have been made to retain vegetation with medium to high value native trees located on 

Lot 1 preserved.  

• The impact the development will have on the current and future development and operation 

of the transport system.  

The proposed subdivision does not adversely impact on the current and future development and 

operation of the transport system.  

 

CLAUSE 71.02-3 INTEGRATED DECISION MAKING 

Clause 71.02-3 Integrated decision making seeks to balance the needs and expectations of the 
community in terms of the provision of built form to accommodate a growing population, protection 
of the environment, economic wellbeing, various social needs, management of resources and 
infrastructure.  
Clause 71.02-3 has been recently updated (February, 2022) and aims to balance these needs and 
expectations through the employment of the Planning Scheme to ensure conflicting objectives are 
balanced in favour of net community benefit and sustainable development for the benefit present and 
future generations. It states that in bushfire affected areas, planning must prioritise the protection of 
human life over all other policy considerations.  
 
Our proposal contemplates the subdivision of land in an area identified as low risk to the threat of 
bushfire. The subdivision of the subject site presents an opportunity to balance the demand for 
housing by the growing population, mitigate the risks associated with the land and preserve the 
environmental assets on and around the lot. 
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10. CONCLUSION 

It is submitted that the proposal is consistent with the relevant policies and provisions of the Cardinia 

Planning Scheme and should receive Council’s support for the following reasons: 

• The proposal is consistent with the Municipal Planning Strategy and the Planning Policy 

Framework.  

• The proposal is consistent with the purpose of the Low Density Residential Zone – Schedule 

2.  

• As stated in this report, the matters for consideration under the Planning and Environment 

Act, 1987 and associated Planning and Environment Regulations 2015 has been satisfactorily 

addressed through compliance with the Cardinia Planning Scheme, demonstrating the 

subdivision is compatible with the existing subdivision and development pattern in the 

surrounding area.  

• Medium to high value vegetation will be retained with lots of a generous area that provides 

opportunities to landscape.  

• The proposed lot sizes have dimensions appropriate for building and waste envelopes that 

will provide for future dwellings that will not overshadow the existing rooftop solar energy 

systems on dwellings on adjoining residential lots and ensure waste is retained and treated 

onsite.  

• The proposed lots provide generous opportunities for landscaping adjacent to boundaries. 

• The proposal is respectful of the neighbourhood character and subdivision pattern evident in 

surrounding residential developments.  

The proposal provides an excellent opportunity for further residential development in a well-serviced 

location and in an area designated for residential growth in Bunyip. 

The constraints and considerations of the subject site have been appropriately responded to in the 

design process, and the proposal integrates into the surrounding subdivision pattern and street 

network and warrants the support of Council. 
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Stormwater Strategy Report 

1. INTRODUCTION 

1.1. Development Site Introduction 

NFK Civil has been commissioned by 14 Doran Rd Pty Ltd (The Developer) to prepare a report 
concerning a stormwater drainage strategy for a development site at 14 Doran Road, Bunyip. 
The site is proposed to be subdivided into three lots and this report has been prepared to be 
lodged with the planning application for the proposed development. 

Cardinia Shire Council as the local authority for the development site, adopt Engineering Design 
and Construction Manual (EDCM) for Subdivision in Growth Areas as the main guideline for 
planning and engineering process and details. The EDCM section 3.2 Documentation 
Requirements for Planning Permit Applications, item (d) stipulates that “An overall drainage 
management strategy including any proposed staging of the works and the methodology for 
satisfying Clause 56.07 of the municipal planning scheme”. The framework of this report is 
based on this clause. 

NFK Civil has also been provided with a Development Plan Version 1 prepared by Nobelius Land 
Surveyors in May 2025, Survey Reference No. 22544. The plan indicates that the existing site 
parcel will be subdivided into three lots with sizes range between 4001m2 to 4249m2. The 
proposed two lots being created at the rear of existing dwelling will have individual strip of land 
that will serve as driveway and other utility connections. 

 
Figure 1 - Proposed Development Plan 
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1.2. Site Location 

The development site is located approximately 1.5km north east from Bunyip town center or 
train station. Doran road is local access street providing access to the residential properties in 
north east Bunyip area and terminates at Bunyip Native Sanctuary, south of Princes Hwy. 
Victoria Planning Map indicates that the development site is located within Low Density 
Residential Zone (LDRZ2) and the total area of the lot is approximately 12,327 m2. 

The development site land parcel is an L shape lot with one end to the east is abutting to Doran 
Road reserve and north end to the north is abutting to a gas transmission line reserve. The gas 
transmission reserve terminates on the west end at a Public Park and Recreation Zone (PPRZ). A 
series of stormwater treatment ponds/basin exist within this area and known as Melbourne 
Water’s Wattletree Road Drainage Scheme (DS) retarding basins and wetland.  

There is no stormwater related overlay (eq. Flood Overlay (FO), Land Subject to Inundation 
Overlay LSIO and Special Building Overlay SBO) within the close proximity of the development 
site. 

 
Figure 2- Property Location 

1.3. Site Terrain 

The development site is located almost at the top of east ridge of the Tee Tree Creek formation, 
where the MW Wattletree Rd DS basins are located. Hence the development site slopes from 
the east end at Doran Road to the north west end at gas transmission line reserve. The slope 
within the site is generally around 5.5% ( 1 : 18) with the highest level at the south east corner 
at 70.00m and the lowest level is at north west corner at approximately 61.04m Australian 
Height Datum. The slope is almost uniform between 8% to 10%. 
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1.4. Assumptions and Limitations  

This report has been scoped and prepared as a desktop study and analysis to provide 
preliminary site stormwater treatment strategy for the Cardinia Shire Council review. The 
framework of the study and analysis in this report is based on EDCM, particularly related to the 
contexts outlined in Section 1.7.11 Integrated Water Management and Section 1.7.12 
Stormwater and Water Sensitive Urban Design in minimizing the increase in stormwater runoff 
including the incorporation of Water Sensitive Urban Design (WSUD) principal to achieve best 
practice in stormwater management. 

There are limitations to the level of details provided given the nature of desktop study. The 
report relies upon information made available from service authorities including Melbourne 
Water, with assumptions of the accuracy and completeness of the information provided. 
Further assessment and confirmation of details provided will be necessary during the planning 
and design stages. 

2. Melbourne Water Drainage Scheme 

2.1. 2854 – Wattletree Road Drainage Scheme 

Section 1.2 Site Location above mentioned that an existing Melbourne Water Drainage Scheme 
infrastructure is located west of the development site. This particular DS is called Wattletree 
Road Drainage Scheme (2854). Under the scheme, the proposed development site is located 
within the catchment area. 

The DS indicates that at the development site north west corner which is the lowest point of 
the site, a drainage pipeline will be constructed as part of the scheme. This drainage pipeline 
will run to the west along the south boundary of gas transmission line reserve and terminate at 
the detention basins or wetland. The new scheme drainage pipeline has been identified 
between node X11 and X12 on the DS. 

 

 
Figure 3 - MW Wattletree Rd Drainage Scheme 
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2.2. Drainage Scheme Contribution 

Melbourne Water drainage schemes have been developed to identify the catchment-based 
stormwater management and strategy. The drainage scheme consists of relevant infrastructure 
required to ensure that any future urban development planning will meet appropriate 
standards for flood protection and environmental performance. The type of infrastructure 
commonly set as part of the drainage scheme strategy are: 

• Pipelines 

• Overland flow paths 

• Retarding basins 

• Wetlands 

• Floodways etc 

Melbourne Water have set a pricing arrangement on each DS to assist in the cost of the 
infrastructure construction through financial contribution paid by the developers. 

In their website, Melbourne Water explain the objectives and how the drainage scheme 
contribution works. Below is the snippet from MW website. 

 
Figure 4 - MW Drainage Scheme Contribution Explanation 
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2.3. Development Site Stormwater Objectives 

Considering that the development site is part of a Melbourne Water Drainage Scheme, the 
following will be the main objective of site stormwater management strategy 

Quantitative Objectives 

1. Post development minor stormwater runoff up to 20% AEP will be managed and 
conveyed through underground piped system 

2. Post development major stormwater runoff beyond 20% up to 1% AEP will be managed 
and conveyed over the surface utilizing open swale or channel 

3. Development site minor storm outfall will be connected to an existing Council pipe 
system located in the drainage easement abutting to the gas transmission line reserve 

4. Development site major storm outfall will be released to the current swale formation at 
the north west corner of the site (gas transmission line reserve). This stormwater runoff 
will be then collected and conveyed via Melbourne Water Drainage Scheme pipeline 

5. No on-site stormwater detention system is required as a DS hydraulic contribution is 
payable by the developer to MW. The reduction of stormwater runoff discharge will be 
part of the larger Wattletree Road Drainage Scheme 

 

Qualitative Objectives 

1. A stormwater quality treatment will be implemented on-site in accordance to Clause 
56.07 to achieve the stormwater management best practice through Water Sensitive 
Urban Drainage 

2. A proportion of Drainage Scheme water quality contribution payment required by the 
developer will be offset from the water quality objective achieved through the 
development stormwater strategy. 
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3. SITE STORMWATER DRAINAGE STRATEGY 

3.1. Cardinia Existing Drainage Asset and Legal Point of Discharge 

A legal point of discharge (stormwater) application was submitted to Cardinia on 2 June 2025 
requesting Council’s direction on the LPoD as well as any information pertaining to Council 
existing drainage infrastructure within the vicinity of the development site. In a response letter 
dated 3 June 2025, Cardinia Shire Council - Infrastructure Services provided the information of 
existing drainage pipe located along the north boundary of development site abutting with gas 
transmission line. This existing Council drainage line is also nominated as Legal Point of 
Discharge of the development site. 

 
Figure 5 - Stormwater Legal Point of Discharge 

The availability of existing Council drainage asset at the lowest point of the development site 
provides a very convenient outfall and less challenging site drainage management strategy. 
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3.2. Stormwater Drainage Strategy Plan 

Below is the initial drainage strategy plan proposed for the development site. The stormwater 
strategy plan can be found in the Appendices. 

 
Figure 6 - Drainage Strategy Plan 
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4. DEVELOPMENT SITE HYDROLOGY AND HYDRAULICS 

4.1. Rainfall Intensity (BOM IFD2016) 

 
Figure 7 - BOM IFD2016 Rainfall Intensity 

 

4.2. Drainage Pipe Hydraulic Capacity (20% AEP) 

The proposed pipe section between Pit 1 and 2 is considered the critical pipe capacity to check 
due to flatness of the pipe slope compared to the other pipe sections. 

The following parameters are used in calculating the peak flow rate for 20% AEP of this pipe 
section. 

• Sub catchment area ( A ) = Lot 1 and 2 = 4,249 + 4,063 = 8,312m2 = 0.8312 Ha 

• Time of concentration ( tc ) = 7 minutes (Melbourne Water and EDCM) 

• Run off coefficient ( C ) = 0.3 (Melbourne Water for LDRZ with average lot size 4000m2) 

• Rainfall intensity ( I ) = 74.3 mm/hr 

 

Using the Rational Method formula 
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The peak flow rate assigned to the pipe section between Pit 1 and 2 (Qd) = 0.05146 m3/s or 
51.46 l/s 

Using Manning’s equation to calculate velocity of the water flowing in the pipe, 

 

The pipe capacity can be determined using the formula of:  Q = A / v 

The proposed drainage pipe section between Pit 1 and 2 to be 225mm diameter uPVC (n = 
0.008), the pipe capacity (Qc) at 1 : 60 slope can be calculated as 

 Qc = 98.73 L/s 

Hence Qc > Qd   →  OKAY 

 

4.3. Swale Drain Hydraulic Capacity (1% AEP) 

The major storm carries a bigger risk and any development site will require to assess the risks 
related to its peak flow rate and possibility of flooding due to both internal site catchment or 
external catchments. It is assumed that the site is not subject to external catchment flooding 
such as LSIO or Flood Overlay (FO). Hence the focus of risk assessment will be on the internal 
catchment generated flow rate. 

The swale section located west of Lot 3 is the most critical section to assure adequate capacity 
to convey 1% AEP runoff from all of three lots. The following parameters are adopted from the 
previous sections to calculate the site post developed 1% AEP (100 year ARI) flow rate using 
Rational Method. 

• Post-developed run off coefficient (C) = 0.4 (Melbourne Water for LDRZ) 

• Post-developed time of concentration (Tc) = 6 minutes (calculated and round up) 

• Rainfall intensity for 100 year ARI (I)  = 146 mm/hr (IFD table) 

• Site area (A)     = 1.2313 hectares 

Site peak flow for 100 year ARI using Rational Method. 

= 0.1997 m3/s or 199.7 L/s 
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The drainage pipe flow capacity from the previous section = 98.73 L/s. 

Hence the GAP FLOW is 

 Qd = 199.70 L/s – 98.73 L/s = 100.97 L/s. 

 

The gap flow of 100.97 L/s will be directed and conveyed over the earthen swale in the 
easement and discharged to existing open drain in gas transmission reserve (refer to Cardinia 
LPD advice). 

The earthen swale cross section to be constructed as “V” channel is as shown below. 

 
Figure 8 - Typical Swale Cross Section 

Using Manning’s formula, the above driveway cross sectional profile with 1 : 60 slope will be 
able to convey flow rate up to 0.29 m3/s or 290 L/s. This swale capacity is greater that the gap 
flow. 

Qc = 290 L/s > Qd   →  OKAY 
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5. WATER SENSITIVE URBAN DESIGN 

5.1. Stormwater Quality Objectives 

Victoria Planning Provisions Clause 56.07 provides sustainable water management provisions 
that aim to conserve, reuse and recycle water and manage the quality of stormwater run-off. 
Clause 56.07-4 Stormwater Management – standard C25 requires stormwater run-off must 
meet the Urban Stormwater – Best Practice Environmental Management Guidelines (CSIRO, 
1999). 

The current water quality objectives are: 

 

5.2. WSUD Treatment Option 

The individual lot of subdivision will have it’s own rainwater tank for reuse purpose to flush 
toilets, wash clothes, water gardens and wash cars, significantly reducing demand on drinking 
water. A 10,000 L rainwater tank has been selected to be installed on each of allotment which 
later on will be connected to the building roof. 

An average roof area of 600 m2 with five bedrooms house to be built on each lot have been 
adopted to calculate the quality performance of this type of treatment. Considering the 
simplicity of treatment proposed on the development, Melbourne Water STORM Calculator has 
been utilised to calculate the quality performance compared to the Victoria Planning Clause 
56.07-4 Stormwater Quality objectives. 

5.3. STORM Calculator 

A 10,000 L slimline rainwater tank is proposed to be installed on each of the lot being created 
on this development site to treat the stormwater captured from the roof. As discussed above, 
no other WSUD treatment is appropriate to be installed or created on this site. 

The selection of 10,000 L size and slimline type rainwater tank is considered to be the most cost 
effective that will not sacrifice unnecessary footprint and aesthetic for this type and size of lot 
in the development. Generally, treating stormwater only with rainwater tank cannot achieve 
the best practice water quality outcome. However, for a development of this size, a 
combination of quality outcome achieved with rainwater tanks together with Melbourne Water 
offset contribution to the relevant Drainage Scheme will provide a better value for money and 
at the same time contributing to larger water quality of waterways and bays under Melbourne 
Water catchment. 
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The previous sections discussed the roof coverage area of 600 m2 for each of the lot. The 
STORM calculation below assumes that 80% of the roof coverage will be captured and 
conveyed to rainwater while the rest will be discharged via downpipes directly to drainage pipe 
due to practicality. 

 
Figure 9 - STORM Calculator Outcome for the Development Water Quality 

The proposed development stormwater quality treatment strategy by utilising only rainwater 
tank on each lot can only achieve 61% Storm Rating. Considering that the development site is 
located within the Melbourne Water Wattletree Rd Drainage Scheme, the balance of 39% 
treatment will need to be part of the drainage scheme quality treatment effort. 
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A stormwater quality offset contribution is payable to Melbourne Water and the next section 
discusses the estimated contribution amount to be made. 

The details of STORM calculator report can be found in the Appendices. 

5.4. Melbourne Water Stormwater Offset Contribution 

The following contribution calculation is based on the Melbourne Water online calculator for 
the stormwater quality offset contribution under Wattletree Rd DS. 

 
Figure 10 - Melbourne Water Stormwater Quality Offset Contribution 
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6. SITE DRAINAGE CONNECTION TO COUNCIL ASSET 

6.1. Site Drainage Connection Type 

Legal Point of Drainage (LPD) advice received from Cardinia Shire Council specifies that the site 
drainage is to be connected to the existing drainage pipe/pit along the development site north 
boundary abutting to gas transmission line reserve. 

Due to the calculated peak flow for 20% AEP as detailed in the previous sections as well as the 
EDCM requires a minimum 225mm diameter pipe, the existing 150mm diameter Council pipe 
drainage is not appropriate and will not be adequate to accommodate extra loading from the 
proposed development. Hence a grated pit will be constructed approximately 2.0m prior to the 
connection to Council existing asset to allow for surcharge. 

The LPD advice also identifies an existing drainage pit asset labelled as Pit No 1 (JP) is located at 
the north west corner of the development site within the drainage easement. However, the 
most recent survey did not identify this pit. Further site investigation and detailed design will be 
required during design phase to establish the most appropriate type of connection of 
development site drainage to the existing Council asset. This report anticipates that based on 
the current available information, a pit connection to the existing Council drainage asset will be 
the most appropriate in anticipating the smaller size existing downstream pipe. 

6.2. Future MW Wattletree Rd Drainage Scheme Pipe Works 

Melbourne Water DS identifies a node at the end of future pipe work labelled as X11 which is 
located at the north west corner of the proposed development site. Both peak flow from minor 
system pipe (20% AEP) and the major system swale drain (1% AEP) are anticipated to be 
directed and captured at this node to the future DS pipe system. 

Prior to the completion of DS scheme pipeline, the interim gap flows that cannot be 
accommodated by the existing Council drainage pipe will surcharge at the development 
drainage Pit 1. From this surcharge pit, water will flow through the existing open drain located 
within the gas transmission reserve. 

  



14 Doran Road, BUNYIP 
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7. APPENDICES 
 

A. Development Drainage Strategy Plan 

B. Development Plan Version 1 

C. Before You Dig Australia report 

D. LPD Advice Letter from Cardinia Shire Council 

E. BOM IFD2016 Rainfall Intensity table 

F. Drainage Pipe Hydraulics Calculation Sheets 

G. STORM Calculator report 

H. Melbourne Water Stormwater Quality Offset Contribution calculator 

I. Melbourne Water Wattletree Road Drainage Scheme 
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Cardinia Shire Council PO Box 7 Phone: 1300 787 624 

ABN: 32 210 906 807 Pakenham 3810 Email: mail@cardinia.vic.gov.au 

20 Siding Ave, Officer (DX 81006) Web: cardinia.vic.gov.au 

OFFICIAL - This document is a record of a Council decision or action and MUST be stored to SharePoint or a Corporate system. 

Legal Point of Discharge and Stormwater Drainage 

Information Report 
 

 

 

To:   NFK Civil 

 

Attention: Erik Andriansyah 

 

Email address: erik.andriansyah@nfkcivil.com.au 

 

From: Cardinia Shire Council – Infrastructure Services 

 

Date: 3 June 2025 

 

Total pages: 2 

 

Legal Point of Discharge and Stormwater Drainage Information Report 

 

Pursuant to Regulation 133 of the Building Regulations 2018, please find below, stormwater 

drainage details and legal point of discharge for: 

 

Property Address: Lot 2, 14 Doran Road, Bunyip Victoria      

 

Property Number:  5000009946 

  

 

See attached plans.  

 

 
Regards,  

 

 

Katie Slivarich 

Development Support Officer  

 
Please note: 

• The information contained within this report is based on the drawings provided to, and approved by, Cardinia Shire 

Council.  Cardinia Shire Council has taken reasonable steps to ensure the accuracy and currency of this information 

and disclaims any liability resulting from the usage of it. 

• The information contained within this report is approximate only and it is recommended that the information be 

verified on site, and all levels checked for discharge to the nominated point, prior to the commencement of any works.    

• A Works within a Road Reserve permit is required for all connections or alterations to Council assets. 

• If a Town Planning Permit is required for this site, please refer to current permit for all stormwater drainage conditions. 

• Stormwater pipe offsets are not provided as a part of this response. 

 

 

 

 

 

 

 

mailto:mail@cardinia.vic.gov.au
http://www.cardinia.vic.gov.au/


 

OFFICIAL - This document is a record of a Council decision or action and MUST be stored to SharePoint or a Corporate system. 
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STORMWATER DRAINAGE ANALYSIS - PIPE FLOW CALCULATIONS Spreadsheet specific for this job only.

Client: 14 Doran Rd Pty Ltd File No.: 190120

Project: 14 Doran Rd BUNYIP Date: 19/06/2025

Engineer: E.A

a b c d e f g Fraction Impervious

3.145993 -0.577488 0.001922 0.006595 -0.002165 0.000038 0.000016 Land

NOTE: YOU SHOULD REVIEW ALL INPUT CELLS (SHADED IN BLUE) Pavement

Roof

CATCHMENT A

Pipe C*A C*A Total tc I Qd DIA I.D. Pipe Area Upstream GRADE Downstream Length Fall Qc Qd / Qc Vc Vp Va tpipe

Section Land Pave Roof (m2) (mins) (mm/h) (l/s) (mm) (mm) (m2) IL 1 in X IL m m (l/s) m/s m/s (mins)

1.0 6.0 4249.00 0.00 0.00 1272.83 1272.83 7.00 72.52 25.641 225 229 0.041 12.035 19.0 8.667 64.0 3.368 175.45 0.15 4.26 3.05 3.05 0.35

2.0 5.0 4063.00 0.00 0.00 1217.11 2489.94 7.35 71.07 49.159 225 229 0.041 8.617 60.0 7.617 60.0 1.000 98.73 0.50 2.40 2.40 2.40 0.42

3.0 4.0 4001.00 0.00 0.00 1198.54 3688.48 7.77 69.43 71.138 225 229 0.041 7.567 20.0 7.467 2.0 0.100 171.00 0.42 4.15 3.96 3.96 0.01

Areas (m2)

0.05

Manning's n

Minimum Velocity (m/s)

Maximum Velocity (m/s)

Minimum Drop through Pit (m)

Minimum Drop along Pipes (m)

C (5 Year)

0.008

0.781

1.000 0.855

0.247

0.900

6

0.05

0.15Minimum Freeboard at Pit (m)

0.7

0.300



Channel width

Freeboard Channel
CHANNEL DESIGN SHEET Spreadsheet specific for this job only. DEPTH         Side slope depth

Client: File No.:
Project: Date: Base slope

Engineer:

For a given channel configuration alter the DEPTH to find the flow
For a given flow alter the DEPTH and channel configuration as required 
For a trapezoidal channel make the base slope large enough (2000) to make the fall negligable 
For a "v" channel make the base width zero and the side slopes will form the "v"

BASE CHANNEL CHANNEL FREEB'D MANNINGS CHANNEL DEPTH WATER WATER WATER CHANNEL CHANNEL CHANNEL WETTED Q Vave Dave DV
WIDTH SIDE BASE n SLOPE Alter depth WIDTH DEPTH AREA WIDTH DEPTH AREA PERIMETER

SLOPE SLOPE to find Q

0.0 3 100 0 0.02 60 0.250 1.5 0.25 0.19 1.5 0.25 0.19 1.58 0.29 1.56 1.33 2.08

Base width

CALCULATED CHANNEL DIMENSIONS RESULTS



Lot 1 Roof to RWT 480.00 Rainwater Tank 10,000.00 5 76.00 100.00

Lot 2 Roof to RWT 480.00 Rainwater Tank 10,000.00 5 76.00 100.00

Lot 3 Roof to RWT 480.00 Rainwater Tank 10,000.00 5 76.00 100.00

Lot 1 Roof to drain 120.00 None 0.00 0 0.00 0.00

Lot 2 Roof to drain 120.00 None 0.00 0 0.00 0.00

Lot 3 Roof to drain 120.00 None 0.00 0 0.00 0.00

Treatment %Occupants /
Number Of
Bedrooms

Treatment
Area/Volume

(m2 or L)

Treatment TypeImpervious Area
(m2)

Description

STORM Rating Report

Municipality:

Address:

Assessor:

Development Type:

Allotment Site (m2):

CARDINIA

14 Doran Rd

 

Bunyip

VIC 3815

NFK Civil

Residential - Subdivision

12,313.00

Tank Water
Supply

Reliability (%)

Rainfall Station: CARDINIA

STORM Rating %: 61

TransactionID: 0

Program Version: 1.0.0Date Generated: 18-Jun-2025





2854 - Wattletree Road DSS 1:3,168

 

Map at A1

Esmap Ref: 769 I6

Plan Date: November 2019

0 60 12030
m

±Disclaimer: In compiling the information Melbourne Water has
used its best endeavour to ensure that the information is correct
and current at the time of publication, but takes no responsibility
for any error or defect therein.  Melbourne Water shall not be
liable for any loss or damage arising from the use of, or reliance
placed on, any information provided by this publication.
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Land Capability Assessment 
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PO Box 233, Koo Wee Rup, VIC 3981 

Phone: (03) 5997 1192 Email: admin@soiltestexpress.com.au 

 

1. Owner/ Developer: Nobelius 
  

 

 

2. Zoning: Low Density Residential Zone 2(LDRZ2) 
 

 

 

3. Overlays: (DDO)(DDO1) (VPO)(VPO1) This property is in a bushfire prone 

area. 
 

 

 

4. Allotment Size: Lot 1 4249m2. Lot 2 4063m2. Lot 3 4001m2. 
 

 

 

5. Anticipated Wastewater:  Lot 1 720 l/d. Lot 2 and 3 1080 l/d 

 

 

6. Number of Rooms Usable for Bedrooms: Lot 1 3 bedroom. Lot 2 and 3  

5 Bedroom. 

Plans unsighted room numbers provided by client. 
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PO Box 233, Koo Wee Rup, VIC 3981 

Phone: (03) 5997 1192 Email: admin@soiltestexpress.com.au 

 

7. Site Plan:   
             Note: Plan not to scale 
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Residence 

LCA BH2 
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PO Box 233, Koo Wee Rup, VIC 3981 

Phone: (03) 5997 1192 Email: admin@soiltestexpress.com.au 

 

8.  Published Soil Information: 

 
The site is situated within a geological area of Devonian Upper, Granite. The site investigation 

confirmed this. 

 

 

 

 

 

 

 

 

 

 

9. Site Key Features: 
 

Table 1: Site Assessment 

 

 Feature Description Level of 

Constraint 

Mitigation 

Measures 
A Buffer Distances Good Minor Nil 

B Climate Low evaporation Moderate Yes 

C Drainage Fair Minor Nil 

D Erosion & Landslip Nil Minor Nil 

E Exposure & Aspect Good Exposure Minor Nil 

F Flooding Less than 1-100 Minor Nil 

G Groundwater Not encountered Minor Nil 

H Imported Fill No Minor Nil 

I Land Available for 

LAA 

Small Moderate Yes 

J Landform Slope Moderate Yes 

K Rock Outcrops Nil Minor Nil 

L Feature Nil Minor Nil 

M Run-on & Runoff Slope Moderate Yes 

N Slope ≤10% Minor Nil 

O Surface Waters Nil Minor Nil 

P Vegetation Grass Minor Nil 

 

B) Due to low evaporation and high rain fall in winter a full water balance has 

been completed for subsurface irrigation and conservative rates applied. 

Wick trench and bed lengths have been increased by 30%. 

I) Conservative DLR applied and rates of 180L per day per person. 

J) M) Divert Runoff away from Effluent area. 
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10. Soil Survey and Analysis: 

 
Table 2: Soil Assessment  

 

 Feature Assessment Level of 

Constraint 

Mitigation 

Measures 
A Electrical 

Conductivity 

.38dSm-1 Minor Nil 

B Emerson Aggregate 

Class 

7 Minor Nil 

C pH 5.3 Minor Nil 

D Rock Fragments <10% Minor Nil 

E Soil Test Depth 1.5m Minor Nil 

F Soil Permeability & 

Design Loading Rates 

Cat 5 Moderate Yes 

G Permanent Watertable 

Depth 

<5m not 

encountered 

Minor Nil 

 

 

• Bore logs on page 9. 

 

F) Category 5 soil, full water balance has been done and conservative rates applied. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



  Report No: 19998 

Page 6 of 9 

 
PO Box 233, Koo Wee Rup, VIC 3981 

Phone: (03) 5997 1192 Email: admin@soiltestexpress.com.au 

 

11. Water Balance: 
 

Mean Yearly Rainfall: 869.2 

 

Yearly Pan Evaporation: 1042.3 

 

Daily water usage:  LOT 1 720 litres per day. Lot 2 and 3 1080 litres per day. 

 

       SITE 1 

 

 
 

SITE 2 & 3 
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Site 1 

 

Wick Trench 

& Bed DLR 

Wick Trench & 

Bed Length 

Subsurface 

DIR 

Subsurface 

Area 

5 140m 3 388m² 
 

Wick Trench and Bed sizing: 

 

Q = Daily design flow rate L/Day. 

W = Width of trench & bed. 

DLR = Design load rating in MM/Day from table 9. 

F = Factor 1.2 

720L/ (DLR x(W/F) 

720L/ (5 lm2   x 1.6/1.2) 

720L/6.66 L/M 

108.10m + 30% = 140.53m 

 

 

 

Site 2 & 3 

 

Wick Trench 

& Bed DLR 

Wick Trench & 

Bed Length 

Subsurface 

DIR 

Subsurface 

Area 

5 210.80m 3 582m² 
 

 

Wick Trench and Bed sizing: 

 

Q = Daily design flow rate L/Day. 

W = Width of trench & bed. 

DLR = Design load rating in MM/Day from table 9. 

F = Factor 1.2 

1080L/ (DLR x(W/F) 

1080L/ (5 lm2   x 1.6/1.2) 

1080L/6.66 L/M 

162.16m +30%= 210.80 

 

 

Calculated with Trench & Bed sizes. Trench - 400mm deep & 600mm wide.  

Bed - 200mm deep & 1m wide. 
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12. Location and Configuration System: 

 

Effluent Area:   EPA setbacks must be met. 

 

Site 1 

 
Site 2 
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1 Introduction 

Arbkey has been engaged by Shehan Tambinayagam to provide a Preliminary Arboricultural Assessment 

for trees potentially affected by an in-planning development at 14 Doran Road, Bunyip. For the report 

arbkey has: 

• Identified and assessed the trees, providing their location, species, dimensions, useful life 

expectancy and health and structural condition. 

• Allocated each tree an arboricultural value, indicating its merit for retention in the landscape 

throughout nearby disturbance. 

• Calculated the size of the Tree Protection Zone (TPZ) in accordance with Australian Standard 

4970, Protection of Trees on Development Sites. 

• Provided recommendations to protect any trees through adjacent developments. 
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2 Site Details 

The subject site is a 1.2-hectare property featuring a dwelling, driveway, sheds and yards within its 

eastern section and a grazing area within its western section (Figure 1). Large canopy trees are a 

significant feature of the eastern section of the site and are occasionally present within the adjacent 

properties. Development of the site is in the early planning phases. 

 

Figure 1: Subject site frontage 

2.1 Planning and Policy Context 

The subject site is located within Low Density Residential Zone - Schedule 2 of the Cardinia Planning 

Scheme (DEECA 2025). The vegetation protection related planning or policy controls for the site and how 

they affect the assessed trees has been provided in Table 1.  

Table 1: Vegetation controls at site 

Planning/Policy Control Overview of control Trees affected 

Vegetation Protection Overlay 

(VPO1) 

A permit is required to remove, 

destroy or lop any vegetation. A list of 

exemptions applies 

All except Trees 3, 5, 6, 7, 10, 12, 19 and 

25 

52.17 Native Vegetation 

A permit is required to remove or 

destroy non-planted Victorian native 

vegetation. 

Tree ID 

21 and 23 

 

Trees within 10m of an existing dwelling, or 1m of an existing fence, constructed prior to September 2009 

are exempt from planning scheme controls due to the site’s location within a Bushfire Prone Area (DEECA 

2025). When assessing the planning and policy context at the site, it has been assumed that the dwelling 

at the site was constructed prior to September 2009. This must be confirmed during the design process 

and reevaluated if required. 

Due to their ownership, any trees within adjacent third-party owned property must remain viable 

throughout works at the subject site unless under agreement with the tree’s respective owner. 

Modification of trees in adjacent property may also be subject to permit approval. 

2.2 Site Map 

A site map detailing existing conditions and tree locations has been provided in Appendix 1: Site Map   
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3 Methodology 

On the 22 April 2025, Lachlan Scott undertook inspection of trees greater than 3m in height located at, or 

with tree protection zones (AS4970 2009) likely to intersect the property at, 14 Doran Road, Bunyip. The 

following information was collected for the trees: 

• Tree Species 

• Tree Location 

• Height (m) 

• Crown Spread (m) 

• Diameter at Breast Height (DBH) at 1.4m (cm) 

• Diameter at Base (DAB) at just above the root flare (cm) 

• Health 

• Structure 

• Significance 

• Photographs of tree 

Only a ground based visual inspection was undertaken of all trees according to the principles of Visual 

Tree Assessment and tree hazard assessment described in Harris, Clark and Matheny (1999) and Mattheck 

and Breloer (1994). 

Tree location has been derived using a feature survey provided by the client or if not present aligned 

using an RTK corrected GNSS receiver. 

Height was measured on site using an impulse laser accurate to +/- 30cm. Crown spread values or 

drawings are indicative of crown size only, not shape or form. 

A diameter tape was used to measure DBH. To prevent trespass, DBH has been estimated on adjacent 

sites. 

Health, Structure and Significance are qualitative values derived from visual indicators and the authors 

experience and qualifications.  

Full data collection definitions are available in Appendix 6: Data Definitions. 

 

 

 

 

3.1 Documents Reviewed 
Table 2: Documents reviewed to assist in the compilation of this report 

Document Name DWG/Document # Author Document Description 
Date 

compiled/drawn 

Doran Road Site Analysis 22544 
Nobelius Land 

Surveyors 
Feature Survey 15 April 2025 
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4 Observations 

4.1 Tree Details 

71 trees were assessed, 50 on the site itself and 21 within adjacent third-party managed property (Table 

3). Full details of the assessed trees have been provided in Appendix 2: Tree Details. 

Table 3: Count of assessed species and their respective species origin 

Genus Species Common Name 
Species 

Origin 

Count of 

Trees 
Tree IDs 

Photinia xfraseri 
Chinese 

Hawthorn 
Exotic 31 

15, 17, 20, 22, 24, 26, 27, 28, 30, 33, 36, 39, 41, 44, 47, 

49, 51, 54, 56, 57, 59, 60, 62, 64, 65, 66, 67, 68, 69, 70, 

71 

xCuprocyparis leylandii 
Leyland 

Cypress 
Exotic 22 

8, 9, 11, 13, 14, 25, 29, 31, 32, 35, 37, 38, 40, 42, 43, 45, 

46, 48, 50, 52, 53, 55 

Eucalyptus robusta 
Swamp 

Mahogany 

Australian 

Native 
5 16, 18, 58, 61, 63 

Callistemon viminalis 
Weeping Bottle 

Brush 

Australian 

Native 
2 7, 10 

Eucalyptus camaldulensis River Red Gum Indigenous 2 21, 23 

Fraxinus angustifolia 

subsp. angustifolia 

Narrow Leaved 

Ash 
Exotic 2 3, 6 

Malus domestica Apple Exotic 2 2, 4 

Corymbia citriodora 
Lemon-scented 

Gum 

Australian 

Native 
1 1 

Corymbia maculata Spotted Gum 
Australian 

Native 
1 12 

Eucalyptus bicostata Eurabbie 
Australian 

Native 
1 34 

Eucalyptus ovata Swamp Gum Indigenous 1 19 

Prunus cerasifera Cherry Plum Exotic 1 5 

 

5 Discussion 

5.1 Arboricultural Value 

All the assessed trees have been attributed an arboricultural value (Table 4). Arboricultural value is a 

calculated rating indicating the arboricultural merit of the tree for retention through any nearby 

disturbance. It is a qualitative combination of the trees ULE and significance values. Trees of higher 

arboricultural value should be prioritised for retention through works that may impact trees. Conversely, 

trees of low or no arboricultural value can often be removed to facilitate a development with little or no 

effect on wider landscape value. 

Trees attributed an arboricultural value of ‘Third Party Ownership’ are located on adjacent land to the 

assessment. It is assumed that the owner of the tree attributes it a ‘High’ arboricultural value and 

requires its retention in the landscape. 

Table 4: Overview of arboricultural value 

Arboricultural Value Count Tree IDs 

High 4 12, 19, 21, 23 

Medium 25 6, 8, 9, 10, 11, 13, 14, 16, 18, 29, 31, 32, 35, 37, 38, 40, 42, 43, 45, 46, 48, 50, 52, 53, 55 

Low 21 5, 15, 17, 20, 22, 24, 26, 27, 28, 30, 33, 36, 39, 41, 44, 47, 49, 51, 54, 56, 57 

Third Party Ownership 21 1, 2, 3, 4, 7, 25, 34, 58, 59, 60, 61, 62, 63, 64, 65, 66, 67, 68, 69, 70, 71 
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5.2 Tree Protection Zone (TPZ) and Structural Root Zone (SRZ) 

AS4970 (2009) specifies areas drawn radially from each tree’s stem which indicate the area required for 

its stability (SRZ) and viability (TPZ) throughout nearby disturbance such as development.  Further 

information on TPZs and SRZs has provided in Appendix 7: Tree Protection Zones and Encroachment 

5.2.1 TPZ and SRZ details 

TPZ and SRZ details for all trees has been supplied in Appendix 3: TPZ and SRZ Details. 

5.2.2 TPZ and SRZ Map 

Maps detailing the TPZ and SRZ have been provided in Appendix 4: TPZ and SRZ Map. 

6 Conclusions and Recommendations 

Development of the site at 14 Doran Road, Bunyip is currently in the early design phases. Arbkey has been 

engaged to assess the trees at or adjacent to the site. 71 trees were assessed, 50 on the site and 21 within 

adjacent property. Detailed assessments have been provided for each tree. Additionally, the tree 

protection zone (TPZ) and structural root zone (SRZ) has been calculated for each tree as per AS4970 

(2009). It is recommended that: 

• The design team is made fully aware of the location, arboricultural value and planning/policy 

context of the trees including all appropriate tree protection measures, prior to finalising the 

design process. Particularly the Tree Protection Zone (TPZ) guidelines, dimensions, and 

requirements.  

• Trees of higher arboricultural value are prioritised for retention throughout the design process. 

• The proposed design ensures that the impact to the canopy and root systems of all trees to be 

retained, including those within adjacent property, is kept to a minimum and does not encroach 

on the tree’s Tree Protection Zone (TPZ). If it is impossible to keep construction out of the TPZ 

then encroachment should not exceed 10% of a tree’s respective TPZ area.  

o Where TPZ are encroached, the lost area must be compensated elsewhere in an area 

contiguous to the remaining TPZ. 

o If encroachment cannot be minimised to less than 10% of a tree’s respective TPZ area; 

tree sensitive construction methods such as at-grade construction or pier, cantilevered or 

screw pile footings should be considered to minimise below and above ground TPZ 

disturbance. 

o Site factors, such as existing hard stand or root inhibitive soil conditions, may increase 

the encroachment tolerance of adjacent trees. These factors should be considered during 

the design phases of the development. 

• If, throughout the design process, the TPZ of trees will be impacted during the actual 

development:  

o Prior to construction commencement, an Arboricultural Impact Assessment and Tree 

Management Plan should be prepared by a suitably qualified arborist. This would assess 

the impact of the final design and provide recommendations to protect any trees to be 

retained on the site throughout the development.  

  



Preliminary Arboricultural Assessment 

14 Doran Road, Bunyip 

 - arbkey - 7 

7 References 

AS 4373, 2007, Australian Standard, Pruning Amenity Trees, 2nd Edition Standards Australia 

AS 4970, 2009, Australian Standard, Protection of Trees on Development Sites, Standards Australia 

DEECA 2025, Vicplan, Department of Energy, Environment and Climate Action, 

https://mapshare.vic.gov.au/vicplan/ 

Harris, R.W., Clark, J.R. & Matheny, N.P., 1999, Arboriculture; Integrated management of landscape trees, 

shrubs, and vines, Prentice Hall, Upper Saddle River, New Jersey 

IACA 2010, IACA Significance of a Tree, Assessment Rating System (STARS), Institute of Australian 

Consulting Arboriculturists, Australia 

Mattheck, C. and Breloer, H. 1994, The body language of trees: a handbook for failure analysis, London: 

HMSO 



Preliminary Arboricultural Assessment 

14 Doran Road, Bunyip 

 - arbkey - 8 

8 Appendix 1: Site Map  

 

Figure 2: Site Map – Existing Conditions
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9 Appendix 2: Tree Details 
Table 5: Details of assessed trees 

Tree 

ID 
Genus Species 

Common 

Name 

Species 

Origin 

Height 

(m) 

Crown 

Spread 

(m) 

Total 

DBH 

(cm) 

DAB 

(cm) 
Health Structure Maturity 

ULE 

(years) 

Arboricultural 

Value 
Comments 

1 Corymbia citriodora 
Lemon-

scented Gum 

Australian 

Native 
15 8 44 50 Fair Fair Mature 5 to 15 

Third Party 

Ownership 
 

2 Malus domestica Apple Exotic 4 4 34.18 35 Good Fair Mature 5 to 15 
Third Party 

Ownership 
 

3 
Fraxinus angustifolia 

subsp. angustifolia 

Narrow 

Leaved Ash 
Exotic 5 3 18.87 21 Good Fair 

Semi-

mature 
5 to 15 

Third Party 

Ownership 
 

4 Malus domestica Apple Exotic 4 4 17.03 20 Fair Poor 
Semi-

mature 
5 to 15 

Third Party 

Ownership 
 

5 Prunus cerasifera Cherry Plum Exotic 3 3 12.12 14 Good Fair 
Semi-

mature 
5 to 15 Low  

6 
Fraxinus angustifolia 

subsp. angustifolia 

Narrow 

Leaved Ash 
Exotic 10 12 73 84 Good Good Mature 15 to 40 Medium Undesirable species  

7 Callistemon viminalis 
Weeping 

Bottle Brush 

Australian 

Native 
6 5 29.73 32 Fair Fair Mature 5 to 15 

Third Party 

Ownership 
 

8 
xCuprocyparis 

leylandii 

Leyland 

Cypress 
Exotic 15 7 64.2 70 Good Fair Mature 15 to 40 Medium 

Group of 5 as screen. 

Typical dbh recorded  

9 
xCuprocyparis 

leylandii 

Leyland 

Cypress 
Exotic 15 7 64.2 70 Good Fair Mature 15 to 40 Medium 

Group of 5 as screen. 

Typical dbh recorded  

10 Callistemon viminalis 
Weeping 

Bottle Brush 

Australian 

Native 
7 5 32 37 Good Fair Mature 15 to 40 Medium  

11 
xCuprocyparis 

leylandii 

Leyland 

Cypress 
Exotic 15 7 64.2 70 Good Fair Mature 15 to 40 Medium 

Group of 5 as screen. 

Typical dbh recorded  

12 Corymbia maculata Spotted Gum 
Australian 

Native 
18 12 69 75 Good Good Mature >40 High  

13 
xCuprocyparis 

leylandii 

Leyland 

Cypress 
Exotic 15 7 64.2 70 Good Fair Mature 15 to 40 Medium 

Group of 5 as screen. 

Typical dbh recorded  

14 
xCuprocyparis 

leylandii 

Leyland 

Cypress 
Exotic 15 7 64.2 70 Good Fair Mature 15 to 40 Medium 

Group of 5 as screen. 

Typical dbh recorded  

15 Photinia xfraseri 
Chinese 

Hawthorn 
Exotic 4 3 9.9 12 Good Fair 

Semi-

mature 
15 to 40 Low 

Screen against fence. 

1.5m spacings  

16 Eucalyptus robusta 
Swamp 

Mahogany 

Australian 

Native 
16 16 78 83 Good Fair Mature 15 to 40 Medium  

17 Photinia xfraseri 
Chinese 

Hawthorn 
Exotic 4 3 9.9 12 Good Fair 

Semi-

mature 
15 to 40 Low 

Screen against fence. 

1.5m spacings  

18 Eucalyptus robusta 
Swamp 

Mahogany 

Australian 

Native 
13 8 64.64 70 Good Fair Mature 15 to 40 Medium  
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Tree 

ID 
Genus Species 

Common 

Name 

Species 

Origin 

Height 

(m) 

Crown 

Spread 

(m) 

Total 

DBH 

(cm) 

DAB 

(cm) 
Health Structure Maturity 

ULE 

(years) 

Arboricultural 

Value 
Comments 

19 Eucalyptus ovata Swamp Gum Indigenous 16 11 70.55 75 Good Fair Mature 15 to 40 High 
Suckers growing from 

base 

20 Photinia xfraseri 
Chinese 

Hawthorn 
Exotic 4 3 9.9 12 Good Fair 

Semi-

mature 
15 to 40 Low 

Screen against fence. 

1.5m spacings  

21 
Eucalyptus 

camaldulensis 

River Red 

Gum 
Indigenous 16 11 80 90 Good Good Mature >40 High  

22 Photinia xfraseri 
Chinese 

Hawthorn 
Exotic 4 3 9.9 12 Good Fair 

Semi-

mature 
15 to 40 Low 

Screen against fence. 

1.5m spacings  

23 
Eucalyptus 

camaldulensis 

River Red 

Gum 
Indigenous 20 19 95 110 Good Fair Mature >40 High  

24 Photinia xfraseri 
Chinese 

Hawthorn 
Exotic 4 3 9.9 12 Good Fair 

Semi-

mature 
15 to 40 Low 

Screen against fence. 

1.5m spacings  

25 
xCuprocyparis 

leylandii 

Leyland 

Cypress 
Exotic 13 9 50 60 Good Good Mature 15 to 40 

Third Party 

Ownership 
 

26 Photinia xfraseri 
Chinese 

Hawthorn 
Exotic 4 3 9.9 12 Good Fair 

Semi-

mature 
15 to 40 Low 

Screen against fence. 

1.5m spacings  

27 Photinia xfraseri 
Chinese 

Hawthorn 
Exotic 4 3 9.9 12 Good Fair 

Semi-

mature 
15 to 40 Low 

Screen against fence. 

1.5m spacings  

28 Photinia xfraseri 
Chinese 

Hawthorn 
Exotic 4 3 9.9 12 Good Fair 

Semi-

mature 
15 to 40 Low 

Screen against fence. 

1.5m spacings  

29 
xCuprocyparis 

leylandii 

Leyland 

Cypress 
Exotic 13 6 38.64 40 Good Fair Mature 15 to 40 Medium 

Row of Leyland 

cypress. Typical dbh 

recorded  

30 Photinia xfraseri 
Chinese 

Hawthorn 
Exotic 4 3 9.9 12 Good Fair 

Semi-

mature 
15 to 40 Low 

Screen against fence. 

1.5m spacings  

31 
xCuprocyparis 

leylandii 

Leyland 

Cypress 
Exotic 15 6 38 42 Fair Fair Mature 15 to 40 Medium 

Row of cypress. 

Typical dbh recorded  

32 
xCuprocyparis 

leylandii 

Leyland 

Cypress 
Exotic 13 6 38.64 40 Good Fair Mature 15 to 40 Medium 

Row of Leyland 

cypress. Typical dbh 

recorded  

33 Photinia xfraseri 
Chinese 

Hawthorn 
Exotic 4 3 9.9 12 Good Fair 

Semi-

mature 
15 to 40 Low 

Screen against fence. 

1.5m spacings  

34 Eucalyptus bicostata Eurabbie 
Australian 

Native 
21 11 72 85 Good Good Mature 15 to 40 

Third Party 

Ownership 
 

35 
xCuprocyparis 

leylandii 

Leyland 

Cypress 
Exotic 15 6 38 42 Fair Fair Mature 15 to 40 Medium 

Row of cypress. 

Typical dbh recorded  

36 Photinia xfraseri 
Chinese 

Hawthorn 
Exotic 4 3 9.9 12 Good Fair 

Semi-

mature 
15 to 40 Low 

Screen against fence. 

1.5m spacings  

37 
xCuprocyparis 

leylandii 

Leyland 

Cypress 
Exotic 13 6 38.64 40 Good Fair Mature 15 to 40 Medium 

Row of Leyland 

cypress. Typical dbh 

recorded  
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Tree 

ID 
Genus Species 

Common 

Name 

Species 

Origin 

Height 

(m) 

Crown 

Spread 

(m) 

Total 

DBH 

(cm) 

DAB 

(cm) 
Health Structure Maturity 

ULE 

(years) 

Arboricultural 

Value 
Comments 

38 
xCuprocyparis 

leylandii 

Leyland 

Cypress 
Exotic 15 6 38 42 Fair Fair Mature 15 to 40 Medium 

Row of cypress. 

Typical dbh recorded  

39 Photinia xfraseri 
Chinese 

Hawthorn 
Exotic 4 3 9.9 12 Good Fair 

Semi-

mature 
15 to 40 Low 

Screen against fence. 

1.5m spacings  

40 
xCuprocyparis 

leylandii 

Leyland 

Cypress 
Exotic 13 6 38.64 40 Good Fair Mature 15 to 40 Medium 

Row of Leyland 

cypress. Typical dbh 

recorded  

41 Photinia xfraseri 
Chinese 

Hawthorn 
Exotic 4 3 9.9 12 Good Fair 

Semi-

mature 
15 to 40 Low 

Screen against fence. 

1.5m spacings  

42 
xCuprocyparis 

leylandii 

Leyland 

Cypress 
Exotic 15 6 38 42 Fair Fair Mature 15 to 40 Medium 

Row of cypress. 

Typical dbh recorded  

43 
xCuprocyparis 

leylandii 

Leyland 

Cypress 
Exotic 13 6 38.64 40 Good Fair Mature 15 to 40 Medium 

Row of Leyland 

cypress. Typical dbh 

recorded  

44 Photinia xfraseri 
Chinese 

Hawthorn 
Exotic 4 3 9.9 12 Good Fair 

Semi-

mature 
15 to 40 Low 

Screen against fence. 

1.5m spacings  

45 
xCuprocyparis 

leylandii 

Leyland 

Cypress 
Exotic 15 6 38 42 Fair Fair Mature 15 to 40 Medium 

Row of cypress. 

Typical dbh recorded  

46 
xCuprocyparis 

leylandii 

Leyland 

Cypress 
Exotic 13 6 38.64 40 Good Fair Mature 15 to 40 Medium 

Row of Leyland 

cypress. Typical dbh 

recorded  

47 Photinia xfraseri 
Chinese 

Hawthorn 
Exotic 4 3 9.9 12 Good Fair 

Semi-

mature 
15 to 40 Low 

Screen against fence. 

1.5m spacings  

48 
xCuprocyparis 

leylandii 

Leyland 

Cypress 
Exotic 15 6 38 42 Fair Fair Mature 15 to 40 Medium 

Row of cypress. 

Typical dbh recorded  

49 Photinia xfraseri 
Chinese 

Hawthorn 
Exotic 4 3 9.9 12 Good Fair 

Semi-

mature 
15 to 40 Low 

Screen against fence. 

1.5m spacings  

50 
xCuprocyparis 

leylandii 

Leyland 

Cypress 
Exotic 13 6 38.64 40 Good Fair Mature 15 to 40 Medium 

Row of Leyland 

cypress. Typical dbh 

recorded  

51 Photinia xfraseri 
Chinese 

Hawthorn 
Exotic 4 3 9.9 12 Good Fair 

Semi-

mature 
15 to 40 Low 

Screen against fence. 

1.5m spacings  

52 
xCuprocyparis 

leylandii 

Leyland 

Cypress 
Exotic 15 6 38 42 Fair Fair Mature 15 to 40 Medium 

Row of cypress. 

Typical dbh recorded  

53 
xCuprocyparis 

leylandii 

Leyland 

Cypress 
Exotic 13 6 38.64 40 Good Fair Mature 15 to 40 Medium 

Row of Leyland 

cypress. Typical dbh 

recorded  

54 Photinia xfraseri 
Chinese 

Hawthorn 
Exotic 4 3 9.9 12 Good Fair 

Semi-

mature 
15 to 40 Low 

Screen against fence. 

1.5m spacings  

55 
xCuprocyparis 

leylandii 

Leyland 

Cypress 
Exotic 15 6 38 42 Fair Fair Mature 15 to 40 Medium 

Row of cypress. 

Typical dbh recorded  



Preliminary Arboricultural Assessment 

14 Doran Road, Bunyip 

 - arbkey - 12 

Tree 

ID 
Genus Species 

Common 

Name 

Species 

Origin 

Height 

(m) 

Crown 

Spread 

(m) 

Total 

DBH 

(cm) 

DAB 

(cm) 
Health Structure Maturity 

ULE 

(years) 

Arboricultural 

Value 
Comments 

56 Photinia xfraseri 
Chinese 

Hawthorn 
Exotic 4 3 9.9 12 Good Fair 

Semi-

mature 
15 to 40 Low 

Screen against fence. 

1.5m spacings  

57 Photinia xfraseri 
Chinese 

Hawthorn 
Exotic 4 3 9.9 12 Good Fair 

Semi-

mature 
15 to 40 Low 

Screen against fence. 

1.5m spacings  

58 Eucalyptus robusta 
Swamp 

Mahogany 

Australian 

Native 
12 9 53 60 Good Fair Mature 15 to 40 

Third Party 

Ownership 
 

59 Photinia xfraseri 
Chinese 

Hawthorn 
Exotic 4 3 9.9 12 Good Fair 

Semi-

mature 
15 to 40 

Third Party 

Ownership 

Screen against fence. 

1.5m spacings  

60 Photinia xfraseri 
Chinese 

Hawthorn 
Exotic 4 3 9.9 12 Good Fair 

Semi-

mature 
15 to 40 

Third Party 

Ownership 

Screen against fence. 

1.5m spacings  

61 Eucalyptus robusta 
Swamp 

Mahogany 

Australian 

Native 
16 8 60 68 Good Fair Mature 15 to 40 

Third Party 

Ownership 
 

62 Photinia xfraseri 
Chinese 

Hawthorn 
Exotic 4 3 9.9 12 Good Fair 

Semi-

mature 
15 to 40 

Third Party 

Ownership 

Screen against fence. 

1.5m spacings  

63 Eucalyptus robusta 
Swamp 

Mahogany 

Australian 

Native 
14 14 67 74 Good Fair Mature 15 to 40 

Third Party 

Ownership 
 

64 Photinia xfraseri 
Chinese 

Hawthorn 
Exotic 4 3 9.9 12 Good Fair 

Semi-

mature 
15 to 40 

Third Party 

Ownership 

Screen against fence. 

1.5m spacings  

65 Photinia xfraseri 
Chinese 

Hawthorn 
Exotic 4 3 9.9 12 Good Fair 

Semi-

mature 
15 to 40 

Third Party 

Ownership 

Screen against fence. 

1.5m spacings  

66 Photinia xfraseri 
Chinese 

Hawthorn 
Exotic 4 3 9.9 12 Good Fair 

Semi-

mature 
15 to 40 

Third Party 

Ownership 

Screen against fence. 

1.5m spacings  

67 Photinia xfraseri 
Chinese 

Hawthorn 
Exotic 4 3 9.9 12 Good Fair 

Semi-

mature 
15 to 40 

Third Party 

Ownership 

Screen against fence. 

1.5m spacings  

68 Photinia xfraseri 
Chinese 

Hawthorn 
Exotic 4 3 9.9 12 Good Fair 

Semi-

mature 
15 to 40 

Third Party 

Ownership 

Screen against fence. 

1.5m spacings  

69 Photinia xfraseri 
Chinese 

Hawthorn 
Exotic 4 3 9.9 12 Good Fair 

Semi-

mature 
15 to 40 

Third Party 

Ownership 

Screen against fence. 

1.5m spacings  

70 Photinia xfraseri 
Chinese 

Hawthorn 
Exotic 4 3 9.9 12 Good Fair 

Semi-

mature 
15 to 40 

Third Party 

Ownership 

Screen against fence. 

1.5m spacings  

71 Photinia xfraseri 
Chinese 

Hawthorn 
Exotic 4 3 9.9 12 Good Fair 

Semi-

mature 
15 to 40 

Third Party 

Ownership 

Screen against fence. 

1.5m spacings  
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10 Appendix 3: TPZ and SRZ Details 
Table 6: TPZ and SRZ details of assessed trees (AS4970 2009) 

Tree 

ID 
Genus Species Common Name 

SRZ radius (m) 

AS4970 

TPZ radius (m) 

AS4970 

TPZ Area AS 4970 

(m2) 

1 Corymbia citriodora 
Lemon-scented 

Gum 
2.47 5.28 87.583 

2 Malus domestica Apple 2.13 4.1 52.81 

3 
Fraxinus angustifolia subsp. 

angustifolia 

Narrow Leaved 

Ash 
1.72 2.26 16.046 

4 Malus domestica Apple 1.68 2.04 13.074 

5 Prunus cerasifera Cherry Plum 1.5 2 12.566 

6 
Fraxinus angustifolia subsp. 

angustifolia 

Narrow Leaved 

Ash 
3.08 8.76 241.078 

7 Callistemon viminalis 
Weeping Bottle 

Brush 
2.05 3.57 40.039 

8 xCuprocyparis leylandii Leyland Cypress 2.85 7.7 186.265 

9 xCuprocyparis leylandii Leyland Cypress 2.85 7.7 186.265 

10 Callistemon viminalis 
Weeping Bottle 

Brush 
2.18 3.84 46.325 

11 xCuprocyparis leylandii Leyland Cypress 2.85 7.7 186.265 

12 Corymbia maculata Spotted Gum 2.93 8.28 215.383 

13 xCuprocyparis leylandii Leyland Cypress 2.85 7.7 186.265 

14 xCuprocyparis leylandii Leyland Cypress 2.85 7.7 186.265 

15 Photinia xfraseri Chinese Hawthorn 1.5 2 12.566 

16 Eucalyptus robusta Swamp Mahogany 3.06 9.36 275.234 

17 Photinia xfraseri Chinese Hawthorn 1.5 2 12.566 

18 Eucalyptus robusta Swamp Mahogany 2.85 7.76 189.179 

19 Eucalyptus ovata Swamp Gum 2.93 8.47 225.381 

20 Photinia xfraseri Chinese Hawthorn 1.5 2 12.566 

21 Eucalyptus camaldulensis River Red Gum 3.17 9.6 289.529 

22 Photinia xfraseri Chinese Hawthorn 1.5 2 12.566 

23 Eucalyptus camaldulensis River Red Gum 3.44 11.4 408.281 

24 Photinia xfraseri Chinese Hawthorn 1.5 2 12.566 

25 xCuprocyparis leylandii Leyland Cypress 2.67 6 113.097 

26 Photinia xfraseri Chinese Hawthorn 1.5 2 12.566 

27 Photinia xfraseri Chinese Hawthorn 1.5 2 12.566 

28 Photinia xfraseri Chinese Hawthorn 1.5 2 12.566 

29 xCuprocyparis leylandii Leyland Cypress 2.25 4.64 67.637 

30 Photinia xfraseri Chinese Hawthorn 1.5 2 12.566 

31 xCuprocyparis leylandii Leyland Cypress 2.3 4.56 65.325 

32 xCuprocyparis leylandii Leyland Cypress 2.25 4.64 67.637 

33 Photinia xfraseri Chinese Hawthorn 1.5 2 12.566 

34 Eucalyptus bicostata Eurabbie 3.09 8.64 234.519 

35 xCuprocyparis leylandii Leyland Cypress 2.3 4.56 65.325 

36 Photinia xfraseri Chinese Hawthorn 1.5 2 12.566 

37 xCuprocyparis leylandii Leyland Cypress 2.25 4.64 67.637 

38 xCuprocyparis leylandii Leyland Cypress 2.3 4.56 65.325 

39 Photinia xfraseri Chinese Hawthorn 1.5 2 12.566 

40 xCuprocyparis leylandii Leyland Cypress 2.25 4.64 67.637 

41 Photinia xfraseri Chinese Hawthorn 1.5 2 12.566 

42 xCuprocyparis leylandii Leyland Cypress 2.3 4.56 65.325 

43 xCuprocyparis leylandii Leyland Cypress 2.25 4.64 67.637 

44 Photinia xfraseri Chinese Hawthorn 1.5 2 12.566 

45 xCuprocyparis leylandii Leyland Cypress 2.3 4.56 65.325 

46 xCuprocyparis leylandii Leyland Cypress 2.25 4.64 67.637 

47 Photinia xfraseri Chinese Hawthorn 1.5 2 12.566 

48 xCuprocyparis leylandii Leyland Cypress 2.3 4.56 65.325 

49 Photinia xfraseri Chinese Hawthorn 1.5 2 12.566 

50 xCuprocyparis leylandii Leyland Cypress 2.25 4.64 67.637 

51 Photinia xfraseri Chinese Hawthorn 1.5 2 12.566 

52 xCuprocyparis leylandii Leyland Cypress 2.3 4.56 65.325 

53 xCuprocyparis leylandii Leyland Cypress 2.25 4.64 67.637 

54 Photinia xfraseri Chinese Hawthorn 1.5 2 12.566 

55 xCuprocyparis leylandii Leyland Cypress 2.3 4.56 65.325 

56 Photinia xfraseri Chinese Hawthorn 1.5 2 12.566 

57 Photinia xfraseri Chinese Hawthorn 1.5 2 12.566 



Preliminary Arboricultural Assessment 

14 Doran Road, Bunyip 

 - arbkey - 14 

Tree 

ID 
Genus Species Common Name 

SRZ radius (m) 

AS4970 

TPZ radius (m) 

AS4970 

TPZ Area AS 4970 

(m2) 

58 Eucalyptus robusta Swamp Mahogany 2.67 6.36 127.076 

59 Photinia xfraseri Chinese Hawthorn 1.5 2 12.566 

60 Photinia xfraseri Chinese Hawthorn 1.5 2 12.566 

61 Eucalyptus robusta Swamp Mahogany 2.81 7.2 162.86 

62 Photinia xfraseri Chinese Hawthorn 1.5 2 12.566 

63 Eucalyptus robusta Swamp Mahogany 2.92 8.04 203.078 

64 Photinia xfraseri Chinese Hawthorn 1.5 2 12.566 

65 Photinia xfraseri Chinese Hawthorn 1.5 2 12.566 

66 Photinia xfraseri Chinese Hawthorn 1.5 2 12.566 

67 Photinia xfraseri Chinese Hawthorn 1.5 2 12.566 

68 Photinia xfraseri Chinese Hawthorn 1.5 2 12.566 

69 Photinia xfraseri Chinese Hawthorn 1.5 2 12.566 

70 Photinia xfraseri Chinese Hawthorn 1.5 2 12.566 

71 Photinia xfraseri Chinese Hawthorn 1.5 2 12.566 
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11 Appendix 4: TPZ and SRZ Map 

 

Figure 3: TPZ and SRZ Map 
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12 Appendix 5: Tree Photos 
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13 Appendix 6: Data Definitions 

DBH (Diameter at Breast Height) is measured at 1.4 m above ground level or calculated from the total 

stem area if the tree was multi-stemmed at 1.4m above ground level in accordance with AS 4970 (2009).  

DAB (Diameter at Base) is measured just above the root collar of a tree in accordance with AS 4970 (2009) 

Health summarises qualitative observations of canopy density, overall vigour and vitality made in the 

field: 

• Good - Canopy is visually dense with less than 10% dieback and shows no, or only very minor nutrient deficiencies, pest and 

disease presence or stress—induced epicormic growth. 

• Fair - Canopy is of average density, consists of between 10-30% dieback and shows a minor, or occasionally moderate, level 

of nutrient deficiency, pest and disease presence or stress-induced epicormic growth. 

• Poor - Canopy is visually sparse, consists of more than 30% dieback and typically has significant nutrient deficiency, pest and 

disease presence or stress induced epicormic growth. 

• Dead – No indication the tree is alive 

Structure summarises qualitative observations of tree structure and stability made in the field: 

• Good - The tree’s form is optimal for the species. Typically trees of ‘Good’ structure have no or only very minor trunk leans or 

canopy asymmetry. These trees have parts that are not structurally compromised by decay, cracks, or other structural faults. 

Structural failure of these trees is only likely only under strong and unusual weather events 

• Fair - The tree’s structure includes minor structural defects that do not typically fail in light or moderate weather events. 

Typically trees of ‘Fair’ structure have minor trunk leans or slightly asymmetric canopies. These trees are likely to have parts 

that are partly compromised by decay or structural defects such as included bark. 

• Poor - The tree’s structure includes major structural defects. Failure of these trees is considered possible under light or 

moderate weather events. Typically trees of ‘Poor’ structure have major trunk leans or heavily asymmetric canopies. These 

trees are likely to have parts that are heavily compromised by decay or structural defects such as included bark. 

Maturity summarises the life stage of the tree. 

• Juvenile – The tree is in approximately the first 10% of its expected lifespan in its current environment 

• Semi-mature – Tree is 10%-20% through its expected lifespan in its current environment and has not yet reached its mature 

dimensions. 

• Mature – The tree is through 20%-90% of its expected lifespan in its current environment. 

• Over-mature – The tree is through approximately 90% of its expected lifespan in its current environment 

ULE (Useful Life Expectancy) indicates the anticipated remaining years of lifespan of the tree in its 

existing surroundings. The tree’s lifespan is the time that it will continue to provide amenity value 

without undue risk or hazard and with a reasonable amount of maintenance. 

Significance indicates the importance a tree may have on a respective site. The following descriptors are 

used to derive this value (adapted from IACA 2010):  

High - 

• Tree is good condition and good vigour 

• The tree has a form typical for the species 

• The tree is a remnant specimen or is rare or 

uncommon in the local area or of botanical interest 

or substantial age 

• The tree is listed as a heritage item or threatened 

species or listed on a municipal significant tree 

register 

• The tree is visually prominent and visible from a 

considerable distance when viewed from most 

directions due to its size and scale. The tree makes 

a positive contribution to the local amenity. 

• The tree supports social or cultural sentiments or 

spiritual associations or has commemorative values 

• The tree is appropriate to the site conditions
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Medium - 

• The tree is in fair condition and good or low vigour 

• The tree has form typical or atypical of the species 

• The tree is a planted locally indigenous taxa or a 

common species within the area. 

• The tree is visible from surrounding properties, 

although not visually prominent as partially 

obstructed by other vegetation or buildings when 

viewed from a public space. The tree provides a 

moderate contribution to the amenity and character 

of the local area 

• The tree is often partially restricted by above or 

below ground influences and/or resources. 

 

Low – 

• The is in fair condition and good or low vigour 

• The tree has form atypical of the species. 

• The tree is not visible or is partly visible from 

surrounding properties due to obstructions. 

• The tree provides a minor contribution or has a 

negative impact on landscape amenity or character 

of the local area. 

• The tree is a juvenile specimen that can easily be 

replaced.

  

• The trees growth is severely restricted by above or 

below ground influences and/or resources. 

• The tree has a feature that has potential to become 

structurally unsound. 

• The tree is a listed as a noxious or environmental 

weed under state, federal or municipal policy 

Dead/Irreversible Decline - 

• The tree is structurally unsound or unstable • The tree is dead or in irreversible decline 

Third Party Ownership 

• The tree is located on adjoining land to the assessment. 

A tree is to meet several or all the criteria in a category to be classified in that group 

Arboricultural Value is a calculated value indicating the merit of the tree for retention through any nearby 

developments. It is a qualitative combination of the trees ULE and Significance Values (Table 7). 

Table 7: Matrix for the calculation of Arboricultural Value 

  

Significance Value  

ULE 

 High Medium Low Dead/Irreversible Decline Third Party Ownership 

>40 years High Medium Low Low Third Party Ownership 

15-40 years High Medium Low Low Third Party Ownership 

5-15 years High Medium Low None Third Party Ownership 

<5 years Medium Low None None Third Party Ownership 

0 years Low None None None Third Party Ownership 

 

• High –Trees attributed a ‘High’ arboricultural value are generally of strong visual amenity and significant in the landscape. 

The utmost level of consideration should be given for the retention of these trees throughout development activities and/or 

nearby disturbance 

• Medium – Trees attributed a ‘Medium’ arboricultural value are of moderate amenity value and have been attributed some 

value in the landscape. Trees attributed a ‘Medium’ arboricultural value should be retained and designed around during 

developments or nearby disturbance. If retention is not possible for these trees, removal and replacement can be often 

considered as an acceptable compromise. 

• Low – Trees attributed a Low arboricultural value are of poor arboricultural merit.  Removal and replacement is an acceptable 

compromise if designing around these trees is not possible. 

• None – Trees attributed an arboricultural value of none have no arboricultural merit. Removal is usually acceptable or 

required for these trees. 

• Third Party Ownership – The tree is located on adjacent land to the assessment. It is assumed that the owner of the tree 

attributes it a High arboricultural value and requires its retention in the landscape. 

  



Preliminary Arboricultural Assessment 

14 Doran Road, Bunyip 

 - arbkey - 24 

14 Appendix 7: Tree Protection Zones and Encroachment Overview 

14.1 Structural Root Zones (SRZ) 

SRZs are an indication of the area surrounding the base of a tree that is required for its stability. AS 4970 

(2009) provides a method to calculate the SRZ of trees: The SRZ is calculated as 

(DAB×50)0.42×0.64 

For grass like trees such as palms or tree ferns; SRZs are not calculated. 

14.2 Tree Protection Zone (TPZ) 

A Tree Protection Zone (TPZ) is considered one of the most effective ways to ensure the retention of trees 

throughout development. The aim of a TPZ is to secure the space around the tree so that no above or 

below ground activities or developments can affect the integrity of the tree’s root system or above 

ground parts. 

AS 4970 (2009) provides a method for calculating the standard area of TPZ’s. For all broadleaf trees, the 

radius of the TPZ is calculated as: 

12 * DBH 

For grass like trees such as palms or tree ferns; TPZs are calculated as:  

 Radius of extent of canopy + 1m, 

Dead trees are attributed a TPZ of the same size as their SRZ as only their stability can now be protected 

and not their vigour  

 

Figure 4: Diagram of TPZ and SRZ (AS 4970 2009) 
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14.2.1 TPZ Encroachment: 

AS 4970 (2009) allows the extents of ‘calculated’ TPZs to be varied, under certain conditions, to allow 

varying levels encroachment into TPZs. Encroachment is the term given to the level of impact of the 

footprint of a disturbance (such as a development or construction activity) on the calculated TPZ of a tree. 

Two levels of encroachment are classified within AS 4970: 

14.2.1.1 Minor Encroachment 

Where encroachment of a respective TPZ is limited to less than 10% of a TPZs area it is termed ‘Minor 

Encroachment’. Minor encroachment and corresponding variations to a TPZ is considered acceptable 

while the lost area is compensated elsewhere while still being contiguous with the TPZ. 

 

Figure 5: Examples of Minor TPZ encroachment and contiguous TPZ compensation (AS 4970 2009) 

14.2.1.2 Major Encroachment 

Where encroachment of the standard TPZ exceeds 10% of a TPZ it is termed ‘Major Encroachment’.  Major 

encroachment and corresponding variations to a TPZ can be considered acceptable providing the 

following conditions are met: 

• The project arborist demonstrates the tree will remain viable through the encroachment. 

• The lost area is compensated elsewhere while still being contiguous with the TPZ. 

Regardless of encroachment, final TPZs and tree protection requirements should be clear to all parties 

during the entire construction process. Ideally all tree protection requirements should be outlined within 

a Tree Protection Management Plan (TPMP), prepared by a suitably qualified arborist, prior to the 

commencement of any construction activities 
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1 Introduction 

Arbkey has been engaged by Shehan Tambinayagam to provide an Arboricultural Impact Assessment for 

trees likely to be affected by a proposed development at 14 Doran Road, Bunyip. Arboricultural Impact 

Assessments are a procedure for determining the viability of trees at the design and review stage of a 

project.  For the report arbkey has: 

• Identified and assessed the trees, providing their location, species, dimensions, useful life 

expectancy and health and structural condition. 

• Allocated each tree an arboricultural value, indicating its merit for retention throughout nearby 

disturbance. 

• Calculated the size of the Tree Protection Zone (TPZ) in accordance with Australian Standard 

4970, Protection of Trees on Development Sites. 

• Calculated and provided comment regarding the impact of the proposed development to the 

trees TPZs and assessed the suitability for retention of all trees against the current development 

plans. 

• Provided recommendations to protect any trees through the proposed developments. 
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2 Site Details 

The subject site is a 1.2-hectare property featuring a dwelling, driveway, sheds and yards within its 

eastern section and a grazing area within its western section (Figure 1). Large canopy trees are a 

significant feature of the eastern section of the site and are occasionally present within the adjacent 

properties.  

 

Figure 1: Subject site frontage 

2.1 Development Proposal 

Subdivision of the property into three (3) lots and development of accessways and building and waste 

envelopes for the new lots is proposed. 

2.2 Planning and Policy Context 

The subject site is located within Low Density Residential Zone - Schedule 2 of the Cardinia Planning 

Scheme (DEECA 2025). The vegetation protection related planning or policy controls for the site and how 

they affect the assessed trees has been provided in Table 1.  

Table 1: Vegetation controls at site 

Planning/Policy Control Overview of control Trees affected 

Vegetation Protection Overlay 

(VPO1) 

A permit is required to remove, 

destroy or lop any vegetation. A list of 

exemptions applies 

All except Trees 3, 5, 6, 7, 10, 12, 19 and 

25 

52.17 Native Vegetation 

A permit is required to remove or 

destroy non-planted Victorian native 

vegetation. 

Tree ID 

21 and 23 

 

Trees within 10m of an existing dwelling, or 1m of an existing fence, constructed prior to September 2009 

are exempt from planning scheme controls due to the site’s location within a Bushfire Prone Area (DEECA 

2025). When assessing the planning and policy context at the site, it has been assumed that the dwelling 

at the site was constructed prior to September 2009. 

Due to their ownership, any trees within adjacent third-party owned property must remain viable 

throughout works at the subject site unless under agreement with the tree’s respective owner. 

Modification of trees in adjacent property may also be subject to permit approval. 

2.3 Site Map 

A site map detailing existing conditions and tree locations has been provided in Appendix 1: Site Map   
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3 Methodology 

On the 22 April 2025, Lachlan Scott undertook inspection of trees greater than 3m in height located at, or 

with tree protection zones (AS4970 2009) likely to intersect the property at, 14 Doran Road, Bunyip. The 

following information was collected for the trees: 

• Tree Species 

• Tree Location 

• Height (m) 

• Crown Spread (m) 

• Diameter at Breast Height (DBH) at 1.4m (cm) 

• Diameter at Base (DAB) at just above the root flare (cm) 

• Health 

• Structure 

• Significance 

• Photographs of tree 

Only a ground based visual inspection was undertaken of all trees according to the principles of Visual 

Tree Assessment and tree hazard assessment described in Harris, Clark and Matheny (1999) and Mattheck 

and Breloer (1994). 

Tree location has been derived using a feature survey provided by the client or if not present aligned 

using an RTK corrected GNSS receiver. 

Height was measured on site using an impulse laser accurate to +/- 30cm. Crown spread values or 

drawings are indicative of crown size only, not shape or form. 

A diameter tape was used to measure DBH. To prevent trespass, DBH has been estimated on adjacent 

sites. 

Health, Structure and Significance are qualitative values derived from visual indicators and the authors 

experience and qualifications.  

Encroachment of TPZs by the development has been calculated using GIS software. 

Full data collection definitions are available in Appendix 6: Data Definitions. 

 

 

 

 

3.1 Documents Reviewed 
Table 2: Documents reviewed to assist in the compilation of this report 

Document Name DWG/Document # Author Document Description 
Date 

compiled/drawn 

Doran Rd Development Plan 

Ver 1 
22544 

Nobelius Land 

Surveyors 
Feature Survey 15 April 2025 
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4 Observations 

4.1 Tree Details 

71 trees were assessed, 50 on the site itself and 21 within adjacent third-party managed property (Table 

3). Full details of the assessed trees have been provided in Appendix 2: Tree Details. 

Table 3: Count of assessed species and their respective species origin 

Genus Species 
Common 

Name 

Species 

Origin 

Count of 

Trees 
Tree IDs 

Photinia xfraseri 
Chinese 

Hawthorn 
Exotic 31 

15, 17, 20, 22, 24, 26, 27, 28, 30, 33, 36, 39, 41, 44, 47, 49, 51, 

54, 56, 57, 59, 60, 62, 64, 65, 66, 67, 68, 69, 70, 71 

xCuprocyparis 

leylandii 

Leyland 

Cypress 
Exotic 22 

8, 9, 11, 13, 14, 25, 29, 31, 32, 35, 37, 38, 40, 42, 43, 45, 46, 48, 

50, 52, 53, 55 

Eucalyptus robusta 
Swamp 

Mahogany 

Australian 

Native 
5 16, 18, 58, 61, 63 

Mixed Species 13 - 

5 Discussion 

5.1 Arboricultural Value 

All the assessed trees have been attributed an arboricultural value (Table 4). Arboricultural value is a 

calculated rating indicating the arboricultural merit of the tree for retention through any nearby 

disturbance. It is a qualitative combination of the trees ULE and significance values. Trees of higher 

arboricultural value should be prioritised for retention through works that may impact trees. Conversely, 

trees of low or no arboricultural value can often be removed to facilitate a development with little or no 

effect on wider landscape value. 

Trees attributed an arboricultural value of ‘Third Party Ownership’ are located on adjacent land to the 

assessment. It is assumed that the owner of the tree attributes it a ‘High’ arboricultural value and 

requires its retention in the landscape. 

Table 4: Overview of arboricultural value 

Arboricultural Value Count Tree IDs 

High 4 12, 19, 21, 23 

Medium 25 6, 8, 9, 10, 11, 13, 14, 16, 18, 29, 31, 32, 35, 37, 38, 40, 42, 43, 45, 46, 48, 50, 52, 53, 55 

Low 21 5, 15, 17, 20, 22, 24, 26, 27, 28, 30, 33, 36, 39, 41, 44, 47, 49, 51, 54, 56, 57 

Third Party Ownership 21 1, 2, 3, 4, 7, 25, 34, 58, 59, 60, 61, 62, 63, 64, 65, 66, 67, 68, 69, 70, 71 

 

5.2 Tree Protection Zone (TPZ) and Structural Root Zone (SRZ) 

AS4970 (2009) specifies areas drawn radially from each tree’s stem which indicate the area required for 

its stability (SRZ) and viability (TPZ) throughout nearby disturbance such as development.  Further 

information on TPZs and SRZs has provided in Appendix 7: Tree Protection Zones and Encroachment 

5.2.1 TPZ and SRZ details 

TPZ and SRZ details for all trees has been supplied in Appendix 3: TPZ and SRZ Details. 

5.3 Arboricultural Impact, TPZ Encroachment and Viability 

5.3.1 Tree removal 

38 trees are proposed for removal under the current development plans (Table 5). Permit approval is 

required for the removal of all these trees, except for Tree 12; a Spotted Gum (Corymbia maculata) that is 

exempt from planning overlays due to being within 10m of the site’s dwelling. 
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Table 5: Trees proposed for removal, arboricultural value, and permit requirements. 

Tree ID Genus Species Arboricultural Value Height (m) Total DBH (cm) 

8 xCuprocyparis leylandii Medium 15 64.2 

9 xCuprocyparis leylandii Medium 15 64.2 

11 xCuprocyparis leylandii Medium 15 64.2 

12 Corymbia maculata High 18 69 

13 xCuprocyparis leylandii Medium 15 64.2 

14 xCuprocyparis leylandii Medium 15 64.2 

15 Photinia xfraseri Low 4 9.9 

17 Photinia xfraseri Low 4 9.9 

18 Eucalyptus robusta Medium 13 64.64 

20 Photinia xfraseri Low 4 9.9 

22 Photinia xfraseri Low 4 9.9 

24 Photinia xfraseri Low 4 9.9 

26 Photinia xfraseri Low 4 9.9 

27 Photinia xfraseri Low 4 9.9 

28 Photinia xfraseri Low 4 9.9 

30 Photinia xfraseri Low 4 9.9 

33 Photinia xfraseri Low 4 9.9 

36 Photinia xfraseri Low 4 9.9 

39 Photinia xfraseri Low 4 9.9 

41 Photinia xfraseri Low 4 9.9 

44 Photinia xfraseri Low 4 9.9 

47 Photinia xfraseri Low 4 9.9 

49 Photinia xfraseri Low 4 9.9 

51 Photinia xfraseri Low 4 9.9 

54 Photinia xfraseri Low 4 9.9 

56 Photinia xfraseri Low 4 9.9 

57 Photinia xfraseri Low 4 9.9 

59 Photinia xfraseri Third Party Ownership 4 9.9 

60 Photinia xfraseri Third Party Ownership 4 9.9 

62 Photinia xfraseri Third Party Ownership 4 9.9 

64 Photinia xfraseri Third Party Ownership 4 9.9 

65 Photinia xfraseri Third Party Ownership 4 9.9 

66 Photinia xfraseri Third Party Ownership 4 9.9 

67 Photinia xfraseri Third Party Ownership 4 9.9 

68 Photinia xfraseri Third Party Ownership 4 9.9 

69 Photinia xfraseri Third Party Ownership 4 9.9 

70 Photinia xfraseri Third Party Ownership 4 9.9 

71 Photinia xfraseri Third Party Ownership 4 9.9 

5.3.2 Impact of design on trees to be retained 

To assess the viability of the trees proposed for retention throughout the design’s implementation, their 

TPZ and SRZ has been calculated and mapped as per AS4970 (2009). Where a development’s footprint 

overlaps a TPZ it is termed ‘encroachment’ within AS4970 (2009).  

One (1) tree has a TPZ encroached by the proposed development’s footprint (Table 6). Tree 34 has a TPZ 

encroached by less than 10% of its respective area by the proposed development footprint. Where 

encroachment of a respective TPZ is limited to less than 10% of its area it is termed ‘Minor Encroachment’. 

Minor encroachment and corresponding variations to a TPZ are considered acceptable while the lost area 

is compensated elsewhere while still being contiguous with the TPZ. Tree 34 is expected to remain viable 

throughout the implementation of the design. 

Table 6: Trees to be retained with TPZ encroached by development footprint (AS4970 2009) 

Tree ID Genus Species Common Name TPZ Encroachment (%) SRZ Encroachment? Encroachment Classification 

34 Eucalyptus bicostata Eurabbie 2 No Minor 

 

The remaining trees proposed for retention are not encroached by the design footprint and would remain 

viable throughout its implementation. 
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5.3.3 TPZ, SRZ and Encroachment Map 

Maps detailing the TPZ, SRZ and Encroachment have been provided in Appendix 4: TPZ, SRZ and 

Encroachment Map. 

6 Conclusions and Recommendations 

Subdivision of the property into three (3) lots and development of accessways and building and waste 

envelopes for the new lots is currently proposed at 14 Doran Road, Bunyip. Arbkey has been engaged to 

assess the impact of the development on the trees at or adjacent to the site. 71 trees were assessed, 50 

on the site and 21 within adjacent property.  

38 of these trees are proposed for removal under the development plans. Permit approval is required for 

the removal of all these trees, except for Tree 12; a Spotted Gum (Corymbia maculata) that is exempt from 

planning overlays due to being within 10m of the site’s dwelling.. 

To assess the viability of the trees proposed for retention throughout the design’s implementation, their 

tree protection zone (TPZ) and structural root zone (SRZ) has been calculated and mapped as per AS4970 

(2009). Where a development’s footprint overlaps a TPZ it is termed ‘encroachment’ within AS4970 (2009).  

One (1) of the trees proposed for retention has a TPZ encroached by the proposed design footprint. Tree 

34 has a TPZ encroached by less than 10% of its respective TPZ area, a level considered generally 

permissible under AS4970 (2009). Tree 34 would remain viable throughout the implementation of the 

proposal.  

The remaining trees proposed for retention are not encroached by the design footprint and would remain 

viable throughout its implementation. It is recommended that, trees that are unable to be retained 

through the development are removed prior to the commencement of construction but after the approval 

of final plans by the relevant authority. 
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8 Appendix 1: Site Map  

 

Figure 2: Site Map – Existing Condition
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9 Appendix 2: Tree Details 
Table 7: Details of assessed trees 

Tree 

ID 
Genus Species 

Common 

Name 

Species 

Origin 

Height 

(m) 

Crown 

Spread 

(m) 

Total 

DBH 

(cm) 

DAB 

(cm) 
Health Structure Maturity 

ULE 

(years) 

Arboricultural 

Value 
Comments 

1 Corymbia citriodora 
Lemon-

scented Gum 

Australian 

Native 
15 8 44 50 Fair Fair Mature 5 to 15 

Third Party 

Ownership 
 

2 Malus domestica Apple Exotic 4 4 34.18 35 Good Fair Mature 5 to 15 
Third Party 

Ownership 
 

3 
Fraxinus angustifolia 

subsp. angustifolia 

Narrow 

Leaved Ash 
Exotic 5 3 18.87 21 Good Fair 

Semi-

mature 
5 to 15 

Third Party 

Ownership 
 

4 Malus domestica Apple Exotic 4 4 17.03 20 Fair Poor 
Semi-

mature 
5 to 15 

Third Party 

Ownership 
 

5 Prunus cerasifera Cherry Plum Exotic 3 3 12.12 14 Good Fair 
Semi-

mature 
5 to 15 Low  

6 
Fraxinus angustifolia 

subsp. angustifolia 

Narrow 

Leaved Ash 
Exotic 10 12 73 84 Good Good Mature 15 to 40 Medium Undesirable species  

7 Callistemon viminalis 
Weeping 

Bottle Brush 

Australian 

Native 
6 5 29.73 32 Fair Fair Mature 5 to 15 

Third Party 

Ownership 
 

8 
xCuprocyparis 

leylandii 

Leyland 

Cypress 
Exotic 15 7 64.2 70 Good Fair Mature 15 to 40 Medium 

Group of 5 as screen. 

Typical dbh recorded  

9 
xCuprocyparis 

leylandii 

Leyland 

Cypress 
Exotic 15 7 64.2 70 Good Fair Mature 15 to 40 Medium 

Group of 5 as screen. 

Typical dbh recorded  

10 Callistemon viminalis 
Weeping 

Bottle Brush 

Australian 

Native 
7 5 32 37 Good Fair Mature 15 to 40 Medium  

11 
xCuprocyparis 

leylandii 

Leyland 

Cypress 
Exotic 15 7 64.2 70 Good Fair Mature 15 to 40 Medium 

Group of 5 as screen. 

Typical dbh recorded  

12 Corymbia maculata Spotted Gum 
Australian 

Native 
18 12 69 75 Good Good Mature >40 High  

13 
xCuprocyparis 

leylandii 

Leyland 

Cypress 
Exotic 15 7 64.2 70 Good Fair Mature 15 to 40 Medium 

Group of 5 as screen. 

Typical dbh recorded  

14 
xCuprocyparis 

leylandii 

Leyland 

Cypress 
Exotic 15 7 64.2 70 Good Fair Mature 15 to 40 Medium 

Group of 5 as screen. 

Typical dbh recorded  

15 Photinia xfraseri 
Chinese 

Hawthorn 
Exotic 4 3 9.9 12 Good Fair 

Semi-

mature 
15 to 40 Low 

Screen against fence. 

1.5m spacings  

16 Eucalyptus robusta 
Swamp 

Mahogany 

Australian 

Native 
16 16 78 83 Good Fair Mature 15 to 40 Medium  

17 Photinia xfraseri 
Chinese 

Hawthorn 
Exotic 4 3 9.9 12 Good Fair 

Semi-

mature 
15 to 40 Low 

Screen against fence. 

1.5m spacings  

18 Eucalyptus robusta 
Swamp 

Mahogany 

Australian 

Native 
13 8 64.64 70 Good Fair Mature 15 to 40 Medium  
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Tree 

ID 
Genus Species 

Common 

Name 

Species 

Origin 

Height 

(m) 

Crown 

Spread 

(m) 

Total 

DBH 

(cm) 

DAB 

(cm) 
Health Structure Maturity 

ULE 

(years) 

Arboricultural 

Value 
Comments 

19 Eucalyptus ovata Swamp Gum Indigenous 16 11 70.55 75 Good Fair Mature 15 to 40 High 
Suckers growing from 

base 

20 Photinia xfraseri 
Chinese 

Hawthorn 
Exotic 4 3 9.9 12 Good Fair 

Semi-

mature 
15 to 40 Low 

Screen against fence. 

1.5m spacings  

21 
Eucalyptus 

camaldulensis 

River Red 

Gum 
Indigenous 16 11 80 90 Good Good Mature >40 High  

22 Photinia xfraseri 
Chinese 

Hawthorn 
Exotic 4 3 9.9 12 Good Fair 

Semi-

mature 
15 to 40 Low 

Screen against fence. 

1.5m spacings  

23 
Eucalyptus 

camaldulensis 

River Red 

Gum 
Indigenous 20 19 95 110 Good Fair Mature >40 High  

24 Photinia xfraseri 
Chinese 

Hawthorn 
Exotic 4 3 9.9 12 Good Fair 

Semi-

mature 
15 to 40 Low 

Screen against fence. 

1.5m spacings  

25 
xCuprocyparis 

leylandii 

Leyland 

Cypress 
Exotic 13 9 50 60 Good Good Mature 15 to 40 

Third Party 

Ownership 
 

26 Photinia xfraseri 
Chinese 

Hawthorn 
Exotic 4 3 9.9 12 Good Fair 

Semi-

mature 
15 to 40 Low 

Screen against fence. 

1.5m spacings  

27 Photinia xfraseri 
Chinese 

Hawthorn 
Exotic 4 3 9.9 12 Good Fair 

Semi-

mature 
15 to 40 Low 

Screen against fence. 

1.5m spacings  

28 Photinia xfraseri 
Chinese 

Hawthorn 
Exotic 4 3 9.9 12 Good Fair 

Semi-

mature 
15 to 40 Low 

Screen against fence. 

1.5m spacings  

29 
xCuprocyparis 

leylandii 

Leyland 

Cypress 
Exotic 13 6 38.64 40 Good Fair Mature 15 to 40 Medium 

Row of Leyland 

cypress. Typical dbh 

recorded  

30 Photinia xfraseri 
Chinese 

Hawthorn 
Exotic 4 3 9.9 12 Good Fair 

Semi-

mature 
15 to 40 Low 

Screen against fence. 

1.5m spacings  

31 
xCuprocyparis 

leylandii 

Leyland 

Cypress 
Exotic 15 6 38 42 Fair Fair Mature 15 to 40 Medium 

Row of cypress. 

Typical dbh recorded  

32 
xCuprocyparis 

leylandii 

Leyland 

Cypress 
Exotic 13 6 38.64 40 Good Fair Mature 15 to 40 Medium 

Row of Leyland 

cypress. Typical dbh 

recorded  

33 Photinia xfraseri 
Chinese 

Hawthorn 
Exotic 4 3 9.9 12 Good Fair 

Semi-

mature 
15 to 40 Low 

Screen against fence. 

1.5m spacings  

34 Eucalyptus bicostata Eurabbie 
Australian 

Native 
21 11 72 85 Good Good Mature 15 to 40 

Third Party 

Ownership 
 

35 
xCuprocyparis 

leylandii 

Leyland 

Cypress 
Exotic 15 6 38 42 Fair Fair Mature 15 to 40 Medium 

Row of cypress. 

Typical dbh recorded  

36 Photinia xfraseri 
Chinese 

Hawthorn 
Exotic 4 3 9.9 12 Good Fair 

Semi-

mature 
15 to 40 Low 

Screen against fence. 

1.5m spacings  

37 
xCuprocyparis 

leylandii 

Leyland 

Cypress 
Exotic 13 6 38.64 40 Good Fair Mature 15 to 40 Medium 

Row of Leyland 

cypress. Typical dbh 

recorded  
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Tree 

ID 
Genus Species 

Common 

Name 

Species 

Origin 

Height 

(m) 

Crown 

Spread 

(m) 

Total 

DBH 

(cm) 

DAB 

(cm) 
Health Structure Maturity 

ULE 

(years) 

Arboricultural 

Value 
Comments 

38 
xCuprocyparis 

leylandii 

Leyland 

Cypress 
Exotic 15 6 38 42 Fair Fair Mature 15 to 40 Medium 

Row of cypress. 

Typical dbh recorded  

39 Photinia xfraseri 
Chinese 

Hawthorn 
Exotic 4 3 9.9 12 Good Fair 

Semi-

mature 
15 to 40 Low 

Screen against fence. 

1.5m spacings  

40 
xCuprocyparis 

leylandii 

Leyland 

Cypress 
Exotic 13 6 38.64 40 Good Fair Mature 15 to 40 Medium 

Row of Leyland 

cypress. Typical dbh 

recorded  

41 Photinia xfraseri 
Chinese 

Hawthorn 
Exotic 4 3 9.9 12 Good Fair 

Semi-

mature 
15 to 40 Low 

Screen against fence. 

1.5m spacings  

42 
xCuprocyparis 

leylandii 

Leyland 

Cypress 
Exotic 15 6 38 42 Fair Fair Mature 15 to 40 Medium 

Row of cypress. 

Typical dbh recorded  

43 
xCuprocyparis 

leylandii 

Leyland 

Cypress 
Exotic 13 6 38.64 40 Good Fair Mature 15 to 40 Medium 

Row of Leyland 

cypress. Typical dbh 

recorded  

44 Photinia xfraseri 
Chinese 

Hawthorn 
Exotic 4 3 9.9 12 Good Fair 

Semi-

mature 
15 to 40 Low 

Screen against fence. 

1.5m spacings  

45 
xCuprocyparis 

leylandii 

Leyland 

Cypress 
Exotic 15 6 38 42 Fair Fair Mature 15 to 40 Medium 

Row of cypress. 

Typical dbh recorded  

46 
xCuprocyparis 

leylandii 

Leyland 

Cypress 
Exotic 13 6 38.64 40 Good Fair Mature 15 to 40 Medium 

Row of Leyland 

cypress. Typical dbh 

recorded  

47 Photinia xfraseri 
Chinese 

Hawthorn 
Exotic 4 3 9.9 12 Good Fair 

Semi-

mature 
15 to 40 Low 

Screen against fence. 

1.5m spacings  

48 
xCuprocyparis 

leylandii 

Leyland 

Cypress 
Exotic 15 6 38 42 Fair Fair Mature 15 to 40 Medium 

Row of cypress. 

Typical dbh recorded  

49 Photinia xfraseri 
Chinese 

Hawthorn 
Exotic 4 3 9.9 12 Good Fair 

Semi-

mature 
15 to 40 Low 

Screen against fence. 

1.5m spacings  

50 
xCuprocyparis 

leylandii 

Leyland 

Cypress 
Exotic 13 6 38.64 40 Good Fair Mature 15 to 40 Medium 

Row of Leyland 

cypress. Typical dbh 

recorded  

51 Photinia xfraseri 
Chinese 

Hawthorn 
Exotic 4 3 9.9 12 Good Fair 

Semi-

mature 
15 to 40 Low 

Screen against fence. 

1.5m spacings  

52 
xCuprocyparis 

leylandii 

Leyland 

Cypress 
Exotic 15 6 38 42 Fair Fair Mature 15 to 40 Medium 

Row of cypress. 

Typical dbh recorded  

53 
xCuprocyparis 

leylandii 

Leyland 

Cypress 
Exotic 13 6 38.64 40 Good Fair Mature 15 to 40 Medium 

Row of Leyland 

cypress. Typical dbh 

recorded  

54 Photinia xfraseri 
Chinese 

Hawthorn 
Exotic 4 3 9.9 12 Good Fair 

Semi-

mature 
15 to 40 Low 

Screen against fence. 

1.5m spacings  

55 
xCuprocyparis 

leylandii 

Leyland 

Cypress 
Exotic 15 6 38 42 Fair Fair Mature 15 to 40 Medium 

Row of cypress. 

Typical dbh recorded  
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Tree 

ID 
Genus Species 

Common 

Name 

Species 

Origin 

Height 

(m) 

Crown 

Spread 

(m) 

Total 

DBH 

(cm) 

DAB 

(cm) 
Health Structure Maturity 

ULE 

(years) 

Arboricultural 

Value 
Comments 

56 Photinia xfraseri 
Chinese 

Hawthorn 
Exotic 4 3 9.9 12 Good Fair 

Semi-

mature 
15 to 40 Low 

Screen against fence. 

1.5m spacings  

57 Photinia xfraseri 
Chinese 

Hawthorn 
Exotic 4 3 9.9 12 Good Fair 

Semi-

mature 
15 to 40 Low 

Screen against fence. 

1.5m spacings  

58 Eucalyptus robusta 
Swamp 

Mahogany 

Australian 

Native 
12 9 53 60 Good Fair Mature 15 to 40 

Third Party 

Ownership 
 

59 Photinia xfraseri 
Chinese 

Hawthorn 
Exotic 4 3 9.9 12 Good Fair 

Semi-

mature 
15 to 40 

Third Party 

Ownership 

Screen against fence. 

1.5m spacings  

60 Photinia xfraseri 
Chinese 

Hawthorn 
Exotic 4 3 9.9 12 Good Fair 

Semi-

mature 
15 to 40 

Third Party 

Ownership 

Screen against fence. 

1.5m spacings  

61 Eucalyptus robusta 
Swamp 

Mahogany 

Australian 

Native 
16 8 60 68 Good Fair Mature 15 to 40 

Third Party 

Ownership 
 

62 Photinia xfraseri 
Chinese 

Hawthorn 
Exotic 4 3 9.9 12 Good Fair 

Semi-

mature 
15 to 40 

Third Party 

Ownership 

Screen against fence. 

1.5m spacings  

63 Eucalyptus robusta 
Swamp 

Mahogany 

Australian 

Native 
14 14 67 74 Good Fair Mature 15 to 40 

Third Party 

Ownership 
 

64 Photinia xfraseri 
Chinese 

Hawthorn 
Exotic 4 3 9.9 12 Good Fair 

Semi-

mature 
15 to 40 

Third Party 

Ownership 

Screen against fence. 

1.5m spacings  

65 Photinia xfraseri 
Chinese 

Hawthorn 
Exotic 4 3 9.9 12 Good Fair 

Semi-

mature 
15 to 40 

Third Party 

Ownership 

Screen against fence. 

1.5m spacings  

66 Photinia xfraseri 
Chinese 

Hawthorn 
Exotic 4 3 9.9 12 Good Fair 

Semi-

mature 
15 to 40 

Third Party 

Ownership 

Screen against fence. 

1.5m spacings  

67 Photinia xfraseri 
Chinese 

Hawthorn 
Exotic 4 3 9.9 12 Good Fair 

Semi-

mature 
15 to 40 

Third Party 

Ownership 

Screen against fence. 

1.5m spacings  

68 Photinia xfraseri 
Chinese 

Hawthorn 
Exotic 4 3 9.9 12 Good Fair 

Semi-

mature 
15 to 40 

Third Party 

Ownership 

Screen against fence. 

1.5m spacings  

69 Photinia xfraseri 
Chinese 

Hawthorn 
Exotic 4 3 9.9 12 Good Fair 

Semi-

mature 
15 to 40 

Third Party 

Ownership 

Screen against fence. 

1.5m spacings  

70 Photinia xfraseri 
Chinese 

Hawthorn 
Exotic 4 3 9.9 12 Good Fair 

Semi-

mature 
15 to 40 

Third Party 

Ownership 

Screen against fence. 

1.5m spacings  

71 Photinia xfraseri 
Chinese 

Hawthorn 
Exotic 4 3 9.9 12 Good Fair 

Semi-

mature 
15 to 40 

Third Party 

Ownership 

Screen against fence. 

1.5m spacings  
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10 Appendix 3: TPZ and SRZ Details 
Table 8: TPZ and SRZ details of assessed trees (AS4970 2009) 

Tree 

ID 
Genus Species Common Name 

SRZ radius (m) 

AS4970 

TPZ radius (m) 

AS4970 

TPZ Area AS 4970 

(m2) 

1 Corymbia citriodora 
Lemon-scented 

Gum 
2.47 5.28 87.583 

2 Malus domestica Apple 2.13 4.1 52.81 

3 
Fraxinus angustifolia subsp. 

angustifolia 

Narrow Leaved 

Ash 
1.72 2.26 16.046 

4 Malus domestica Apple 1.68 2.04 13.074 

5 Prunus cerasifera Cherry Plum 1.5 2 12.566 

6 
Fraxinus angustifolia subsp. 

angustifolia 

Narrow Leaved 

Ash 
3.08 8.76 241.078 

7 Callistemon viminalis 
Weeping Bottle 

Brush 
2.05 3.57 40.039 

8 xCuprocyparis leylandii Leyland Cypress 2.85 7.7 186.265 

9 xCuprocyparis leylandii Leyland Cypress 2.85 7.7 186.265 

10 Callistemon viminalis 
Weeping Bottle 

Brush 
2.18 3.84 46.325 

11 xCuprocyparis leylandii Leyland Cypress 2.85 7.7 186.265 

12 Corymbia maculata Spotted Gum 2.93 8.28 215.383 

13 xCuprocyparis leylandii Leyland Cypress 2.85 7.7 186.265 

14 xCuprocyparis leylandii Leyland Cypress 2.85 7.7 186.265 

15 Photinia xfraseri Chinese Hawthorn 1.5 2 12.566 

16 Eucalyptus robusta Swamp Mahogany 3.06 9.36 275.234 

17 Photinia xfraseri Chinese Hawthorn 1.5 2 12.566 

18 Eucalyptus robusta Swamp Mahogany 2.85 7.76 189.179 

19 Eucalyptus ovata Swamp Gum 2.93 8.47 225.381 

20 Photinia xfraseri Chinese Hawthorn 1.5 2 12.566 

21 Eucalyptus camaldulensis River Red Gum 3.17 9.6 289.529 

22 Photinia xfraseri Chinese Hawthorn 1.5 2 12.566 

23 Eucalyptus camaldulensis River Red Gum 3.44 11.4 408.281 

24 Photinia xfraseri Chinese Hawthorn 1.5 2 12.566 

25 xCuprocyparis leylandii Leyland Cypress 2.67 6 113.097 

26 Photinia xfraseri Chinese Hawthorn 1.5 2 12.566 

27 Photinia xfraseri Chinese Hawthorn 1.5 2 12.566 

28 Photinia xfraseri Chinese Hawthorn 1.5 2 12.566 

29 xCuprocyparis leylandii Leyland Cypress 2.25 4.64 67.637 

30 Photinia xfraseri Chinese Hawthorn 1.5 2 12.566 

31 xCuprocyparis leylandii Leyland Cypress 2.3 4.56 65.325 

32 xCuprocyparis leylandii Leyland Cypress 2.25 4.64 67.637 

33 Photinia xfraseri Chinese Hawthorn 1.5 2 12.566 

34 Eucalyptus bicostata Eurabbie 3.09 8.64 234.519 

35 xCuprocyparis leylandii Leyland Cypress 2.3 4.56 65.325 

36 Photinia xfraseri Chinese Hawthorn 1.5 2 12.566 

37 xCuprocyparis leylandii Leyland Cypress 2.25 4.64 67.637 

38 xCuprocyparis leylandii Leyland Cypress 2.3 4.56 65.325 

39 Photinia xfraseri Chinese Hawthorn 1.5 2 12.566 

40 xCuprocyparis leylandii Leyland Cypress 2.25 4.64 67.637 

41 Photinia xfraseri Chinese Hawthorn 1.5 2 12.566 

42 xCuprocyparis leylandii Leyland Cypress 2.3 4.56 65.325 

43 xCuprocyparis leylandii Leyland Cypress 2.25 4.64 67.637 

44 Photinia xfraseri Chinese Hawthorn 1.5 2 12.566 

45 xCuprocyparis leylandii Leyland Cypress 2.3 4.56 65.325 

46 xCuprocyparis leylandii Leyland Cypress 2.25 4.64 67.637 

47 Photinia xfraseri Chinese Hawthorn 1.5 2 12.566 

48 xCuprocyparis leylandii Leyland Cypress 2.3 4.56 65.325 

49 Photinia xfraseri Chinese Hawthorn 1.5 2 12.566 

50 xCuprocyparis leylandii Leyland Cypress 2.25 4.64 67.637 

51 Photinia xfraseri Chinese Hawthorn 1.5 2 12.566 

52 xCuprocyparis leylandii Leyland Cypress 2.3 4.56 65.325 

53 xCuprocyparis leylandii Leyland Cypress 2.25 4.64 67.637 

54 Photinia xfraseri Chinese Hawthorn 1.5 2 12.566 

55 xCuprocyparis leylandii Leyland Cypress 2.3 4.56 65.325 

56 Photinia xfraseri Chinese Hawthorn 1.5 2 12.566 

57 Photinia xfraseri Chinese Hawthorn 1.5 2 12.566 



Arboricultural Impact Assessment 

14 Doran Road, Bunyip 

 - arbkey - 14 

Tree 

ID 
Genus Species Common Name 

SRZ radius (m) 

AS4970 

TPZ radius (m) 

AS4970 

TPZ Area AS 4970 

(m2) 

58 Eucalyptus robusta Swamp Mahogany 2.67 6.36 127.076 

59 Photinia xfraseri Chinese Hawthorn 1.5 2 12.566 

60 Photinia xfraseri Chinese Hawthorn 1.5 2 12.566 

61 Eucalyptus robusta Swamp Mahogany 2.81 7.2 162.86 

62 Photinia xfraseri Chinese Hawthorn 1.5 2 12.566 

63 Eucalyptus robusta Swamp Mahogany 2.92 8.04 203.078 

64 Photinia xfraseri Chinese Hawthorn 1.5 2 12.566 

65 Photinia xfraseri Chinese Hawthorn 1.5 2 12.566 

66 Photinia xfraseri Chinese Hawthorn 1.5 2 12.566 

67 Photinia xfraseri Chinese Hawthorn 1.5 2 12.566 

68 Photinia xfraseri Chinese Hawthorn 1.5 2 12.566 

69 Photinia xfraseri Chinese Hawthorn 1.5 2 12.566 

70 Photinia xfraseri Chinese Hawthorn 1.5 2 12.566 

71 Photinia xfraseri Chinese Hawthorn 1.5 2 12.566 
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11 Appendix 4: TPZ, SRZ and Encroachment Map 

 

Figure 3: TPZ, SRZ and Encroachment Map 
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12 Appendix 5: Tree Photos 
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13 Appendix 6: Data Definitions 

DBH (Diameter at Breast Height) is measured at 1.4 m above ground level or calculated from the total 

stem area if the tree was multi-stemmed at 1.4m above ground level in accordance with AS 4970 (2009).  

DAB (Diameter at Base) is measured just above the root collar of a tree in accordance with AS 4970 (2009) 

Health summarises qualitative observations of canopy density, overall vigour and vitality made in the 

field: 

• Good - Canopy is visually dense with less than 10% dieback and shows no, or only very minor nutrient deficiencies, pest and 

disease presence or stress—induced epicormic growth. 

• Fair - Canopy is of average density, consists of between 10-30% dieback and shows a minor, or occasionally moderate, level 

of nutrient deficiency, pest and disease presence or stress-induced epicormic growth. 

• Poor - Canopy is visually sparse, consists of more than 30% dieback and typically has significant nutrient deficiency, pest and 

disease presence or stress induced epicormic growth. 

• Dead – No indication the tree is alive 

Structure summarises qualitative observations of tree structure and stability made in the field: 

• Good - The tree’s form is optimal for the species. Typically trees of ‘Good’ structure have no or only very minor trunk leans or 

canopy asymmetry. These trees have parts that are not structurally compromised by decay, cracks, or other structural faults. 

Structural failure of these trees is only likely only under strong and unusual weather events 

• Fair - The tree’s structure includes minor structural defects that do not typically fail in light or moderate weather events. 

Typically trees of ‘Fair’ structure have minor trunk leans or slightly asymmetric canopies. These trees are likely to have parts 

that are partly compromised by decay or structural defects such as included bark. 

• Poor - The tree’s structure includes major structural defects. Failure of these trees is considered possible under light or 

moderate weather events. Typically trees of ‘Poor’ structure have major trunk leans or heavily asymmetric canopies. These 

trees are likely to have parts that are heavily compromised by decay or structural defects such as included bark. 

Maturity summarises the life stage of the tree. 

• Juvenile – The tree is in approximately the first 10% of its expected lifespan in its current environment 

• Semi-mature – Tree is 10%-20% through its expected lifespan in its current environment and has not yet reached its mature 

dimensions. 

• Mature – The tree is through 20%-90% of its expected lifespan in its current environment. 

• Over-mature – The tree is through approximately 90% of its expected lifespan in its current environment 

ULE (Useful Life Expectancy) indicates the anticipated remaining years of lifespan of the tree in its 

existing surroundings. The tree’s lifespan is the time that it will continue to provide amenity value 

without undue risk or hazard and with a reasonable amount of maintenance. 

Significance indicates the importance a tree may have on a respective site. The following descriptors are 

used to derive this value (adapted from IACA 2010):  

High - 

• Tree is good condition and good vigour 

• The tree has a form typical for the species 

• The tree is a remnant specimen or is rare or 

uncommon in the local area or of botanical interest 

or substantial age 

• The tree is listed as a heritage item or threatened 

species or listed on a municipal significant tree 

register 

• The tree is visually prominent and visible from a 

considerable distance when viewed from most 

directions due to its size and scale. The tree makes 

a positive contribution to the local amenity. 

• The tree supports social or cultural sentiments or 

spiritual associations or has commemorative values 

• The tree is appropriate to the site conditions
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Medium - 

• The tree is in fair condition and good or low vigour 

• The tree has form typical or atypical of the species 

• The tree is a planted locally indigenous taxa or a 

common species within the area. 

• The tree is visible from surrounding properties, 

although not visually prominent as partially 

obstructed by other vegetation or buildings when 

viewed from a public space. The tree provides a 

moderate contribution to the amenity and character 

of the local area 

• The tree is often partially restricted by above or 

below ground influences and/or resources. 

 

Low – 

• The is in fair condition and good or low vigour 

• The tree has form atypical of the species. 

• The tree is not visible or is partly visible from 

surrounding properties due to obstructions. 

• The tree provides a minor contribution or has a 

negative impact on landscape amenity or character 

of the local area. 

• The tree is a juvenile specimen that can easily be 

replaced.

  

• The trees growth is severely restricted by above or 

below ground influences and/or resources. 

• The tree has a feature that has potential to become 

structurally unsound. 

• The tree is a listed as a noxious or environmental 

weed under state, federal or municipal policy 

Dead/Irreversible Decline - 

• The tree is structurally unsound or unstable • The tree is dead or in irreversible decline 

Third Party Ownership 

• The tree is located on adjoining land to the assessment. 

A tree is to meet several or all the criteria in a category to be classified in that group 

Arboricultural Value is a calculated value indicating the merit of the tree for retention through any nearby 

developments. It is a qualitative combination of the trees ULE and Significance Values (Table 9). 

Table 9: Matrix for the calculation of Arboricultural Value 

  

Significance Value  

ULE 

 High Medium Low Dead/Irreversible Decline Third Party Ownership 

>40 years High Medium Low Low Third Party Ownership 

15-40 years High Medium Low Low Third Party Ownership 

5-15 years High Medium Low None Third Party Ownership 

<5 years Medium Low None None Third Party Ownership 

0 years Low None None None Third Party Ownership 

 

• High –Trees attributed a ‘High’ arboricultural value are generally of strong visual amenity and significant in the landscape. 

The utmost level of consideration should be given for the retention of these trees throughout development activities and/or 

nearby disturbance 

• Medium – Trees attributed a ‘Medium’ arboricultural value are of moderate amenity value and have been attributed some 

value in the landscape. Trees attributed a ‘Medium’ arboricultural value should be retained and designed around during 

developments or nearby disturbance. If retention is not possible for these trees, removal and replacement can be often 

considered as an acceptable compromise. 

• Low – Trees attributed a Low arboricultural value are of poor arboricultural merit.  Removal and replacement is an acceptable 

compromise if designing around these trees is not possible. 

• None – Trees attributed an arboricultural value of none have no arboricultural merit. Removal is usually acceptable or 

required for these trees. 

• Third Party Ownership – The tree is located on adjacent land to the assessment. It is assumed that the owner of the tree 

attributes it a High arboricultural value and requires its retention in the landscape. 
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14 Appendix 7: Tree Protection Zones and Encroachment Overview 

14.1 Structural Root Zones (SRZ) 

SRZs are an indication of the area surrounding the base of a tree that is required for its stability. AS 4970 

(2009) provides a method to calculate the SRZ of trees: The SRZ is calculated as 

(DAB×50)0.42×0.64 

For grass like trees such as palms or tree ferns; SRZs are not calculated. 

14.2 Tree Protection Zone (TPZ) 

A Tree Protection Zone (TPZ) is considered one of the most effective ways to ensure the retention of trees 

throughout development. The aim of a TPZ is to secure the space around the tree so that no above or 

below ground activities or developments can affect the integrity of the tree’s root system or above 

ground parts. 

AS 4970 (2009) provides a method for calculating the standard area of TPZ’s. For all broadleaf trees, the 

radius of the TPZ is calculated as: 

12 * DBH 

For grass like trees such as palms or tree ferns; TPZs are calculated as:  

 Radius of extent of canopy + 1m, 

Dead trees are attributed a TPZ of the same size as their SRZ as only their stability can now be protected 

and not their vigour  

 

Figure 4: Diagram of TPZ and SRZ (AS 4970 2009) 
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14.2.1 TPZ Encroachment: 

AS 4970 (2009) allows the extents of ‘calculated’ TPZs to be varied, under certain conditions, to allow 

varying levels encroachment into TPZs. Encroachment is the term given to the level of impact of the 

footprint of a disturbance (such as a development or construction activity) on the calculated TPZ of a tree. 

Two levels of encroachment are classified within AS 4970: 

14.2.1.1 Minor Encroachment 

Where encroachment of a respective TPZ is limited to less than 10% of a TPZs area it is termed ‘Minor 

Encroachment’. Minor encroachment and corresponding variations to a TPZ is considered acceptable 

while the lost area is compensated elsewhere while still being contiguous with the TPZ. 

 

Figure 5: Examples of Minor TPZ encroachment and contiguous TPZ compensation (AS 4970 2009) 

14.2.1.2 Major Encroachment 

Where encroachment of the standard TPZ exceeds 10% of a TPZ it is termed ‘Major Encroachment’.  Major 

encroachment and corresponding variations to a TPZ can be considered acceptable providing the 

following conditions are met: 

• The project arborist demonstrates the tree will remain viable through the encroachment. 

• The lost area is compensated elsewhere while still being contiguous with the TPZ. 

Regardless of encroachment, final TPZs and tree protection requirements should be clear to all parties 

during the entire construction process. Ideally all tree protection requirements should be outlined within 

a Tree Protection Management Plan (TPMP), prepared by a suitably qualified arborist, prior to the 

commencement of any construction activities 

 






