
Notice of Application for a  

Planning Permit 

 

 

 

 

 

The land affected by the 

application is located at: 

PC375967 V11621 F735 

6 Fell Road, Cockatoo VIC 3781 

The application is for a permit to:  Building and works for a Dwelling 

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

43.02-2 Construct a building or construct or carry out works,  

44.06-2 Construct a building or construct or carry out works associated with a dwelling 

45.05-2 Construct or extend a dwelling or other building 

APPLICATION DETAILS 

The applicant for the permit is: Nobelius Land Surveyoers    

Application number: T250395 

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: 
21 November 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.  
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Response The following revisions relate to plans by SJDHomes, issue E, dated 25.09.2025 

a) The driveway is shown as a loop (as per the existing driveway configuration) 
from Isaac Street to Fell Road. The driveway width measures between 3.7 
metres wide to 4.2 metres. 

b) The shed to the east of the dwelling will be retained and is labelled as such. 
c) The crossover to Isaac Street is existing and is shown on the plans. There are 

no street trees adjacent to this crossover. The crossover to Fell Road is 
existing and there are no street trees proximate to this crossover. The 
crossovers are shown on plans. 

d) An Arborist Impact assessment is provided by Ajarboriculture that shows 
the trees GPS located on the site. The trees to be removed are detailed in the 
Preliminary and Impact Arborist report (pages 1-22) and the Town Planning 
report (pages 20-21). The trees to be removed are listed below (extracted 
from Appendix 2 in the above-mentioned Arborist assessment. 

 
The trees to be removed and retained are consistent across the Arborist and 
Town Planning reports, and the plans. 

e) The location of earthworks was shown on submitted plans. Please refer to 
the shaded areas on sheet No. 02A of 13 (light purple denotes site cut and 
pale purple shaded areas denotes site fill, as per below). The depth of site 
cuts and fill are detailed on the elevation plans. There are no retaining walls 
proposed, only suitable batters, as shown on the elevation plans. 

 
f) Details of TPZs within 10 metres of the proposed works are shown on the 

Development and Arborist site plans. There are no third party owned or 

ADVERTISED MATERIAL
Planning Application: T250395

Date Prepared: 31 October 2025

This copied document is made available for the purpose of the planning process as
set out in the Planning and Environment Act 1987. The information must not be
used for any other purpose. By taking a copy of this document you acknowledge
and agree that you will only use the document for the purpose specified above and
that any dissemination, distribution or copying of this document is strictly prohibited.



 

3 
 

managed trees within 10 metres of the proposed works., and none that are 
proposed for removal. The development and creation of defendable space 
(or rather canopy separation as a toll for bushfire risk mitigation are shown 
on both the arborist plans and Developments plans. 

 
 

 
 

2. AMENDED ELEVATION PLANS TO INCLUDE  
a) Finished floor levels of buildings and garages (to AHD).  
b) Natural ground level and finished ground level (to AHD) clearly nominated on all elevations 

for the length of the boundaries.  
c) Overall building height from natural and finished ground level shown on all elevation 

drawings.  
d) Details of construction materials/colours proposed to be used.  

 
Response  a) The finished floor levels of the dwelling and garage (to AHD) are shown on 

the site plan (02B of 13) and elevation plans provided by SJDHomes. Please 
refer to sheets 04 of 13. 

b) Natural ground level and finished ground level (to AHD) is nominated on all 
elevations for the length of the earthworks is shown on plans provided by 
SJDHomes. Please refer to sheet 04 of 13. The Finished Floor level of the 
dwelling and the garage is 177.3 AHD. Natural Ground Levels are also shown 
on the elevation and site plans for the area surrounding the dwelling 
development, as is suitable. Please refer to sheet 02A and 02B. 

c) Maximum building height measured from natural ground level to the apex of 
the roof measures 6.9 metres and is shown on Elevation B – West on sheet 
04.  The natural and finished ground level is shown on all elevation drawings. 
Refer to sheet 04 of 13.  

d) Details of construction materials/colours proposed to be used is shown on 
the elevations drawing, sheet 04 of 13. These finishes are muted and non-
reflective and are consistent with materials and finishes evident in the 
surrounding area. 
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3. VEGETATION REMOVAL 
a) Arborist assessment/ construction impact assessment prepared by a suitably qualified 

arborist to identify any tree that will be impacted by the proposed works and/or through the 
creation of a defendable space for the dwelling (extension). Any assessment must also 
consider vegetation within the Council’s Road reserve: 
 
Note: If any vegetation is to be removed that is not otherwise exempt under the Cardinia 
Planning Scheme, planning permission will need to be applied for and the application form 
updated to include vegetation removal.  
 

b) A tree retention and removal plan (based on the provided site and arborist plans) to 
demonstrate: 
i. How the defendable space area proposed in the Bushfire Management Statement can 

be achieved, whilst only removing vegetation to the minimum extent necessary to 
create the 5-metre canopy separation required. 

ii. All trees to be retained and removed to create the defendable space identified using 
differentiating colours (i.e. ‘Red’ for removal, ‘Green’ for retention).  

iii. All trees impacted by the development (i.e. proposed extension works) are also shown 
in differentiating colours (i.e. ‘Yellow’ for development impact) as per the 
recommendations in the arborist assessment provided. 
 

Response An Arboricultural Preliminary and Impact Assessment has been provided by 
Ajarboriculture, dated September 2025. The arborist site plans show trees GPS 
located trees that are attributed with a Retention value based on aesthetic 
qualities, cultural and heritage values, social, health and psychological 
benefits, ecological and economic benefits. Of the trees assessed, 17 trees are 
attributed with Moderate Retention value, and the balance received Low 
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Retention Values. Nineteen trees are proposed to be removed as a consequence 
of the building and works, or to achieve the 5 metre canopy separation as per the 
BMP and requirements of clause 53.02. Of these trees only three require 
permission to remove. These are listed below and detailed in the Arborist report. 
 

TREE ID COMMON NAME PERMIT TRIGGERED? NOTES 
1 Lilly Pilly No Exempt under 

52.12 
3 Japanese maple No Exempt under 

52.12 
4 Acacia (Blackwood) Yes  
10-12, 
43, 44 

Pittosporum 
(variegated tarata) 

No Exotic 

15 + 16 Acacia (gossamer 
Wattle) 

Yes Exempt under 
52.12 

18 Evergreen Dogwood No Exotic 
19  Pittosporum 

tenufolium 
No  Exotic 

33 Silky Oak Yes –ESO trigger  
35 Rose She-Oak Yes – ESO trigger  
48 Desert Ash No Exotic 
49 Camellia No Exotic 
50 Rhodoendron No  Exotic 
59 Willow-leaved Hakea No Exempt under 

52.12 
 
 

ADDITIONAL VEGETATION REQUIREMENTS (EMAIL FROM COUNCIL DATED 21/08/2025) 
 
 Environment requests further information. 
  
Clause 42.02 Vegetation Protection Overlay   
Environment has reviewed the information provided for consideration pursuant to Schedule 1 
to Clause 42.02 of the Cardinia Planning Scheme, however, insufficient information has been 
provided to enable a proper assessment. Therefore, the following information is required in 
accordance with Clause 42.02-4 (Application requirements) before a response can be 
provided:  
  

• A photograph or site plan (drawn to scale) showing the boundaries of the site, existing 
vegetation and the vegetation to be removed. 

• A description of the vegetation, including understorey to be removed, including the 
species, extent, number and size (diameter at 1.3 metres above natural ground level) 
of any trees to be removed and the Ecological Vegetation Class of native vegetation.  

• Location of any hollow bearing trees. 
• Topographic information, highlighting ridges, crests and hilltops, streams and 

waterways, slopes of more than 20 percent, drainage lines, low lying areas, saline 
discharge areas, and areas of existing erosion. 

• A written explanation of the steps that have been taken to: 
o Avoid the removal of vegetation, where possible.  
o Minimise the removal of vegetation.  
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o Any actions to contribute to the ongoing management of existing vegetation 
on the site. 

o Appropriately replace and/or compensate the loss of vegetation, if required. 
• A copy of any property vegetation plan that applies to the site. 
• Where the removal, destruction or lopping of vegetation is to create defendable 

space, a statement explaining why removal, destruction or lopping of vegetation is 
required having regard to other available bushfire risk mitigation measures. This does 
not apply to the creation of defendable space in conjunction with an application 
under the Bushfire Management Overlay. 

 
Response As per above: An Arboricultural Preliminary and Impact Assessment has been 

provided by Ajarboriculture, dated September2025. The arborist site plans show 
trees GPS located and attributed with a Retention value based on aesthetic 
qualities, cultural and heritage values, social, health and psychological 
benefits, ecological and economic benefits. The report includes photos and 
details of each tree. There are no hollow bearing trees on the site. The Arborist 
plan include details on topography. Of the trees assessed, 17 trees were 
attributed with Moderate Retention value, and the balance received Low 
Retention Values. Nineteen trees are proposed to be removed as a consequence 
of the building and works, or to achieve the 5 metre canopy separation as per the 
BMP and requirements of clause 53.02.  
The trees that are proposed for removal have been selected on their retention 
value, with all efforts made to retain moderate retention trees. Those three trees 
that require permission to remove are located proximate to buildings and works 
and as such, are nominated for removal. 
As per page 13 of the Town planning report: “Tree removal to achieve tree canopy 
separation of the discrete clusters of onsite vegetation has been nominated on the 
basis of their low retention value, with unprotected trees nominated for removal. 
The three trees nominated for removal are impacted by development and works. 
The siting of the dwelling is determined on the basis that it provides separation from 
the northern boundary, which is the direction associated with the highest risk of an 
approaching bushfire. Theis has consequences associated with tree removal 
associated with buildings and works given the location of trees proximate to the 
southern boundary”. 
 
 
 

 
 

4. LANDSCAPE PLAN 
a) A fully dimensioned Landscape Plan drawn by a suitably qualified professional to a stated 

scale and a minimum of A3 in size, clearly showing the following:  
I. Landscaping and planting across all open areas of the subject site.  

 
Response  The land owners are not gardeners and do not intend to formally landscape the 

site. It is not their intent to plant out the open areas of the site. Their preference 
is to leave the open areas as grassed understorey, as is its current state. This is 
entirely consistent with the ‘landscaped areas’, or lack thereof, of the adjoining 
lots that evidence little to no formal gardens.  
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PRELIMINARY COMMENTS  
 

STREET SETBACK (ISSAC STREET) 
The Design and Development Overlay – Schedule 1 (DDO1) and Low-Density Residential 
Zone seek to achieve an attractive low density residential environment. The proposed 
dwelling is sited with a minimum setback of 5 metres from Issac Street and does not 
adequately respond to the objectives of these controls. To improve the likelihood of Council 
support, it is recommended that the setback is increased or further written just justification 
otherwise provided to support the proposed siting.  
 
Response The setback of the proposed dwelling from Isaac Street measures 6 metres and 

is considered appropriate because this setback is more generous that the side 
setbacks of existing dwellings that address Isaac Street, as evidenced in the 
map below.  
Fell Road is the frontage and the proposed dwelling preserves a generous 
(minimum 34metre setback from this frontage. The side setback of existing 
dwellings in Isaac Street is reduced to less than 5 meters in all properties but 
one (7 Isaac Street) with most properties evidencing built form to within 2 
metres of the boundary (notably 1, 2, 3, 4 and 5), as indicated below 
(Nearmaps, Aerial image dated December 2024). 
The proposal therefore provides for a more generous side setback than is 
evidenced by the existing dwellings that address Isaac Street. 

 
 
 

CLAUSE 52.12 (BUSHFIRE EXEMPTIONS)  
Clause 52.12-5 exempts the requirement to obtain a Planning Permit for removal, 
destruction or lopping of vegetation to enable the construction of a dwelling and create its 
defendable space. 
Unless additional vegetation removal is proposed beyond the limitations of this exemption, 
the application must be amended under Section 50 of the Planning and Environment Act 
1987 to remove reference to vegetation removal as a permit trigger.  
Response  Of the nineteen trees to be removed, five (5) are exempt under clause 52.12 

given their proximity to an existing fence line that was built before September 
2009; and eleven (11) do not require a planning permit because they are 
exotic species. Only three trees; 4, 33 and 35 trigger a permit requirement for 
removal under the Vegetation Protection Overlay.  
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1. PRELIMINARY  

ADDRESS PC375967, 6 Fell Road, Cockatoo 3781  

RESPONSIBLE AUTHORITY  Cardinia Shire Council   

ZONE  Low Density Residential Zone 

OVERLAY  Bushfire Management Overlay 
Design and Development Overlay Schedule 1 
Restructure Overlay - Schedule 10 
Vegetation Protection Overlay Schedule 1 

BUSHFIRE PRONE AREA   Yes 

CULTURAL HERITAGE  Partial - Associated with Cockatoo Creek 

EASEMENTS, RESTRICTIONS, 
ENCUMBRANCES 

Plan of Consolidation (PC) 375967W is free from encumbrances 
such as easements. The Title is not encumbered by any restrictions, 
agreements or covenants. 

PROPOSAL  The development of the land for a dwelling in a BMO; buildings and 
works (earthworks) in a DDO; and vegetation removal. 

PERMIT TRIGGERS  • Pursuant to Part 2.0 of schedule 1 to Clause 43.02 of the Design 

and Development Overlay, a permit is required for buildings 

and works (earthworks). 

• Pursuant to clause 42.02 of the Vegetation Protection Overlay, 

a permit is required to remove vegetation. 

• Pursuant to Clause 45.05-2 of the Restructure Overlay a permit 

is required to construct a dwelling. 

• Pursuant to Clause 44.06-2 Bushfire Management Overlay a 

permit is required to construct a building, construct or carry out 

works associated with the development of the land for a 

dwelling. 

RELEVANT PLANNING 
CONTROLS AND 
INCORPORATED 
DOCUMENTS 

Clause 11 Settlement 

Clause 12 Environmental and Landscape values 

Clause 13 Environmental Risks & Amenity  

Clause 15 Built Environment & Heritage  

Clause 16 Housing  

Clause 19 Infrastructure  

Clause 32.03 Low Density Residential Zone  

Clause 54 One dwelling on a lot  

Clause 65.01 Approval of an application  

Clause 71.03 Integrated decision making 

SUBMITTED DOCUMENTS  • Town Planning Report – Nobelius Land Surveyors 

• Bushfire management Statement - Nobelius Land surveyors 

• Plan of Survey – SJDHomes 

• Copy of Title & Title Plan  

• Copy of architectural drawings - SJDHomes 

• Arborist Impact Assessment -  

NLS QUALITY SYSTEM AUTHOR DATE ISSUED CHECKED BY REVISION 

JB 25/9/2025 RO 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 development of the land 
for a single storey dwelling in the Bushfire Management Overlay and for Buildings and Works 
(earthworks) associated with the dwelling subject to the Design and Development Overlay, and the 
removal of vegetation on land subject to the Vegetation Protection Overlay.  
 
The subject site is located in a low density residential area of Cockatoo. The land is able to connect to 
all services and is shown to be able to mitigate the risks associated with bushfire. The proposal is an 
excellent opportunity to provide residential development on suitably zoned land.  
 
The purpose of this report is to assess the proposed single storey dwelling against the relevant 
provisions of the Cardinia Planning Scheme, and local and state planning policies. The proposed 
development has undergone an extensive design process and is informed by architectural plans and a 
Bushfire Management Statement and Plan (BMS & BMP) to ensure that the proposal is responsive to 
key site constraints and considerations, such as the Bushfire Management Overlay. The proposal 
responds to and integrates with surrounding residential developments on Fell Road and Isaac Street.  
 
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 requirements of Clauses 44.06-2 and 42.02-2; and 

• Will satisfactorily integrate with surrounding land use and development. 
 

The proposal is entirely appropriate to be granted a planning permit and receive the Council’s full 
support on the basis that the proposal supports Cardinia Shire Council’s vision for residential 
development on the site 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 on PC375967, 6 Fell Road, Cockatoo, contained within Volume 11621 

and Folio 735. The land is an irregular rectangular allotment, with dual frontages to Fell Road to the 

west and Isaac Street to the south. The site fronts Fell Road to the west and measures 54.15 metres 

and Isaac Street to the south of the lot and measures 54.30 metres. The site has a total area of 

3,437m2.  

 
6 FELL ROAD, COCKATOO (IMAGE COURTESY OF NEARMAPS, 2024) 

 

The land was developed with a modest single storey dwelling which was removed by previous 

landowners in 2020. A shed remains on the land located in the southeastern corner of the site. The 

land is currently vacant (with the exception of the shed) with existing crossovers to Fell Road and Isaac 

Street. 

The balance of the land features grass coverage with scattered planted trees adjacent to the frontage 

and the boundaries. The site benefits from connections to reticulated services including water (below 

left) and sewerage (below right), electricity, Telstra and NBN (in order at bottom) as per below. 
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A review of the Certificate of Title indicates that there are no encumbrances registered to the title. 

The Plan of Consolidation (PC375967 W) does not indicate any easements within or adjacent to the 

Title boundary.  

A copy of the Certificate of Title and the Plan of Consolidation have been provided as part of this 

submission.  

 

PERMIT HISTORY 

There are no recent permits associated with this allotment. 

 

SURROUNDS 

Fell Road is an unsealed residential road in Cockatoo that connects to Woori Yallock Road to the west 

of the subject site. Woori Yallock Road is a Transport Zone 2 road and forms part of the Principal Road 

Network and provided north to south thoroughfare. Isaac Street adjacent to the southern boundary 

is a residential thoroughfare that links with Terara Street, forming a loop with Nangana Street to the 

south. The roadside vegetation along Fell Road and Isaac Street contributes to the leafy character of 

the neighbourhood. The allotments to the east, northeast and south of the site are zoned Low Density 

residential and feature detached dwellings generously setback from the road with established gardens 

that incorporate exotic and native species. The land to the north, west and southwest are subject to 

the Rural Conservation Zone and are larger in area, feature detached dwellings and land that is 

employed in small-scale agricultural including grazing (on No. 138 Woori Yallock Road), and orcharding 

on No. 21 Fell Road. 
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THE SUBJECT SITE IN CONTEXT WITH THE SURROUNDING PATTERN OF SUBDIVISION AND DEVELOPMENT, AND ROAD 

NETWORK, VICPLAN, 2025. 

 

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

N
O

R
TH

 

 

 
 

• To the northwest is 138 

Woori Yallock Road; a 

larger site that features a 

detached dwelling and 

grazed paddocks with 

scattered vegetation. To 

the northeast is 9 Francis 

Street, which is a larger 

sized lot, similarly zoned 

and developed with a 

dwelling. This lot features 

dense bushland in the 

southern portion of the 

site.   

EA
ST

 

 

 
 

• Abuts 2 Isaac Street 

which is a smaller area 

and similarly zoned; 

developed with a 

dwelling. 

• Further east are similarly 

sized and zoned lots that 

feature dwelling 

development accessed 

from Isaac and Terara 

Streets. 
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SO
U

TH
 

 

 

• Addresses Isaac Street. 

• Further south are 

similarly zoned, smaller 

lots that are cleared and 

development with 

dwellings. 

• To the southwest is 1 Fell 

Road, which is subject to 

the RCZ2 and features an 

orchard and dwelling. 

W
ES

T 

 

 
 

• The site addresses fell 

Road to the west. 

• Further west is 1 fell 

Road, a larger lot subject 

to the RCZ2. Further west 

is Woori Yallock Road, a 

TRZ2 road with Cockatoo 

Creek to the west. 

 

ENVIRONMENTAL CONSIDERATIONS 

TOPOGRAPHY  

The land is characterised as elevated foothills. The site has a high point in the eastern portion and falls 

toward the west and southwest corner. This equates to an elevation over the length of the site 

calculated at 7° (12.8%). The topography, however, does not pose constraints to the proposed 

development of the land because the land already features a centrally located flatter area, though this 

will need to be extended to accommodate the proposed dwelling. The stormwater will be directed to 

the LPD adjacent to the western boundary of the site and the sewer will be directed to the southern 

boundary, where the appropriate connection is located.  

CULTURAL HERITAGE 

The land is partially mapped within an area of potential cultural significance, which is associated with 

Cockatoo creek, as per the VicPlan 2025 map below. 
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BIODIVERSITY  

No listed flora or fauna species are recorded on the subject site. The site is mapped as exhibiting 

Lowland Forest in the northwestern and southwestern corners, as per the NatureKit plan 2025, below. 

 

VEGETATION  

The landscape is significantly modified, and the land has been extensively cleared for residential 

development.  The vegetation within the lot features planted exotic species with scattered native trees 

in the northwestern corner. An arboricultural assessment has been provided by Ajaboriculture, 

September 2025 that shows the location of trees, their arboricultural value and their retention. 
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DRAINAGE 

The legal point of discharge is located adjacent to Fell Road, on the western boundary of the site.  

BUSHFIRE PRONE AREA 

The entirety of the subject site is 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, 2025) 
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4. THE PROPOSAL 

The applicant seeks approval for the development of the land for a single storey dwelling that will be 

sited in the southeastern corner of the site.  The topography of the land necessitates a site cut 

(measuring 1.1m in depth) and fill (measuring 0.9m in depth) to facilitate a flat construction pad. The 

development and the creation of Defendable Space requires the removal of vegetation, as detailed 

below. 

DEVELOPMENT PROPOSAL 

The dwelling is sited on the lot as per the site plan provided by SJDHomes, (March 2025) below. 

 

The proposed dwelling is sited parallel with the Fell Road boundary and is setback from the western 

(front) boundary by a minimum of 34 metres and the eastern (rear) boundary by a minimum of 10 

metres. The southern (side) setback has a minimum setback that measures 6 metres, which is 

generally consistent with side setbacks of dwellings that address Isaac Street. The setback from the 

northern (side) boundary has a minimum measurement of 13.5 metres. 
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The dwelling has a building area measuring 348m2, which equates to 10% of the site area. The 

permeable area of the site measures 3,437m2, which equates to 90% of the site. 

The dwelling is a single storey design that features four bedrooms including a master suite with walk 

in robe and ensuite, a study and theatre, shared family and dining areas and a kitchen with walk in 

pantry. A two car garage is located under the roofline and an outdoor alfresco is located adjacent to 

the shared living area at the rear of the built form, as per the floor plans below provided by SJD Homes, 

25/3/2025. A water tank with 10,000lt capacity is located adjacent to the southern elevation 

associated with the garage and is located 0.8m from the driveway access. The constructed driveway 

(surfaced in gravel) has a width measuring between 3.7 and 4.2metres. 

 

The proposed dwelling accesses the site from Isaac Street via the existing crossover. 

The dwelling features a gable pitch roof that will be clad with Colorbond pitched at 22.5° and finished 

in ‘Monument’ (dark grey). The materials include face brickwork employing ‘Austral Domain 

Sanctuary’ coloured bricks with rendered brickwork at the entrance finished in Colorbond ‘Dune (a 

sandy-coloured tone), which are all muted, non-reflective tones. Please refer to plans; ‘Elevations’ 

Issue C, provided by SJD Homes with an extraction provided below for reference. 
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The topography of the site and the nature of the design necessitates a site cut and fill (with depths 

measuring 1.1metres) which is best illustrated by the Southern and Western elevations, above, 

provided by SJD Homes. 

VEGETATION IMPACTS 

The neglected state of the garden has compromised the health of many trees, which features planted 

exotic trees and shrubs adjacent to boundaries and concentrated in the front setback (western 

portion) of the site. There are a number of trees (three) that need to be removed as a result of the 

proposed development and also selected for removal to create defendable space based on their low 

retention value. Of the sixty-six trees inspected (60 onsite trees and 6 third-party trees), seventeen 

received Moderate retention value and the balance were attributed with a Low retention value. Of 

these trees, eighteen (18) are proposed to be removed with only three (3) of this requiring permission 

for removal. Please refer to the table below (extracted from the Preliminary and Impact Arborist 

report, September 20-25). 

Tree removal to achieve tree canopy separation of the discrete clusters of onsite vegetation has been 

nominated on the basis of their low retention value, with unprotected trees nominated for removal. 

The three trees nominated for removal are impacted by development and works. The siting of the 

dwelling is determined on the basis that it provides separation from the northern boundary, which is 

the direction associated with the highest risk of an approaching bushfire. Theis has consequences 

associated with tree removal associated with buildings and works given the location of trees 

proximate to the southern boundary. 
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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 are mapped within the Low-Density Residential Zone – 

Schedule 2(LDRZ2), as per the VicPlan map below.  

 

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.  

 
Pursuant to the requirements of Clause 32.03-2 Use for the one or two dwellings, or a small second 
dwelling a lot used for one or two dwellings or a small second dwelling must meet the following 
requirements: 

• Each dwelling or small second dwelling must be connected to reticulated sewerage, if 
available. If reticulated sewerage is not available, all wastewater from each dwelling must be 
treated and retained within the lot in accordance with the requirements in the Environment 
Protection Regulations under the Environment Protection Act 2017 for an on-site wastewater 
management system. 

• Each dwelling or small second dwelling must be connected to a reticulated potable water 
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supply or have an alternative potable water supply, with appropriate storage capacity. 

• Each dwelling or small second dwelling must be connected to a reticulated electricity supply 
or have an alternative energy supply. 

 
The site is connected to all available services, including reticulated sewerage. The proposed dwelling 
will be connected to reticulated water and electricity, of which the site benefits from existing 
connection points. The proposal demonstrates compliance with the requirements of clause 32.03-2. 
 
Pursuant to Clause 32.03-4 Buildings and works, a permit is not required for the development of the 
land for a Section 1 use (Dwelling). Schedule 2 is silent on additional requirements. 
 
As such, the proposed dwelling construction is appropriate for the Low Density Residential Zone.  

 

OVERLAYS  

 

BUSHFIRE MANAGEMENT OVERLAY 
The subject site is mapped within the Bushfire Management Overlay, as per the VicPlan mapping 
below (2025).  

 
  
The Bushfire Management Overlay has the following purposes relevant to this proposal:  
 

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

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

• To identify areas where the bushfire hazard warrants bushfire protection measures to be 
implemented. 

• To ensure development is only permitted where the risk to life and property from bushfire can 

be reduced to an acceptable level. 

Pursuant to Clause 44.06-2 a permit is required to construct a building associated with 

accommodation (Dwelling). 
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Pursuant to the Application requirements at Clause 44.06-3, this application is accompanied by the 

following: 

• A Bushfire hazard site assessment; 

• A Bushfire hazard landscape assessment; 

• A Bushfire management statement; and 

• A Bushfire management plan to be endorsed. 

Please read in conjunction with the Bushfire Management Assessment provided by Nobelius Land 

Surveyors, dated July 2025, V2. 

It should be noted that the vegetation is assessed as ‘modified’, necessitating the site in its entirety to 

be managed as defendable space. The direction of highest threat is considered to be to the north, so 

the siting of the dwelling is proximate to the southern boundary to maximise setback from the 

direction of highest threat, with all efforts made to ensure consistency with the side setbacks of built 

form on adjoining and surrounding properties, which contribute to existing character. 

 

DESIGN AND DEVELOPMENT OVERLAY 

The subject site is subject to the Design and Development Overlay – Schedule 1, as per the VicPlan 
mapping below (2025).  

 

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 43.02-2 Buildings and works, a permit is required to construct a building or 

construct or carry out works, including earthworks that exceed 1 metre. 

Part 1.0 of Schedule 1 to Clause 43.02 Design and Development Overlay has the following Design 

objectives: 
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• 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. 

Pursuant to Part 2.0 Buildings and works in Schedule 1, a permit is required to construct a building or 

construct or carry out works for excavation of the land in excess of 1 metre. 

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

to the overlay, the responsible authority must consider, where appropriate, the following guidelines: 

• 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. 

 

Part 6.0 of Schedule 1 includes the following additional decision guidelines that are relevant to this 

proposal; 

• 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 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 to develop the land with a dwelling that necessitates the excavations of land in excess 

of 1 metre is consistent with the Municipal Planning Strategy and the Planning Policy Framework. 

Please refer to sections 6 and 7 of this report below. The proposal will result in one dwelling on the 

lot, which is consistent with the pattern of development on adjoining and surrounding similarly zoned 
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parcels, and is consistent with the design objectives of Schedule 1. The proposal contemplates a single 

dwelling that features a maximum building height of 6.5 metres; is suitably setback from boundaries, 

roads and waterways. The setback from Isaac Street measures 6 metres and is a side setback. This is 

more generous than the side setbacks of existing dwellings that address Isaac Street, which vary 

between 0 metres (1,2,3,4 and 5 Isaac Street) to >6 metres (7 Isaac Street). The proposal therefore 

provides for a more generous side setback than is evidenced by the existing dwellings that address 

Isaac Street. 

The proposal features muted and non-reflective materials and finishes; and minimises the removal of 

native trees, which is consistent with the Cockatoo Township Strategy, (2008) for development on lots 

in Precinct 4 – Hills Residential. (A response to the requirements of the Cockatoo Township Strategy 

is discussed in this report in Section 6 below). The development contemplates a modestly 

proportioned dwelling that evidences a minimum side setback of 6 metres (southern boundary) and 

a generous front setback of 30metres, which is consistent with the pattern of development in both 

Fell Road and Isaac Street. The preservation of native vegetation and most planted species will screen 

the built form and ensure the dwelling is subordinate to the natural, bushland character of the 

precinct. The development proposal is therefore consistent with the objectives of the Design and 

Development Overlay Schedule 1, and warrants the support of Council. 

 

RESTRUCTURE OVERLAY SCHEDULE 10 
 
The site is subject to the Restructure Overlay – Schedule 10, as per the VicPlan mapping below (2025).  

 

The Restructure Overlay has the following purposes relevant to this proposal:  

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

• To identify old and inappropriate subdivisions which are to be restructured. 

• To preserve and enhance the amenity of the area and reduce the environmental impacts of 
dwellings and other development. 

The proposal does not contemplate subdivision, and the lot is connected to reticulated sewerage. 
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Pursuant to the requirements of Clause 45.05-2 Dwellings and other buildings a permit is required to 
construct a dwelling. A permit must be in accordance with a restructure plan for the land listed in the 
schedule to this overlay. 
Schedule 10 to the Restructure Overlay shows the subject site as per the Cardinia Planning Scheme 
Restructure Plan No. 10, below left. Plan of Subdivision PC375967 W, below right, shows the subject 
lot as per the requirements of Restructure Overlay 10. 

  

Before deciding on an application, the responsible authority must consider the decision guidelines 

that are relevant to this proposal a response to which is provided below; 

• The Municipal Planning Strategy and the Planning Policy Framework. 

• The objectives of the restructure plan for the area. 

• Appropriate measures to cope with any environmental hazard or constraint affecting the land, 

including slope, drainage, salinity and erosion. 

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

including the retention of vegetation and fauna habitats and the need to revegetate along 

waterways, gullies, ridge lines and property boundaries. 

• The availability of utility services, including sewerage, water, drainage, electricity, 

telecommunications, and, where the subdivision is not a residential subdivision, gas. 

• The relationship of the intended use and development to the existing or likely use and 

development of adjoining and nearby land. 

• The effect on surrounding uses, especially agricultural uses and nearby public land. 

• The design of buildings. 

 

The proposal contemplates the development of the land for a dwelling on a lot that is consistent with 

the boundaries evident in the Cardinia Planning Scheme Restructure Plan No. 10. The dwelling will be 

located in the eastern portion of the site requiring earthworks to accommodate for the topography 

and create a flat construction pad. The earthworks will not redirect water across a title boundary into 

an adjoining lot given the slope of the land, which falls toward Fell Road where the legal point of 

discharge is located. The proposal does not contemplate the removal of any native vegetation and the 

development of the land for a dwelling is consistent with the purpose of the zone and use and 

development of adjoining land. Reticulated services including sewerage is available and connected to 

the site. The proposal is consistent with the pattern of development on surrounding, similarly zoned 

land, and does not pose a detrimental impact on land subject to the Rural Conservation Zone to the 

west and north of the land, and warrants the support from Council. 
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VEGETATION PROTECTION OVERLAY 
The subject site is mapped within the Vegetation Protection Overlay, as per the VicPlan mapping 
below (2025).  

 
 
Clause 42.02 Vegetation Protection Overlay, has the following purposes relevant to this proposal:  
 

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

• To protect areas of significant vegetation. 

• To ensure that development minimises loss of vegetation. 

• To preserve existing trees and other vegetation. 

• To recognise vegetation protection areas as locations of special significance, natural beauty, 
interest and importance. 

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

• To encourage the regeneration of native vegetation. 
 
Pursuant to Clause 42.02-2 a permit is required to remove, destroy or lop any vegetation specified in 
a schedule. 
The proposal contemplates the removal of onsite vegetation, including planted exotic species and 
three trees that are protected and require a permit under the VPO to remove. These trees are detailed 
below and correlate with the plan at bottom. 
 

TREE ID COMMON NAME PERMIT TRIGGERED? NOTES 

1 Lilly Pilly No Exempt under 

52.12 

3 Japanese maple No Exempt under 

52.12 

4 Acacia (Blackwood) Yes  
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10-12, 

43, 44 

Pittosporum 

(variegated tarata) 

No Exotic 

15 + 16 Acacia (gossamer 

Wattle) 

Yes Exempt under 

52.12 

18 Evergreen Dogwood No Exotic 

19  Pittosporum 

tenufolium 

No  Exotic 

33 Silky Oak Yes –ESO trigger  

35 Rose She-Oak Yes – ESO trigger  

48 Desert Ash No Exotic 

49 Camellia No Exotic 

50 Rhodoendron No  Exotic 

59 Willow-leaved Hakea No Exempt under 

52.12 

 

 
 
The application to development land for a dwelling triggers a planning permit under the Bushfire 
Management Overlay, which necessitates vegetation management to ensure a canopy separation of 
trees as a risk mitigation mechanism. The Canopy separation must measure a minimum of 5 metres 
(please refer to the submitted Bushfire Management plan). Exemptions under clause 52.12-1 for the 
removal of onsite non-native vegetation within 1 metre of existing fence lines apply. 
The proposal minimises the removal of native vegetation and non-native vegetation that does not 
qualify for exemptions under clause 52.12-2. Reducing vegetation removal to the minimum amount 
necessary will preserve the bushland character and provide an effective visual screen of the dwelling 
development from the aspects of Fell Road and Isaac Street, which ensures the built form is 
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subordinate to the vegetation and is consistent with the objectives of the Vegetation Protection 
Overlay. 
 
 
 

6. MUNICIPAL PLANNING STRATEGY & 

INCORPORATED DOCUMENTS 

The sections of the Municipal Planning Strategy for the Cardinia Planning Scheme are addressed in 

this section. Additionally, the Cockatoo Township Strategy Is addressed at bottom. 

CLAUSE 21 CARDINIA SHIRE KEY ISSUES AND STRATEGIC VISION 

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

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

and population and economic growth.  

 

The proposal is sensitive to the key issues facing Cardinia that have regard to the preservation of 

environmentally significant areas, protection and management of biodiversity, mitigating risks 

associated with bushfire, providing housing and services for a growing community, and facilitating 

economic development as per Clause 21.01-3.  
 

The strategic vision for the municipality is contained at Clause 21.01-4:  

 

‘Cardinia Shire will be developed in a planned manner to enable present and future 

generations to live healthy and productive lives and to enjoy the richness of the diverse 

and distinctive characteristics of the Shire.’  

 

The subject site is mapped within a residential area of Cockatoo in the Cardinia Shire Strategic 

Framework Plan implemented at Clause 21.01-5:  
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CLAUSE 21.02 ENVIRONMENT  

Clause 21.02 Environment has regard for the management of the Shire’s natural resources, 

landscapes and more broadly speaking, the wider environment. Clause 21.02-3 Biodiversity has 

regard for the diverse environment and native flora and fauna habitats within the Cardinia Shire, with 

the MSS including the loss of biodiversity resulting from the decline and fragmentation of habitats as 

a key issue for the Shire.    

 

Native vegetation is present on the subject site, and as such, the biodiversity objectives and strategies 

of Clause 21.02-3 are relevant to this application. Biodiversity objective 1 seeks to achieve no net loss 

in the quantity and quality of native vegetation in the municipality. The proposal is supported by the 

strategies that have regard for the inclusion of building envelopes as part of subdivision plans to help 

avoid and minimise the removal or fragmentation of native vegetation.  

Clause 21.02-4 Bushfire management contains the objective to recognise that areas in the 

municipality are prone to bushfire and to minimise the potential risk to life, property and the 

environment, and describes how areas north of the Princes Highway are particularly prone to bushfires 

due to the topography and vegetation, where a significant loss of life and property in the Upper 

Beaconsfield and Cockatoo areas occurred during the Ash Wednesday fires of 1983. The factors 

influencing the risk levels for individual properties include fuel levels, slope, climatic conditions, 

population, preparedness of landowners, accessibility and the availability of water, and the 

subdivision strategy outlines the need to ensure that the siting and design of subdivisions has fully 

considered the impact of existing slope, aspect and vegetation in terms of risks of bushfire with regard 

to the location of building envelopes.  
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The proposed development has considered the siting and design of a future dwelling on the vacant 

lot, and is consistent with the siting and design strategies under Clause 21.02-4:  

• Ensure that the siting and design of houses and other accommodation in high risk bushfire 

areas minimises the potential risk of loss of life, or property from wildfire, particularly in terms 

of the existing slope, aspect and vegetation.  

• Ensure all development has appropriately designed access for emergency vehicles.  

•  Ensure development provides adequate access to water.  

 

CLAUSE 21.03 SETTLEMENT AND HOUSING   

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

Cockatoo as a large rural township, where the following key issues are relevant:  

• 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. 

• Designing with regard to the surrounding unique characteristics of the townships.  

The proposal aligns with the settlement objectives for rural townships in the Shire:  

o Objective 1 seeks to provide for the sustainable development of townships in the municipality 

having regard to environmental and servicing constraints. The subject site can connect to 

reticulated services, including sewer and stormwater management will be to the satisfaction 

of Council.  

o Objective 2 seeks to maintain and enhance the distinct character and environmental qualities 

of each of the townships. The proposal responds to the strategies to achieve this objective, 

and ensures the development is located in a cleared area of the site, previously a dwelling 

site, and is complementary to development siting seen in the immediate surrounds and will 

enable the development is subservient to the landscape. Native vegetation has been 

considered within the design and prioritised for retention within the front setback to maintain 

the amenity and biodiversity benefits the trees provide and reinforce the bushland character 

of the area. An assessment of the proposal against the Cockatoo Township Strategy, March 

2008 is provided below:  

 

COCKATOO TOWNSHIP STRATEGY (2008) 

The Cockatoo Township Strategy (March, 2008) is relevant to this application and provides a strategic 

framework for land use and development in Cockatoo. The desired vision for the Cockatoo township 

is contained in subsection 3.1 Vision, and is as follows:  

 

‘A rural county community with contained residential development in a natural 

landscape setting, adequate social infrastructure to service the community, 

extensive open space and recreation opportunities and a strong sense of 

community.’  

 

The proposal helps to give effect to the vision as well as several key objectives (3.2) of the Strategy, 

including:  
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• To limit future residential development while protecting and enhancing the rural country 

character of the township.  

• To provide or upgrade utility services to improve the health and amenity of residents and to 

minimise environmental impacts.  

• To protect and improve the natural environment and heritage.  

• To reduce the risk of wildfire impacting on the Cockatoo community.  

 

The following points are relevant to residential development in the Cockatoo Township and have been 

considered in this proposal:  

 

• 4.1 Overview outlines that that the diversity of lot sizes, ranging from urban residential and 

rural residential to rural lots, significantly contributes towards the character of the township.  

• 4.4 Trends in Residential Development describes detached dwellings as the predominant 

type of built form. The proposed dwelling development is in keeping with this strategy.  

• 4.6 Township Character outlines the importance of the preservation of the bushland 

environmental with minimal impacts to existing vegetation, landscape vistas, the 

environment and the existing character of the township. The character is described as being 

reinforced by the bushland setting, built form that is subordinate in the landscape, diverse 

lot sizes and dwelling types, undulating topography and the Cockatoo Creek green corridor 

bisecting the town. The proposal does not adversely impact on the valued character of 

Cockatoo.  

• Threats to township character are described in 4.6 and includes loss of vegetation, 

degradation of Cockatoo Creek, loss of vistas and view lines, prominent built form and 

extensive earthworks. The proposal preserves vegetation which is appropriate when having 

regard for the township character.  

• The objectives for residential development are listed in 4.8, and include the need to limit 

further residential development, facilitate the restructuring of old and inappropriate 

subdivisions, and to protect and enhance the ‘rural country’ character of the township. The 

parcel evidences the consolidated lot configuration as per the Restructure Overlay, discussed 

above. The generous setbacks and preservation of onsite vegetation will contribute to 

compliance with stated objectives. 

• It is policy to ensure any proposed residential development is in accordance with the 

Cockatoo Framework Plan, and that residential development should be restricted on land 

with a slope in excess of 20 per cent, or land designated as being ‘very poor’ in the land 

capacity study. The proposal aligns with this strategy (the slope of the subject site is 

approximately 7° (12.8%).  

• It is also policy to maintain and enhance the ‘rural country’ character of Cockatoo through 

the retention of larger residential lots and existing remnant vegetation (particularly canopy 

trees), and to ensure that residential development is undertaken in accordance with the 

precinct character guidelines contained in Table 5. The subject land is located within Precinct 

4 – Hills Residential to the northeast of the township and the preferred character for this 

precinct is to maintain the low density character of the precinct with extensive vegetation 

cover; Maintain informal layout and diversity of dwellings and setbacks. An assessment of the 

proposal against the guidelines of Precinct 4 is provided below:  
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The key characteristics are listed below: 

 

1. Diverse lot sizes ranging from 700 square 

metres to over 4,000 square metres with 

the balance of larger lots. 

2. A mixture of larger, one or two storey 

dwellings of recent construction and 

smaller houses. 

3. Building material is mainly timber or brick 

4. Gardens in a bushland setting 

5. Permeable fences 

6. Steep slope in parts 

7. Significant vegetation with tall canopy 

trees and scattered understorey including 

ferns 

8. Sense of enclosure created by vegetation 

cover 

9. Mix of grid and irregular road pattern 

10. Steep, unsealed roads. 

 

 

The precinct character guidelines include: 

 

1. Maintain a range of lot sizes with a 

minimum lot size of 4,000 square metres  

2. Maintain the informal layout of the lots 

and diversity of dwellings 

3. Encourage building material and finishes 

that complement the bushland setting; 

4. Maintain consistent setbacks and height 

5. Encourage permeable fences to enhance 

the bushland setting 

6. Restrict development particularly along 

steep roads 

7. Locate building and driveway to avoid 

and minimise excessive earthwork 

8. Retain tall canopy trees and scattered 

understorey, particularly an understorey of 

ferns, while ensuring effective wildfire 

management. 

Response: 

 

The proposal contributes to lot size diversity 

consistent with the low density character of the 

precinct. The subject site has a modest slope (7° 

(12.8%) and is not constrained topographically. The 

slope will require moderest earthworks in order to 

construct the proposed dwelling though avoids 

earthworks associated with access as it benefits 

from the exisitng driveway and crossover. The 

gradient of neither Fell Road or Isaac Street pose 

constraints to the development of the site.  

 

The proposed development will have sufficient front 

setbacks that reflect the existing rhythm and spacing 

of built form in the neighbourhood and contribute to 

the valued bushland garden character.  Permeable 

fencing will remain unchanged.  

 

Tall canopy trees are proposed to be retained within 

the front setback providing canopy seperation can 

be achieved in accordance with the requirements of 

53.02 and the BMO.  
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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 development of the 
type presented in this report are largely contained in Clauses 11, 12, 13, 15, 16, 18 and 19.  
 
An assessment against the relevant clauses of the Cardinia Planning Scheme has been provided below:  
 

CLAUSE 11 SETTLEMENT  

Clause 11.01-1S Settlement seeks to facilitate the sustainable growth and development of Victoria 
and deliver choice and opportunity for all Victorians through a network of settlements and the 
proposal is consistent with the strategy to limit urban sprawl and direct growth into existing 
settlements. The provision of additional residential lots is also in keeping with the objective of Clause 
11.01-1S Supply of urban land, which seeks to ensure a sufficient supply of land is available for 
residential, commercial, retail, industrial, recreational, institutional and other community uses and 
strategy to ensure that sufficient land is available to meet forecast demand.  
 

CLAUSE 12 ENVIRONMENTAL AND LANDSCAPE VALUES  

Clause 12 has regard for the protection of ecological systems and the biodiversity they support and 
the conservation of environmental and landscape values, and outlines that planning must implement 
environmental principles for ESD. Clause 12.01-1S Protection of biodiversity has been considered and 
seeks to protect and enhance Victoria's biodiversity. The proposed development has prioritised the 
retention of high value indigenous vegetation with the front setback of the lot which aligns with the 
objective above and the strategy to support land use and development that contributes to protecting 
and enhancing habitat for indigenous plants and animals in urban areas. The subject land is not within 
an area of zoological or botanical significance and the removal of vegetation to accommodate the 
proposed dwelling does not impact on any important areas of biodiversity.  
 
Clause 12.01-2S Native vegetation management has the objective to ensure that there is no net loss 
to biodiversity as a result of the removal, destruction or lopping of native vegetation. The proposed 
design has implemented the tiered 'avoid, minimise, offset' approach and the native vegetation 
proposed for removal is the minimum extent necessary to facilitate the development noting that the 
defendable space requirements of Clause 53.02 apply.  
 
 

CLAUSE 13 ENVIRONMENTAL RISKS AND AMENITY  

Clause 13 outlines Planning's role in the identifying, preventing and minimising risk of harm to the 
environment, human health and amenity by ensuring land use and development compatibility and 
implementing effective controls to prevent or mitigate significant impacts.  
 

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 
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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, and subject to the Bushfire 

Management Overlay. A Bushfire Assessment that addresses the requirements of clause 44.06 and 

53.02 has been prepared in support of this application and should be read in conjunction with this 

assessment. 

 

As such, 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 with a more 

thorough assessment provided within the BMS. 

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 and densely forested areas. To the north is Yarra Valley located as a topographical low 

between the Dandenong ranges to the Northwest and Beenak State Forest to the northeast, both of 

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 urban development, farming and grazing land interspersed 

with rural development to the east, south and north. The surrounding road network features principal 

transport corridors including Woori-Yallock/Pakenham Road (North/South orientation); Belgrave-

Gembrook Road (East/West orientation) and Wellington Road (having a west to east orientation). 

Beaconsfield Road provides egress from the area toward Beaconsfield to the southeast. 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.  
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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 zones and general 

residential zones. To the north is land subject to the LDRZ and RCZ2 accessed via a local road network 

that generally provides for north to south thoroughfare. Vegetation consists of planted native trees 

adjacent to boundaries and within road reserves with tracks of remnant native vegetation on land to 

the east and northeast associated with a tributary to Cockatoo Creek. The land is generally employed 

for rural residential development with Rural Conservation zoned land within 1km to the north, 

northeast, west and southwest.   
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Neighbourhood conditions within 400m of the site (please refer to the map below) – The subject 

site is surrounded by land characterised as rural residential land that is subject to residential 

development. Vegetation is evident in roadside reserves, private land and adjacent to waterways with 

more dense canopy vegetation associated with water tributaries to Cockatoo Creek to the east and 

northeast. This elevates the bushfire risk and would result in ember attack should there be an ignition 

on land to the northwest or northeast. Woori-Yallock Road, a Transport 1 zoned road, is within 100m 

to the west of the subject site providing egress to the south in the event of a fire.  

 
 

 

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

point adjacent to the eastern boundary to the low point adjacent to the Fell Road frontage in the 

western portion of the site. The site is dominated by a grass understorey, maintained at a Low Threat 

state consistent with 2.2.3.2 (f), AS3959:2018 Construction of buildings in Bushfire Prone Areas;  

planted garden species dominate the site with a patch or ‘cluster’ of native Eucalyptus in the 

northwestern corner of the site. Please read in conjunction with the Bushfire Attack Level Report 

provided by Nobelius Land Surveyors, dated February 2025.  
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The built form will be subject to a radiant heat flux of 29 kilowatts/square metre site under AS3959-

2018 (Construction of Buildings in Bushfire Prone Areas, Standards Australia, 2020) given the 

vegetation and topography to the east and northeast, which elevates the risk and exposes the site to 

a radiant heat flux of up to 29 kilowatts/square metre. There are areas of the site that can achieve 

lower BAL ratings of 19 and 12.5. Please refer below to the BAL Heat Level Map, generated by 

FireMaps, 2025. 
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Access for emergency services to the site, and egress options from the site are consistent with the 

standards of clause 53.02. Fell Road and Isaac Street are unmade roads that connect with Woori-

Yallock Road, a main thoroughfare within 100 metres to the west of the subject site.   

 

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 15.01-2S Building design which seeks to achieve 

building design and siting outcomes that contribute positively to the local context, enhance the public 

realm and support environmentally sustainable development. The proposed development has been 

informed by a comprehensive analysis of the site and immediate surrounds, including a feature survey, 

and bushfire assessment. The provision of a dwelling aligns with the strategy to ensure development 

responds and contributes to the strategic and cultural context of its location, and to minimize impact 

of development on neighbouring properties, the public realm and the natural environment. 

 

Clause 15.01-5S Neighbourhood character has the objective to recognise, support and protect 
neighbourhood character, cultural identity, and sense of place. The proposed development 
contemplates a dwelling that features scale, fenestrations, setbacks, height and finishes that integrate 
with the existing development and enhance the environmental residential character sought for this 
precinct of Cockatoo.   The large front setback in particular will enable the retention of large canopy 
trees which will further protect and enhance Cockatoo’s valued bushland garden character.  
 
 

CLAUSE 16 HOUSING 

Clause 18 Housing has regard to the provision of housing that is well located, integrated and diverse. 
The proposal replaces old housing stock (removed 6 years ago) with a new dwelling that is more 
capable of meeting evolved sustainability outcomes and improved amenity.  
The site is located within 200metres of the Cockatoo commercial centre and 400m of public open 
space reserves, which 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 there is a bus stop on Woori-
Yallock road within 100metres of the subject site. 
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8. PARTICULAR PROVISIONS 

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

• Clause 53.02  Bushfire Planning 

 

CLAUSE 53.02 BUSHFIRE PLANNING 

Clause 53.02 has the following purposes:  

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

• To ensure that the development of land prioritises the protection of human life and 

strengthens community resilience to bushfire. 

• To ensure that the location, design and construction of development appropriately responds 

to the bushfire hazard. 

• To ensure development is only permitted where the risk to life, property and community 

infrastructure from bushfire can be reduced to an acceptable level. 

• To specify location, design and construction measures for a single dwelling that reduces the 

bushfire risk to life and property to an acceptable level. 

This clause applies to any application under clause 44.06 Bushfire Management Overlay to construct 

a dwelling on land zoned Low Density Residential Zone. Please read in conjunction with the Bushfire 

Assessment that has been prepared by Nobelius Land Surveyors and submitted to meet the 

requirements of Clause 44.06 and 53.02. 
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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 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. 

• 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 dwelling development 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 development 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.  
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A stormwater and drainage assessment has not been undertaken as part of the design process given 

the exemption under clause 52.18 given the land is subject to the Low Density Residential Zone.  

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

Native vegetation is not proposed to be removed. The subject site in it’s existing state is a highly 

modified landscape, with the majority of the site cleared.  

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

The proposal provides setbacks that can accommodate landscape planting and the 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 however, it is mapped in the Bushfire Management Overlay 

(BMO). The risk associated with bushfire has been assessed (please refer to the BMS and our response 

to Clause 13.02) and the proposal can mitigate the risks associated with bushfire.  

• 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 dwelling 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 replacement of a dwelling with a new dwelling development on land 
that is subject to the threat of bushfire. The development of the subject site presents an opportunity 
to update the existing housing stock to a new dwelling design that can suitably mitigate the risks 
associated with the land and preserve the environmental assets on and around the lot. 
  

ADVERTISED MATERIAL
Planning Application: T250395

Date Prepared: 31 October 2025

This copied document is made available for the purpose of the planning process as
set out in the Planning and Environment Act 1987. The information must not be
used for any other purpose. By taking a copy of this document you acknowledge
and agree that you will only use the document for the purpose specified above and
that any dissemination, distribution or copying of this document is strictly prohibited.



NOBELIUS LAND SURVEYORS | 14136 
 

 36 

 

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. 

• 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 

dwelling development is compatible with the existing development pattern in the surrounding 

area.  

• Significant onsite and third party vegetation will not be impacted. 

• The proposal is respectful of the neighbourhood character.  

• The proposal mitigates the risk of bushfire as per the corresponding Bushfire Management 

Statement.  

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

location and in an area designated for residential land use. 

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

design process, and the proposal integrates into the surrounding pattern of development and 

neighbourhood character, and warrants Council support.  
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6 Fell Road, Cockatoo

Client:  Nobelius Land Surveyors Pty Ltd

Appraisal Prepared by: David Balsamo - Principal Consultant

1. Summary

The subject site is approximately 3,455 metres square and vegetation within the site is subject to the 
provisions of a Vegetation Protection Overlay and Bushfire Exemption clauses under the Cardinia 
Planning Scheme. Vegetation identified in this appraisal has a total crown area of approximately 1,640 
square metres. 

2. Objectives

In this Preliminary Arboricultural Report and Impact Statement (appraisal), the following objectives have 
been identified:

2.1. Inspect 6 Fell Road, Cockatoo (subject site) and adjacent land as directed by the client and 
assess the tree(s) for the purpose of determining merit within the landscape. A tree is defined in 
this appraisal as a perennial plant that is greater than 3 metres in height. Perennial plants smaller 
than 3 metres in height may be included contingent on landscape contribution. Trees in this 
appraisal are represented as Individual Trees, Hedge Rows or Grouped Trees.

2.2. Collect and report details concerning the identified tree(s) in accordance with the Australian 
Standard AS 4970 - 2025 ‘Protection of trees on development sites’ (Standard) with specific 
reference to Clause 2.2.5, applicable local laws, statutory planning and other relevant documents.

2.3. Provide an unbiased arboricultural perspective within the aforementioned frameworks that clearly 
informs the client and associated stakeholders of tree merit, likely impacts of proposed works, 
impact mitigation strategies, and protection measures.

3. Method

The following methods were employed to inform the contents of this appraisal:

3.1. The site inspections were undertaken on Wednesday, 30 July 2025 and Thursday, 14 August 
2025.

3.2. A thorough ground-based visual tree assessment using appropriate tools was conducted for all 
trees identified in this appraisal. Where access to a tree was limited, some characteristics may 
have been estimated or overlooked. Trees identified in this appraisal have been located and 
numbered in Appendix 1 - ‘Site Plan’. Specific observations including relevant photographs have 
been included in Appendix 2 - ‘Site Data’. Definitions of the information catalogued in Appendix 2 
are contained in Appendix 3 - ‘Tree Feature Descriptions’.

3.3. Notional Root Zones (NRZ), Structural Root Zones (SRZ) and Tree Protection Zones (TPZ) 
identified in this appraisal have been determined in accordance with the Standard or as specified 
by a relevant authority. Please refer to Section 6.4 for a concise description of these terms and 
Appendix 1 for a diagrammatic representation of these requirements within and adjacent to the 
subject site.

3.4. Tree protection specifications (TPS) have been provided where applicable.

4. Documents and Literature

The following documents were reviewed in the preparation of this appraisal. The property title for the 
subject site was not inspected, and it is unknown if there are any specific tree protection controls under 
existing planning permits or Section 173 Agreements relevant to the subject site:

4.1. Planning Property Report from https://mapshare.vic.gov.au/vicplan/ accessed on the Thursday, 25 
September 2025 for the subject site.

4.2. 42.02 Vegetation Protection Overlay (VPO) and the associated Schedule VPO1 from the Cardinia 
Planning Scheme.
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6 Fell Road, Cockatoo

4.3. 52.12 Bushfire Protection Exemptions from the Cardinia Planning Scheme.

4.4. Application No.: T250395 PA Construction of a Single Dwelling on a Lot and associated 
Vegetation 6 Fell Road, Cockatoo, Request for Further Information issued by Cardinia Shire 
Council dated 31 July 2025.

4.5. Bushfire Assessment and Management Statement 6 Fell Road, Cockatoo proposed by Nobelius 
Land Surveyors dated 1 July 2025.

4.6. Proposed House and Garage 6 Fell Road, Cockatoo (Issue: D), Sheets No.s’ 1 - 13 prepared by 
SJD Homes dated 23 September 2025.

5. Observations

The ensuing observations were made during the site inspection and have been included to summarise 
data, inform discussion, opinions and recommendations contained in this appraisal:

5.1. Sixty-six (66) Individual Trees as defined in this appraisal were identified during the site 
inspections. Six (6) trees were located in the adjoining property to the east identified as 2 Isaac 
Street. The remaining sixty (60) trees were located within the subject site.

Please refer to Appendix 1 for details concerning the location of trees identified in this appraisal.

5.2. Seventeen (17) trees received Moderate Retention Values as defined in this appraisal. The 
remaining forty-nine (49) trees received Low Retention Values.

Please refer to Section 6.1 for discussion on Retention Values and Appendix 2 for details of the 
trees identified.

5.3. Twenty-eight (28) are considered Protected Trees including Site ID.s’ 4, 6, 8, 20, 21, 22, 24, 27, 
33, 34, 35, 36, 37, 38, 39, 40, 41, 42, 45, 46, 47, 49, 50, 51, 52, 61, 62 and 63. All other trees 
identified in this appraisal are exempt from the provisions of the VPO as they are within 4 metres 
of a fence line and exempt under 52.17 or are a listed weed species under the VPO.

Please refer to Section 6.2 for a summary of Statutory Planning relevant to these trees and 
Bushfire Exemptions relevant to the site.

5.4. Additional shrubs and small and/or young trees were noted during the site assessment but have 
not been included in this appraisal as they do not provide any particular landscape significance or 
make a contribution to local amenity. Trees in adjoining properties where drip lines did not extend 
into the subject site were also observed during the site assessment but have not been included in 
this appraisal as they will not be affected by any proposed development within the subject site.

6. Discussion

6.1. In this appraisal and as required under the Standard; the virtues of a tree are expressed in its 
Retention Value. The benefits of tree retention within an evolving urban landscape are significant 
and quantifiable, 

Aesthetic Qualities - the qualities of a tree that appeals to our sensory experiences and sense of 
beauty that encompasses how it looks, feels, sounds, or even smells.

Cultural and Heritage Values - represent the significance and meaning that a tree attaches to a 
place, object, tradition, and other aspects of culture.

Social, Health and Psychological Benefits - tree stature and longevity provide a sense of ‘place’ 
and a direct link with a sites past. They are living structures that instil serenity, soften vistas and 
provide cover from the harsh planes of surrounding concrete, glass, brick and asphalt. 

Ecosystem Benefits - Trees contribute to privacy, emphasise views, reduce glare, moderate 
climate, improve air quality, conserve water and harbour wildlife. 

Economic Benefits - Trees can provide direct economic benefit through increased property 
values and reduced energy costs. 
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6 Fell Road, Cockatoo

Trees that receive a High or Moderate value express one or more of these qualities and can, with 
adequate design consideration and protection during construction, continue to contribute as viable 
landscape elements. Trees that receive a Low value add little to the site; may not respond well to 
changes in their environment, become hazardous or create an amenity nuisance in an evolving 
landscape. Low value trees should be excluded from retention considerations.

Acknowledging the value of trees and adopting a balanced perspective between a tree’s 
Retention Value and protection status is an important design consideration in ensuring a 
successful outcome. 

There are just as many reasons to remove a tree as there are to retain the very same. What an 
existing tree will bring to a renewing landscape is at the discretion of the imagination but at the 
very least, should be a representative symbol of a living and dynamic location where people, 
structures and trees can coexist in harmony.

6.2. In Victoria, tree protection is afforded through local planning, laws, policy, and other legal 
instruments. Vegetation located within the subject site and on adjoining land that may be impacted 
by proposed development and is subject to protection provisions must be managed in accordance 
with Standard and local policy where they exist. Tree protection provisions relevant to the subject 
site listed in Section 4 are outlined below.

The purpose of 42.02 Vegetation Protection Overlay (VPO) and the associated Schedule VPO1 
from the Cardinia Planning Scheme is to protect areas of significant vegetation, to ensure that 
development minimises loss of vegetation and to preserve existing trees and other vegetation. To 
that end, VPO1 requires the applicant to obtain a permit to remove or destroy any vegetation that 
is not exempt from the provisions of the overlay.

Under 52.12 Bushfire Protection Exemptions; to the minimum extent necessary for the 
construction, operation or maintenance of fences, clearance of vegetation along both sides of the 
fence must not exceed 4 metres in width.

Trees on adjoining property that are exempt from protection provisions and could potentially be 
impacted by proposed development should be managed in accordance with the Standard. Under 
the Building Act 1993, Building Regulations 2018 Part 7 – Protection of Adjoining Property, the 
Local Authority may require an applicant to implement tree protection measures on adjoining land. 
Neighbouring tree owners may pursue a claim under the common law tort of negligence where an 
act or omission leads to damage, loss or injury to a tree.

Failure to apply appropriate protection measures to a tree on adjoining land can result in project 
delays, unnecessary disputes, undermine good neighbourly relationships, or give rise to needless 
legal action.

6.3. The Notional Root Zone (NRZ) as defined under the Standard is a cylindrical area below ground, 
at a given distance from the trunk center, set aside for the viability of a tree’s root system. The 
Structural Root Zone 
(SRZ) is the area within 
the NRZ where 
structural roots and soil 
cohesion are crucial to 
root plate stability.

The Tree Protection 
Zone (TPZ) is the 
specified zone above 
and below ground at a 
given offset from the 
trunk set aside to 
protect a tree’s parts 
from damage by site 
development . Please 
refer to Diagram 1 for 
details. 
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Proposed development encroachment into the NRZ is considered Minor if it is less than or equal 
to 10% of the total NRZ area and does not breach the SRZ. Minor encroachments are unlikely to 
have a significant impact on tree health, structure or longevity. Tree protection may be 
implemented during site works and an area equivalent to the encroachment may be added to the 
TPZ.

Proposed development encroachment into the NRZ is considered Moderate if it is greater than 
10% and less than or equal to 20% of the total NRZ area and does not breach the SRZ. The 
impact of a moderate encroachment shall be determined based on considerations identified in the 
Standard that may include additional investigation. Tree protection shall be implemented during 
site works that may also include design measures and construction control. An area equivalent to 
the encroachment shall be added to the TPZ unless the project arborist can demonstrate that the 
tree will remain a viable landscape element.

Proposed development encroachment into the NRZ is considered Major if it is greater than 20% of 
the total NRZ area or breaches the SRZ. In these circumstances, the project arborist shall explore 
with the planning team alternative designs or clearly demonstrate that the tree will remain a viable 
landscape element through additional investigation with attention to the considerations identified in 
the Standard. An area equivalent to the encroachment shall be added to the TPZ unless the 
project arborist can demonstrate that the tree will remain a viable landscape element.

Proposed development that encroaches into the crown of the tree shall be assessed on a case-by-
case basis with due attention to considerations identified in the Standard. Any proposed works to 
the crown of the tree shall be undertaken in accordance with AS4373-2007 ‘Pruning of amenity 
trees’ and recognised best practice. 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6 Fell Road, Cockatoo

7. Opinions and Guidance

The following opinions and guidance have been made within the context of the proposal listed in Section 
4.4 of this appraisal:

7.1. Tree removals have been identified to meet with design intent and to comply with bushfire 
mitigation plans. The location of proposed removals and the crown extents of trees to be retained 
are detailed in Appendix 2 - Proposed Tree Removal Plan. Tree removals located within the NRZ 
of a tree identified for retention shall be conducted in accordance with the requirements detailed 
under Vegetation Removal. The following Table details those trees identified for removal. 

7.2. The footprint of the gravel driveway will intersect the NRZ for Site ID.’s 2, 31, 34, 47, 53, 54, 58 
and 65. Encroachments vary between Minor and Major. However, if the gravel driveway is to be 
constructed over existing site grade from inert porous material with consideration for the 
requirements detailed under Pavement Construction within a TPZ, impact will likely be minimal. 
Furthermore, this topping driveway could be used as part of Ground Protection requirements for 
construction activities. 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7.3. Service corridors for the site have not been identified. Design will need to minimise intersections 
with NRZ areas. Where intersection cannot be avoided, service installation may be by trenchless 
technique or root sensitive open trench excavation (hydro excavation) depending on site 
constraints and perceived levels of encroachment.

7.4. Standard tree protection measures listed in Appendix 5 should be applied where necessary for all 
trees identified in this appraisal that are to be retained.

Attachments

• Appendix 1 - Site Plan
• Appendix 2 - Tree Removal Plan
• Appendix 3 - Site Data
• Appendix 4 - Tree Feature Descriptions
• Appendix 5 - Tree Protection Specifications

Copyright notice: © Aja Arboriculture 2025. All rights reserved, except as expressly provided otherwise in this publication.
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David Balsamo
Principal Consultant
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Appendix 1 - Site Plan
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available field references and/or aerial imagery. Location accuracy and dimensional characteristics associated with
points, polylines and polygons can be assumed to not exceed one (1) metre from true position. Layers and attributes
listed in the Legend are georeferenced in this plan and can be accessed in CAD using the PDFIMPORT command.
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Appendix 2 - Proposed Tree Removal Plan
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Proposed Tree Removals (19)

Crown Projection

Site ID Specie Permit?

1 Syzygium smithii (Lilly Pilly) FALSE

10 Pittosporum eugenioides 'Variegatum' (Variegated Tarata) FALSE

11 Pittosporum eugenioides 'Variegatum' (Variegated Tarata) FALSE

12 Pittosporum eugenioides 'Variegatum' (Variegated Tarata) FALSE

15 Acacia floribunda (Gossamer Wattle) FALSE

16 Acacia floribunda (Gossamer Wattle) FALSE

18 Cornus capitata (Evergreen Dogwood) FALSE

19 Pittosporum tenuifolium (Kohuhu) FALSE

3 Acer palmatum (Japanese Maple) FALSE

32 Rhododendron sp. (Rhododendron) FALSE

33 Grevillea robusta (Silky Oak) TRUE

35 Allocasuarina torulosa (Rose She-oak) TRUE

4 Acacia melanoxylon (Blackwood) TRUE

43 Pittosporum eugenioides 'Variegatum' (Variegated Tarata) FALSE

44 Pittosporum eugenioides 'Variegatum' (Variegated Tarata) FALSE

48 Fraxinus angustifolia subsp. angustifolia (Desert Ash) FALSE

49 Camellia japonica (Camellia) FALSE

50 Rhododendron sp. (Rhododendron) FALSE

59 Hakea salicifolia (Willow-leaved Hakea) FALSE

Tree removals have been proposed to meet the requirements of
design and bushfire management.

Trees fill an important physical and ecological roles in the forests
both natural and urban in south-eastern Australia. They provide
habitat structure and food source for native animals. They host
and protect a vast array of indigenous plants including epiphytes,
bryophytes and mycorrhiza. Their roots and grouping help
stabilise soils, reduce wind speeds at ground level and provide
valuable shade that can reduce local ambient temperatures.

Crowns of valued local species on this site have been aggregated
where they exist in close proximity to one another. This is to
ensure landscape functionality is maintained.

Removals and peripheral crown pruning has been identified
between the discreet groups where required to ensure the
conditions of the BMP are met and to strike a balance between
fire risk management and landscape functionality.

Table 1 - Proposed Tree Removals
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Appendix 3 - Site Data with Images
6 Fell Road, Cockatoo

1Site #:

Syzygium smithii (Lilly Pilly)Species & Common Name:

Victorian NativeOrigin:

Height (m): 10

Width (m): 4

DSH Field Measurements (cm): 44
13Crown Area (m2):AS4970 DSH Calculation (cm): 44

Basal Diameter (cm): 56 Landscape Contribution
Life Stage: Semi-mature
Vigour:

Structure:

Growth Space:

Land Use (Victoria)
Good Low Density
Minor Correction Landscape Function
Major Limitation Adequate

Landscape Viability: Short Landscape Significance
None5.3AS4970 NRZ Calculation (m):
Ecosystem ContributionAS4970 SRZ Calculation (m): 2.6
SpecimenModerateRetention Value:

$35,154.97MIS506 Shadow Value: MIS506 Actual Value:$40,950.93

Comments: Cleared by powerline company.

2Site #:

Syzygium smithii (Lilly Pilly)Species & Common Name:

Victorian NativeOrigin:

Height (m): 12

Width (m): 4

DSH Field Measurements (cm): 40,33
13Crown Area (m2):AS4970 DSH Calculation (cm): 52

Basal Diameter (cm): 89 Landscape Contribution
Life Stage: Semi-mature
Vigour:

Structure:

Growth Space:

Land Use (Victoria)
Good Low Density
Minor Correction Landscape Function
Major Limitation Adequate

Landscape Viability: Short Landscape Significance
None6.2AS4970 NRZ Calculation (m):
Ecosystem ContributionAS4970 SRZ Calculation (m): 3.2
SpecimenModerateRetention Value:

$44,726.29MIS506 Shadow Value: MIS506 Actual Value:$52,100.27

Comments: Cleared by powerline company.

3Site #:

Acer palmatum (Japanese Maple)Species & Common Name:

ExoticOrigin:

Height (m): 6

Width (m): 5

DSH Field Measurements (cm): 23
20Crown Area (m2):AS4970 DSH Calculation (cm): 23

Basal Diameter (cm): 32 Landscape Contribution
Life Stage: Early-mature
Vigour:

Structure:

Growth Space:

Land Use (Victoria)
Poor Low Density
Minor Correction Landscape Function
Major Limitation Marginal

Landscape Viability: Short Landscape Significance
None2.8AS4970 NRZ Calculation (m):
Ecosystem ContributionAS4970 SRZ Calculation (m): 2.1
WeedLowRetention Value:

$1,737.71MIS506 Shadow Value: MIS506 Actual Value:$13,137.07

Comments:
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Appendix 3 - Site Data with Images
6 Fell Road, Cockatoo

4Site #:

Acacia melanoxylon (Blackwood)Species & Common Name:

Victorian NativeOrigin:

Height (m): 13

Width (m): 4

DSH Field Measurements (cm): 30
13Crown Area (m2):AS4970 DSH Calculation (cm): 30

Basal Diameter (cm): 66 Landscape Contribution
Life Stage: Semi-mature
Vigour:

Structure:

Growth Space:

Land Use (Victoria)
Good Statutory Planning
Acceptable Landscape Function
Optimal Adequate

Landscape Viability: Long Landscape Significance
None3.6AS4970 NRZ Calculation (m):
Ecosystem ContributionAS4970 SRZ Calculation (m): 2.8
IndigenousModerateRetention Value:

$25,072.47MIS506 Shadow Value: MIS506 Actual Value:$21,539.53

Comments:

5Site #:

Banksia ericifolia (Heath-leaved Banksia)Species & Common Name:

Australian NativeOrigin:

Height (m): 6

Width (m): 6

DSH Field Measurements (cm): 14,12
28Crown Area (m2):AS4970 DSH Calculation (cm): 18

Basal Diameter (cm): 34 Landscape Contribution
Life Stage: Semi-mature
Vigour:

Structure:

Growth Space:

Land Use (Victoria)
Fair Low Density
Minor Correction Landscape Function
Major Limitation Adequate

Landscape Viability: Short Landscape Significance
None2.2AS4970 NRZ Calculation (m):
Ecosystem ContributionAS4970 SRZ Calculation (m): 2.1
SpecimenLowRetention Value:

$6,287.45MIS506 Shadow Value: MIS506 Actual Value:$7,856.72

Comments:

6Site #:

Eucalyptus obliqua (Messmate Stringybark)Species & Common Name:

Victorian NativeOrigin:

Height (m): 13

Width (m): 2

DSH Field Measurements (cm): 37
3Crown Area (m2):AS4970 DSH Calculation (cm): 37

Basal Diameter (cm): 41 Landscape Contribution
Life Stage: Semi-mature
Vigour:

Structure:

Growth Space:

Land Use (Victoria)
Dead Statutory Planning
Major Correction Landscape Function
Major Limitation Minimal

Landscape Viability: Remove Landscape Significance
None4.4AS4970 NRZ Calculation (m):
Ecosystem ContributionAS4970 SRZ Calculation (m): 2.3
IndigenousLowRetention Value:

$7,717.53MIS506 Shadow Value: MIS506 Actual Value:$30,870.14

Comments: Tree is dead
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Appendix 3 - Site Data with Images
6 Fell Road, Cockatoo

7Site #:

Acacia melanoxylon (Blackwood)Species & Common Name:

Victorian NativeOrigin:

Height (m): 13

Width (m): 6

DSH Field Measurements (cm): 36
28Crown Area (m2):AS4970 DSH Calculation (cm): 36

Basal Diameter (cm): 40 Landscape Contribution
Life Stage: Semi-mature
Vigour:

Structure:

Growth Space:

Land Use (Victoria)
Good Low Density
Acceptable Landscape Function
Minor Limitation Marginal

Landscape Viability: Long Landscape Significance
None4.3AS4970 NRZ Calculation (m):
Ecosystem ContributionAS4970 SRZ Calculation (m): 2.3
IndigenousModerateRetention Value:

$31,204.12MIS506 Shadow Value: MIS506 Actual Value:$29,487.89

Comments:

8Site #:

Eucalyptus radiata (Narrow-leaved Peppermint)Species & Common Name:

Victorian NativeOrigin:

Height (m): 15

Width (m): 3

DSH Field Measurements (cm): 35
7Crown Area (m2):AS4970 DSH Calculation (cm): 35

Basal Diameter (cm): 40 Landscape Contribution
Life Stage: Semi-mature
Vigour:

Structure:

Growth Space:

Land Use (Victoria)
Poor Statutory Planning
Minor Correction Landscape Function
Major Limitation Minimal

Landscape Viability: Short Landscape Significance
None4.2AS4970 NRZ Calculation (m):
Ecosystem ContributionAS4970 SRZ Calculation (m): 2.3
IndigenousLowRetention Value:

$16,738.86MIS506 Shadow Value: MIS506 Actual Value:$28,121.29

Comments:

9Site #:

Pittosporum eugenioides 'Variegatum' (Variegated Tarata)Species & Common Name:

ExoticOrigin:

Height (m): 6

Width (m): 3

DSH Field Measurements (cm): 15
7Crown Area (m2):AS4970 DSH Calculation (cm): 15

Basal Diameter (cm): 18 Landscape Contribution
Life Stage: Semi-mature
Vigour:

Structure:

Growth Space:

Land Use (Victoria)
Good Low Density
Minor Correction Landscape Function
Minor Limitation Minimal

Landscape Viability: Medium Landscape Significance
None2AS4970 NRZ Calculation (m):
Ecosystem ContributionAS4970 SRZ Calculation (m): 1.6
SpecimenLowRetention Value:

$3,970.34MIS506 Shadow Value: MIS506 Actual Value:$5,053.16

Comments:
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Appendix 3 - Site Data with Images
6 Fell Road, Cockatoo

10Site #:

Pittosporum eugenioides 'Variegatum' (Variegated Tarata)Species & Common Name:

ExoticOrigin:

Height (m): 6

Width (m): 3

DSH Field Measurements (cm): 15
7Crown Area (m2):AS4970 DSH Calculation (cm): 15

Basal Diameter (cm): 18 Landscape Contribution
Life Stage: Semi-mature
Vigour:

Structure:

Growth Space:

Land Use (Victoria)
Good Low Density
Minor Correction Landscape Function
Minor Limitation Minimal

Landscape Viability: Medium Landscape Significance
None2AS4970 NRZ Calculation (m):
Ecosystem ContributionAS4970 SRZ Calculation (m): 1.6
SpecimenLowRetention Value:

$3,970.34MIS506 Shadow Value: MIS506 Actual Value:$5,053.16

Comments:

11Site #:

Pittosporum eugenioides 'Variegatum' (Variegated Tarata)Species & Common Name:

ExoticOrigin:

Height (m): 6

Width (m): 3

DSH Field Measurements (cm): 15
7Crown Area (m2):AS4970 DSH Calculation (cm): 15

Basal Diameter (cm): 18 Landscape Contribution
Life Stage: Semi-mature
Vigour:

Structure:

Growth Space:

Land Use (Victoria)
Good Low Density
Minor Correction Landscape Function
Minor Limitation Minimal

Landscape Viability: Medium Landscape Significance
None2AS4970 NRZ Calculation (m):
Ecosystem ContributionAS4970 SRZ Calculation (m): 1.6
SpecimenLowRetention Value:

$3,970.34MIS506 Shadow Value: MIS506 Actual Value:$5,053.16

Comments:

12Site #:

Pittosporum eugenioides 'Variegatum' (Variegated Tarata)Species & Common Name:

ExoticOrigin:

Height (m): 6

Width (m): 3

DSH Field Measurements (cm): 15
7Crown Area (m2):AS4970 DSH Calculation (cm): 15

Basal Diameter (cm): 18 Landscape Contribution
Life Stage: Semi-mature
Vigour:

Structure:

Growth Space:

Land Use (Victoria)
Good Low Density
Minor Correction Landscape Function
Minor Limitation Minimal

Landscape Viability: Medium Landscape Significance
None2AS4970 NRZ Calculation (m):
Ecosystem ContributionAS4970 SRZ Calculation (m): 1.6
SpecimenLowRetention Value:

$3,970.34MIS506 Shadow Value: MIS506 Actual Value:$5,053.16

Comments:
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Appendix 3 - Site Data with Images
6 Fell Road, Cockatoo

13Site #:

Pittosporum eugenioides 'Variegatum' (Variegated Tarata)Species & Common Name:

ExoticOrigin:

Height (m): 6

Width (m): 3

DSH Field Measurements (cm): 15
7Crown Area (m2):AS4970 DSH Calculation (cm): 15

Basal Diameter (cm): 18 Landscape Contribution
Life Stage: Semi-mature
Vigour:

Structure:

Growth Space:

Land Use (Victoria)
Good Low Density
Minor Correction Landscape Function
Minor Limitation Minimal

Landscape Viability: Medium Landscape Significance
None2AS4970 NRZ Calculation (m):
Ecosystem ContributionAS4970 SRZ Calculation (m): 1.6
SpecimenLowRetention Value:

$3,970.34MIS506 Shadow Value: MIS506 Actual Value:$5,053.16

Comments:

14Site #:

Pittosporum eugenioides 'Variegatum' (Variegated Tarata)Species & Common Name:

ExoticOrigin:

Height (m): 6

Width (m): 3

DSH Field Measurements (cm): 15
7Crown Area (m2):AS4970 DSH Calculation (cm): 15

Basal Diameter (cm): 18 Landscape Contribution
Life Stage: Semi-mature
Vigour:

Structure:

Growth Space:

Land Use (Victoria)
Good Low Density
Minor Correction Landscape Function
Minor Limitation Minimal

Landscape Viability: Medium Landscape Significance
None2AS4970 NRZ Calculation (m):
Ecosystem ContributionAS4970 SRZ Calculation (m): 1.6
SpecimenLowRetention Value:

$3,970.34MIS506 Shadow Value: MIS506 Actual Value:$5,053.16

Comments:

15Site #:

Acacia floribunda (Gossamer Wattle)Species & Common Name:

Victorian NativeOrigin:

Height (m): 6

Width (m): 2

DSH Field Measurements (cm): 10,5,5
3Crown Area (m2):AS4970 DSH Calculation (cm): 12

Basal Diameter (cm): 20 Landscape Contribution
Life Stage: Semi-mature
Vigour:

Structure:

Growth Space:

Land Use (Victoria)
Excellent Low Density
Minor Correction Landscape Function
Major Limitation Minimal

Landscape Viability: Medium Landscape Significance
None2AS4970 NRZ Calculation (m):
Ecosystem ContributionAS4970 SRZ Calculation (m): 1.7
WeedLowRetention Value:

$359.65MIS506 Shadow Value: MIS506 Actual Value:$2,589.51

Comments:
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Appendix 3 - Site Data with Images
6 Fell Road, Cockatoo

16Site #:

Acacia floribunda (Gossamer Wattle)Species & Common Name:

Victorian NativeOrigin:

Height (m): 6

Width (m): 2

DSH Field Measurements (cm): 10,5,5
3Crown Area (m2):AS4970 DSH Calculation (cm): 12

Basal Diameter (cm): 20 Landscape Contribution
Life Stage: Semi-mature
Vigour:

Structure:

Growth Space:

Land Use (Victoria)
Excellent Low Density
Minor Correction Landscape Function
Major Limitation Minimal

Landscape Viability: Medium Landscape Significance
None2AS4970 NRZ Calculation (m):
Ecosystem ContributionAS4970 SRZ Calculation (m): 1.7
WeedLowRetention Value:

$359.65MIS506 Shadow Value: MIS506 Actual Value:$2,589.51

Comments:

17Site #:

Acacia melanoxylon (Blackwood)Species & Common Name:

Victorian NativeOrigin:

Height (m): 18

Width (m): 19

DSH Field Measurements (cm): 59
284Crown Area (m2):AS4970 DSH Calculation (cm): 59

Basal Diameter (cm): 119 Landscape Contribution
Life Stage: Early-mature
Vigour:

Structure:

Growth Space:

Land Use (Victoria)
Good Low Density
Minor Correction Landscape Function
Minor Limitation Adequate

Landscape Viability: Medium Landscape Significance
None7.1AS4970 NRZ Calculation (m):
Ecosystem ContributionAS4970 SRZ Calculation (m): 3.6
IndigenousModerateRetention Value:

$56,767.98MIS506 Shadow Value: MIS506 Actual Value:$59,113.77

Comments:

18Site #:

Cornus capitata (Evergreen Dogwood)Species & Common Name:

ExoticOrigin:

Height (m): 3

Width (m): 3

DSH Field Measurements (cm): 5,8,8,5
7Crown Area (m2):AS4970 DSH Calculation (cm): 13

Basal Diameter (cm): 23 Landscape Contribution
Life Stage: Semi-mature
Vigour:

Structure:

Growth Space:

Land Use (Victoria)
Fair Low Density
Minor Correction Landscape Function
Major Limitation Minimal

Landscape Viability: Short Landscape Significance
None2AS4970 NRZ Calculation (m):
Ecosystem ContributionAS4970 SRZ Calculation (m): 1.8
WeedLowRetention Value:

$367.59MIS506 Shadow Value: MIS506 Actual Value:$3,368.44

Comments:
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Appendix 3 - Site Data with Images
6 Fell Road, Cockatoo

19Site #:

Pittosporum tenuifolium (Kohuhu)Species & Common Name:

ExoticOrigin:

Height (m): 5

Width (m): 3

DSH Field Measurements (cm): 12
7Crown Area (m2):AS4970 DSH Calculation (cm): 12

Basal Diameter (cm): 15 Landscape Contribution
Life Stage: Semi-mature
Vigour:

Structure:

Growth Space:

Land Use (Victoria)
Good Low Density
Acceptable Landscape Function
Minor Limitation Minimal

Landscape Viability: Long Landscape Significance
None2AS4970 NRZ Calculation (m):
Ecosystem ContributionAS4970 SRZ Calculation (m): 1.5
SpecimenLowRetention Value:

$2,466.20MIS506 Shadow Value: MIS506 Actual Value:$2,589.51

Comments:

20Site #:

Eucalyptus obliqua (Messmate Stringybark)Species & Common Name:

Victorian NativeOrigin:

Height (m): 30

Width (m): 6

DSH Field Measurements (cm): 80
28Crown Area (m2):AS4970 DSH Calculation (cm): 80

Basal Diameter (cm): 110 Landscape Contribution
Life Stage: Early-mature
Vigour:

Structure:

Growth Space:

Land Use (Victoria)
Fair Statutory Planning
Minor Correction Landscape Function
Major Limitation Adequate

Landscape Viability: Short Landscape Significance
None9.6AS4970 NRZ Calculation (m):
Ecosystem ContributionAS4970 SRZ Calculation (m): 3.4
IndigenousModerateRetention Value:

$64,144.62MIS506 Shadow Value: MIS506 Actual Value:$80,154.26

Comments: Limitations to measurements due to outside of property line

21Site #:

Eucalyptus radiata (Narrow-leaved Peppermint)Species & Common Name:

Victorian NativeOrigin:

Height (m): 28

Width (m): 12

DSH Field Measurements (cm): 90,35
113Crown Area (m2):AS4970 DSH Calculation (cm): 97

Basal Diameter (cm): 125 Landscape Contribution
Life Stage: Early-mature
Vigour:

Structure:

Growth Space:

Land Use (Victoria)
Fair Statutory Planning
Minor Correction Landscape Function
Major Limitation Adequate

Landscape Viability: Short Landscape Significance
None11.6AS4970 NRZ Calculation (m):
Ecosystem ContributionAS4970 SRZ Calculation (m): 3.6
IndigenousModerateRetention Value:

$77,775.35MIS506 Shadow Value: MIS506 Actual Value:$97,187.04

Comments: Limitations to measurements outside a proper line
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Appendix 3 - Site Data with Images
6 Fell Road, Cockatoo

22Site #:

Eucalyptus radiata (Narrow-leaved Peppermint)Species & Common Name:

Victorian NativeOrigin:

Height (m): 28

Width (m): 10

DSH Field Measurements (cm): 85
79Crown Area (m2):AS4970 DSH Calculation (cm): 85

Basal Diameter (cm): 95 Landscape Contribution
Life Stage: Early-mature
Vigour:

Structure:

Growth Space:

Land Use (Victoria)
Fair Statutory Planning
Minor Correction Landscape Function
Major Limitation Adequate

Landscape Viability: Short Landscape Significance
None10.2AS4970 NRZ Calculation (m):
Ecosystem ContributionAS4970 SRZ Calculation (m): 3.2
IndigenousModerateRetention Value:

$68,153.65MIS506 Shadow Value: MIS506 Actual Value:$85,163.90

Comments: Limitations to measurements outside a proper line

23Site #:

Acacia melanoxylon (Blackwood)Species & Common Name:

Victorian NativeOrigin:

Height (m): 7

Width (m): 2

DSH Field Measurements (cm): 10
3Crown Area (m2):AS4970 DSH Calculation (cm): 10

Basal Diameter (cm): 10 Landscape Contribution
Life Stage: Semi-mature
Vigour:

Structure:

Growth Space:

Land Use (Victoria)
Good Low Density
Acceptable Landscape Function
Minor Limitation Minimal

Landscape Viability: Long Landscape Significance
None2AS4970 NRZ Calculation (m):
Ecosystem ContributionAS4970 SRZ Calculation (m): 1.5
IndigenousLowRetention Value:

$1,120.67MIS506 Shadow Value: MIS506 Actual Value:$1,176.70

Comments:

24Site #:

Acacia melanoxylon (Blackwood)Species & Common Name:

Victorian NativeOrigin:

Height (m): 7

Width (m): 2

DSH Field Measurements (cm): 10
3Crown Area (m2):AS4970 DSH Calculation (cm): 10

Basal Diameter (cm): 10 Landscape Contribution
Life Stage: Semi-mature
Vigour:

Structure:

Growth Space:

Land Use (Victoria)
Good Statutory Planning
Acceptable Landscape Function
Minor Limitation Minimal

Landscape Viability: Long Landscape Significance
None2AS4970 NRZ Calculation (m):
Ecosystem ContributionAS4970 SRZ Calculation (m): 1.5
IndigenousLowRetention Value:

$1,120.67MIS506 Shadow Value: MIS506 Actual Value:$1,176.70

Comments:

Page 8 of 22

Aja Arboriculture 2025

ADVERTISED MATERIAL
Planning Application: T250395

Date Prepared: 31 October 2025

This copied document is made available for the purpose of the planning process as
set out in the Planning and Environment Act 1987. The information must not be
used for any other purpose. By taking a copy of this document you acknowledge
and agree that you will only use the document for the purpose specified above and
that any dissemination, distribution or copying of this document is strictly prohibited.



Appendix 3 - Site Data with Images
6 Fell Road, Cockatoo

25Site #:

Prunus sp. (Plum)Species & Common Name:

ExoticOrigin:

Height (m): 4

Width (m): 4

DSH Field Measurements (cm): 50
13Crown Area (m2):AS4970 DSH Calculation (cm): 50

Basal Diameter (cm): 68 Landscape Contribution
Life Stage: Over-mature
Vigour:

Structure:

Growth Space:

Land Use (Victoria)
Fair Low Density
Major Correction Landscape Function
Optimal Minimal

Landscape Viability: Remove Landscape Significance
None6AS4970 NRZ Calculation (m):
Ecosystem ContributionAS4970 SRZ Calculation (m): 2.8
WeedLowRetention Value:

$4,075.30MIS506 Shadow Value: MIS506 Actual Value:$50,096.41

Comments: Old stump with regrowth

26Site #:

Photinia serratifolia (Chinese Hawthorn)Species & Common Name:

ExoticOrigin:

Height (m): 8

Width (m): 6

DSH Field Measurements (cm): 2,20,20,15,29,13,25
28Crown Area (m2):AS4970 DSH Calculation (cm): 52

Basal Diameter (cm): 130 Landscape Contribution
Life Stage: Semi-mature
Vigour:

Structure:

Growth Space:

Land Use (Victoria)
Fair Low Density
Major Correction Landscape Function
Major Limitation Marginal

Landscape Viability: Short Landscape Significance
None6.2AS4970 NRZ Calculation (m):
Ecosystem ContributionAS4970 SRZ Calculation (m): 3.7
SpecimenLowRetention Value:

$33,079.54MIS506 Shadow Value: MIS506 Actual Value:$52,100.27

Comments:

27Site #:

Rhododendron sp. (Rhododendron)Species & Common Name:

ExoticOrigin:

Height (m): 4

Width (m): 2

DSH Field Measurements (cm): 5,6,7,5
3Crown Area (m2):AS4970 DSH Calculation (cm): 12

Basal Diameter (cm): 50 Landscape Contribution
Life Stage: Semi-mature
Vigour:

Structure:

Growth Space:

Land Use (Victoria)
Good Statutory Planning
Minor Correction Landscape Function
Minor Limitation Minimal

Landscape Viability: Medium Landscape Significance
None2AS4970 NRZ Calculation (m):
Ecosystem ContributionAS4970 SRZ Calculation (m): 2.5
SpecimenLowRetention Value:

$2,034.61MIS506 Shadow Value: MIS506 Actual Value:$2,589.51

Comments:
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Appendix 3 - Site Data with Images
6 Fell Road, Cockatoo

28Site #:

Pittosporum eugenioides 'Variegatum' (Variegated Tarata)Species & Common Name:

ExoticOrigin:

Height (m): 10

Width (m): 6

DSH Field Measurements (cm): 27,25,15,13,10
28Crown Area (m2):AS4970 DSH Calculation (cm): 43

Basal Diameter (cm): 56 Landscape Contribution
Life Stage: Semi-mature
Vigour:

Structure:

Growth Space:

Land Use (Victoria)
Fair Low Density
Major Correction Landscape Function
Major Limitation Minimal

Landscape Viability: Short Landscape Significance
None5.2AS4970 NRZ Calculation (m):
Ecosystem ContributionAS4970 SRZ Calculation (m): 2.6
SpecimenLowRetention Value:

$22,554.22MIS506 Shadow Value: MIS506 Actual Value:$39,469.89

Comments: Within power on clearances

29Site #:

Camellia japonica (Camellia)Species & Common Name:

ExoticOrigin:

Height (m): 5

Width (m): 5

DSH Field Measurements (cm): 10,6,8,5,9,9,7,5
20Crown Area (m2):AS4970 DSH Calculation (cm): 21

Basal Diameter (cm): 42 Landscape Contribution
Life Stage: Semi-mature
Vigour:

Structure:

Growth Space:

Land Use (Victoria)
Good Low Density
Major Correction Landscape Function
Major Limitation Minimal

Landscape Viability: Short Landscape Significance
None2.5AS4970 NRZ Calculation (m):
Ecosystem ContributionAS4970 SRZ Calculation (m): 2.3
SpecimenLowRetention Value:

$6,774.25MIS506 Shadow Value: MIS506 Actual Value:$10,943.01

Comments: Within powerline clearances

30Site #:

Rhododendron sp. (Rhododendron)Species & Common Name:

ExoticOrigin:

Height (m): 4

Width (m): 5

DSH Field Measurements (cm): 10,8,9,7,6,4
20Crown Area (m2):AS4970 DSH Calculation (cm): 19

Basal Diameter (cm): 110 Landscape Contribution
Life Stage: Semi-mature
Vigour:

Structure:

Growth Space:

Land Use (Victoria)
Fair Low Density
Major Correction Landscape Function
Minor Limitation Minimal

Landscape Viability: Short Landscape Significance
None2.3AS4970 NRZ Calculation (m):
Ecosystem ContributionAS4970 SRZ Calculation (m): 3.4
SpecimenLowRetention Value:

$5,060.76MIS506 Shadow Value: MIS506 Actual Value:$8,856.34

Comments:
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6 Fell Road, Cockatoo

31Site #:

Rhododendron sp. (Rhododendron)Species & Common Name:

ExoticOrigin:

Height (m): 2

Width (m): 3

DSH Field Measurements (cm): 4,2
7Crown Area (m2):AS4970 DSH Calculation (cm): 4

Basal Diameter (cm): 10 Landscape Contribution
Life Stage: Young
Vigour:

Structure:

Growth Space:

Land Use (Victoria)
Good Low Density
Minor Correction Landscape Function
Major Limitation Minimal

Landscape Viability: Medium Landscape Significance
None2AS4970 NRZ Calculation (m):
Ecosystem ContributionAS4970 SRZ Calculation (m): 1.5
SpecimenLowRetention Value:

$369.82MIS506 Shadow Value: MIS506 Actual Value:$470.68

Comments:

32Site #:

Rhododendron sp. (Rhododendron)Species & Common Name:

ExoticOrigin:

Height (m): 2

Width (m): 3

DSH Field Measurements (cm): 4,2,2,5
7Crown Area (m2):AS4970 DSH Calculation (cm): 7

Basal Diameter (cm): 15 Landscape Contribution
Life Stage: Young
Vigour:

Structure:

Growth Space:

Land Use (Victoria)
Good Low Density
Minor Correction Landscape Function
Major Limitation Minimal

Landscape Viability: Medium Landscape Significance
None2AS4970 NRZ Calculation (m):
Ecosystem ContributionAS4970 SRZ Calculation (m): 1.5
SpecimenLowRetention Value:

$647.19MIS506 Shadow Value: MIS506 Actual Value:$823.69

Comments:

33Site #:

Grevillea robusta (Silky Oak)Species & Common Name:

Australian NativeOrigin:

Height (m): 15

Width (m): 6

DSH Field Measurements (cm): 30,33
28Crown Area (m2):AS4970 DSH Calculation (cm): 45

Basal Diameter (cm): 85 Landscape Contribution
Life Stage: Semi-mature
Vigour:

Structure:

Growth Space:

Land Use (Victoria)
Fair Statutory Planning
Minor Correction Landscape Function
Optimal Marginal

Landscape Viability: Medium Landscape Significance
None5.4AS4970 NRZ Calculation (m):
Ecosystem ContributionAS4970 SRZ Calculation (m): 3.1
SpecimenModerateRetention Value:

$34,809.21MIS506 Shadow Value: MIS506 Actual Value:$42,444.77

Comments:
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34Site #:

Chamaecyparis lawsoniana (Lawson's Cypress)Species & Common Name:

ExoticOrigin:

Height (m): 5

Width (m): 10

DSH Field Measurements (cm): 50
79Crown Area (m2):AS4970 DSH Calculation (cm): 50

Basal Diameter (cm): 75 Landscape Contribution
Life Stage: Semi-mature
Vigour:

Structure:

Growth Space:

Land Use (Victoria)
Good Statutory Planning
Major Correction Landscape Function
Minor Limitation Minimal

Landscape Viability: Short Landscape Significance
None6AS4970 NRZ Calculation (m):
Ecosystem ContributionAS4970 SRZ Calculation (m): 2.9
SpecimenLowRetention Value:

$31,012.07MIS506 Shadow Value: MIS506 Actual Value:$50,096.41

Comments: Estimated truck measurements due to dense canopy

35Site #:

Allocasuarina torulosa (Rose She-oak)Species & Common Name:

Australian NativeOrigin:

Height (m): 6

Width (m): 2

DSH Field Measurements (cm): 43
3Crown Area (m2):AS4970 DSH Calculation (cm): 43

Basal Diameter (cm): 34 Landscape Contribution
Life Stage: Semi-mature
Vigour:

Structure:

Growth Space:

Land Use (Victoria)
Fair Statutory Planning
Major Correction Landscape Function
Minor Limitation Minimal

Landscape Viability: Short Landscape Significance
None5.2AS4970 NRZ Calculation (m):
Ecosystem ContributionAS4970 SRZ Calculation (m): 2.1
SpecimenLowRetention Value:

$22,554.22MIS506 Shadow Value: MIS506 Actual Value:$39,469.89

Comments:

36Site #:

Camellia japonica (Camellia)Species & Common Name:

ExoticOrigin:

Height (m): 6

Width (m): 6

DSH Field Measurements (cm): 10,8,9,6,5,7,9,5
28Crown Area (m2):AS4970 DSH Calculation (cm): 21

Basal Diameter (cm): 43 Landscape Contribution
Life Stage: Semi-mature
Vigour:

Structure:

Growth Space:

Land Use (Victoria)
Good Statutory Planning
Minor Correction Landscape Function
Minor Limitation Minimal

Landscape Viability: Medium Landscape Significance
None2.5AS4970 NRZ Calculation (m):
Ecosystem ContributionAS4970 SRZ Calculation (m): 2.3
SpecimenLowRetention Value:

$8,598.08MIS506 Shadow Value: MIS506 Actual Value:$10,943.01

Comments:
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37Site #:

Camellia sasanqua (Sasanqua Camellia)Species & Common Name:

ExoticOrigin:

Height (m): 6

Width (m): 4

DSH Field Measurements (cm): 6,5,7,6,4
13Crown Area (m2):AS4970 DSH Calculation (cm): 13

Basal Diameter (cm): 12 Landscape Contribution
Life Stage: Semi-mature
Vigour:

Structure:

Growth Space:

Land Use (Victoria)
Good Statutory Planning
Minor Correction Landscape Function
Major Limitation Minimal

Landscape Viability: Short Landscape Significance
None2AS4970 NRZ Calculation (m):
Ecosystem ContributionAS4970 SRZ Calculation (m): 1.5
SpecimenLowRetention Value:

$2,365.93MIS506 Shadow Value: MIS506 Actual Value:$3,368.44

Comments:

38Site #:

Camellia japonica (Camellia)Species & Common Name:

ExoticOrigin:

Height (m): 6

Width (m): 6

DSH Field Measurements (cm): 7,5,3,5,6,6,7,4
28Crown Area (m2):AS4970 DSH Calculation (cm): 16

Basal Diameter (cm): 14 Landscape Contribution
Life Stage: Semi-mature
Vigour:

Structure:

Growth Space:

Land Use (Victoria)
Good Statutory Planning
Minor Correction Landscape Function
Major Limitation Minimal

Landscape Viability: Short Landscape Significance
None2AS4970 NRZ Calculation (m):
Ecosystem ContributionAS4970 SRZ Calculation (m): 1.5
SpecimenLowRetention Value:

$4,181.39MIS506 Shadow Value: MIS506 Actual Value:$5,953.17

Comments:

39Site #:

Rhododendron sp. (Rhododendron)Species & Common Name:

ExoticOrigin:

Height (m): 4

Width (m): 2

DSH Field Measurements (cm): 5,7,6,5
3Crown Area (m2):AS4970 DSH Calculation (cm): 12

Basal Diameter (cm): 20 Landscape Contribution
Life Stage: Semi-mature
Vigour:

Structure:

Growth Space:

Land Use (Victoria)
Good Statutory Planning
Minor Correction Landscape Function
Minor Limitation Minimal

Landscape Viability: Medium Landscape Significance
None2AS4970 NRZ Calculation (m):
Ecosystem ContributionAS4970 SRZ Calculation (m): 1.7
SpecimenLowRetention Value:

$2,034.61MIS506 Shadow Value: MIS506 Actual Value:$2,589.51

Comments:
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40Site #:

Rhododendron sp. (Rhododendron)Species & Common Name:

ExoticOrigin:

Height (m): 4

Width (m): 2

DSH Field Measurements (cm): 8,9,7
3Crown Area (m2):AS4970 DSH Calculation (cm): 14

Basal Diameter (cm): 20 Landscape Contribution
Life Stage: Semi-mature
Vigour:

Structure:

Growth Space:

Land Use (Victoria)
Good Statutory Planning
Minor Correction Landscape Function
Minor Limitation Minimal

Landscape Viability: Medium Landscape Significance
None2AS4970 NRZ Calculation (m):
Ecosystem ContributionAS4970 SRZ Calculation (m): 1.7
SpecimenLowRetention Value:

$3,292.68MIS506 Shadow Value: MIS506 Actual Value:$4,190.68

Comments:

41Site #:

Camellia japonica (Camellia)Species & Common Name:

ExoticOrigin:

Height (m): 6

Width (m): 6

DSH Field Measurements (cm): 7,5,3,5,6,6,7,4
28Crown Area (m2):AS4970 DSH Calculation (cm): 16

Basal Diameter (cm): 14 Landscape Contribution
Life Stage: Semi-mature
Vigour:

Structure:

Growth Space:

Land Use (Victoria)
Good Statutory Planning
Minor Correction Landscape Function
Optimal Minimal

Landscape Viability: Medium Landscape Significance
None2AS4970 NRZ Calculation (m):
Ecosystem ContributionAS4970 SRZ Calculation (m): 1.5
SpecimenLowRetention Value:

$4,677.49MIS506 Shadow Value: MIS506 Actual Value:$5,953.17

Comments:

42Site #:

Ceratopetalum gummiferum (NSW Christmas Bush)Species & Common Name:

Australian NativeOrigin:

Height (m): 15

Width (m): 10

DSH Field Measurements (cm): 39,47
79Crown Area (m2):AS4970 DSH Calculation (cm): 61

Basal Diameter (cm): 120 Landscape Contribution
Life Stage: Early-mature
Vigour:

Structure:

Growth Space:

Land Use (Victoria)
Fair Statutory Planning
Minor Correction Landscape Function
Minor Limitation Notable

Landscape Viability: Short Landscape Significance
None7.3AS4970 NRZ Calculation (m):
Ecosystem ContributionAS4970 SRZ Calculation (m): 3.6
SpecimenModerateRetention Value:

$53,356.66MIS506 Shadow Value: MIS506 Actual Value:$61,117.63

Comments:
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6 Fell Road, Cockatoo

43Site #:

Pittosporum eugenioides 'Variegatum' (Variegated Tarata)Species & Common Name:

ExoticOrigin:

Height (m): 7

Width (m): 10

DSH Field Measurements (cm): 28,16
79Crown Area (m2):AS4970 DSH Calculation (cm): 32

Basal Diameter (cm): 65 Landscape Contribution
Life Stage: Semi-mature
Vigour:

Structure:

Growth Space:

Land Use (Victoria)
Fair Low Density
Major Correction Landscape Function
Major Limitation Minimal

Landscape Viability: Short Landscape Significance
None3.8AS4970 NRZ Calculation (m):
Ecosystem ContributionAS4970 SRZ Calculation (m): 2.8
SpecimenLowRetention Value:

$13,782.82MIS506 Shadow Value: MIS506 Actual Value:$24,119.94

Comments: Within power on clearances

44Site #:

Pittosporum eugenioides 'Variegatum' (Variegated Tarata)Species & Common Name:

ExoticOrigin:

Height (m): 7

Width (m): 9

DSH Field Measurements (cm): 15,12,11,13
64Crown Area (m2):AS4970 DSH Calculation (cm): 26

Basal Diameter (cm): 72 Landscape Contribution
Life Stage: Semi-mature
Vigour:

Structure:

Growth Space:

Land Use (Victoria)
Fair Low Density
Major Correction Landscape Function
Major Limitation Minimal

Landscape Viability: Short Landscape Significance
None3.1AS4970 NRZ Calculation (m):
Ecosystem ContributionAS4970 SRZ Calculation (m): 2.9
SpecimenLowRetention Value:

$9,491.13MIS506 Shadow Value: MIS506 Actual Value:$16,609.47

Comments: Within power on clearances

45Site #:

Betula pendula (Silver Birch)Species & Common Name:

ExoticOrigin:

Height (m): 12

Width (m): 5

DSH Field Measurements (cm): 41
20Crown Area (m2):AS4970 DSH Calculation (cm): 41

Basal Diameter (cm): 62 Landscape Contribution
Life Stage: Semi-mature
Vigour:

Structure:

Growth Space:

Land Use (Victoria)
Fair Statutory Planning
Minor Correction Landscape Function
Optimal Marginal

Landscape Viability: Medium Landscape Significance
None4.9AS4970 NRZ Calculation (m):
Ecosystem ContributionAS4970 SRZ Calculation (m): 2.7
SpecimenModerateRetention Value:

$29,972.74MIS506 Shadow Value: MIS506 Actual Value:$36,547.41

Comments:
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46Site #:

Camellia japonica (Camellia)Species & Common Name:

ExoticOrigin:

Height (m): 2

Width (m): 2

DSH Field Measurements (cm): 4,5,2,2
3Crown Area (m2):AS4970 DSH Calculation (cm): 7

Basal Diameter (cm): 12 Landscape Contribution
Life Stage: Semi-mature
Vigour:

Structure:

Growth Space:

Land Use (Victoria)
Fair Statutory Planning
Minor Correction Landscape Function
Minor Limitation Minimal

Landscape Viability: Short Landscape Significance
None2AS4970 NRZ Calculation (m):
Ecosystem ContributionAS4970 SRZ Calculation (m): 1.5
SpecimenLowRetention Value:

$539.32MIS506 Shadow Value: MIS506 Actual Value:$823.69

Comments:

47Site #:

Liquidambar styraciflua (Liquidamber)Species & Common Name:

ExoticOrigin:

Height (m): 15

Width (m): 8

DSH Field Measurements (cm): 56
50Crown Area (m2):AS4970 DSH Calculation (cm): 56

Basal Diameter (cm): 129 Landscape Contribution
Life Stage: Semi-mature
Vigour:

Structure:

Growth Space:

Land Use (Victoria)
Fair Statutory Planning
Major Correction Landscape Function
Minor Limitation Marginal

Landscape Viability: Short Landscape Significance
None6.7AS4970 NRZ Calculation (m):
Ecosystem ContributionAS4970 SRZ Calculation (m): 3.7
SpecimenModerateRetention Value:

$35,624.12MIS506 Shadow Value: MIS506 Actual Value:$56,107.98

Comments:

48Site #:

Fraxinus angustifolia subsp. angustifolia (Desert Ash)Species & Common Name:

ExoticOrigin:

Height (m): 15

Width (m): 8

DSH Field Measurements (cm): 46
50Crown Area (m2):AS4970 DSH Calculation (cm): 46

Basal Diameter (cm): 105 Landscape Contribution
Life Stage: Semi-mature
Vigour:

Structure:

Growth Space:

Land Use (Victoria)
Fair Low Density
Major Correction Landscape Function
Minor Limitation Marginal

Landscape Viability: Short Landscape Significance
None5.5AS4970 NRZ Calculation (m):
Ecosystem ContributionAS4970 SRZ Calculation (m): 3.4
WeedLowRetention Value:

$5,581.10MIS506 Shadow Value: MIS506 Actual Value:$43,951.13

Comments:
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Appendix 3 - Site Data with Images
6 Fell Road, Cockatoo

49Site #:

Camellia japonica (Camellia)Species & Common Name:

ExoticOrigin:

Height (m): 2

Width (m): 2

DSH Field Measurements (cm): 4,5,2,2
3Crown Area (m2):AS4970 DSH Calculation (cm): 7

Basal Diameter (cm): 12 Landscape Contribution
Life Stage: Semi-mature
Vigour:

Structure:

Growth Space:

Land Use (Victoria)
Fair Statutory Planning
Minor Correction Landscape Function
Minor Limitation Minimal

Landscape Viability: Short Landscape Significance
None2AS4970 NRZ Calculation (m):
Ecosystem ContributionAS4970 SRZ Calculation (m): 1.5
SpecimenLowRetention Value:

$539.32MIS506 Shadow Value: MIS506 Actual Value:$823.69

Comments:

50Site #:

Rhododendron sp. (Rhododendron)Species & Common Name:

ExoticOrigin:

Height (m): 4

Width (m): 2

DSH Field Measurements (cm): 8,9,7
3Crown Area (m2):AS4970 DSH Calculation (cm): 14

Basal Diameter (cm): 20 Landscape Contribution
Life Stage: Semi-mature
Vigour:

Structure:

Growth Space:

Land Use (Victoria)
Good Statutory Planning
Minor Correction Landscape Function
Minor Limitation Minimal

Landscape Viability: Medium Landscape Significance
None2AS4970 NRZ Calculation (m):
Ecosystem ContributionAS4970 SRZ Calculation (m): 1.7
SpecimenLowRetention Value:

$3,292.68MIS506 Shadow Value: MIS506 Actual Value:$4,190.68

Comments:

51Site #:

Liquidambar styraciflua (Liquidamber)Species & Common Name:

ExoticOrigin:

Height (m): 22

Width (m): 13

DSH Field Measurements (cm): 82
133Crown Area (m2):AS4970 DSH Calculation (cm): 82

Basal Diameter (cm): 132 Landscape Contribution
Life Stage: Early-mature
Vigour:

Structure:

Growth Space:

Land Use (Victoria)
Fair Statutory Planning
Acceptable Landscape Function
Minor Limitation Adequate

Landscape Viability: Medium Landscape Significance
None9.8AS4970 NRZ Calculation (m):
Ecosystem ContributionAS4970 SRZ Calculation (m): 3.7
SpecimenModerateRetention Value:

$82,484.14MIS506 Shadow Value: MIS506 Actual Value:$82,158.12

Comments:
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6 Fell Road, Cockatoo

52Site #:

Hoheria populnea (Lacebark)Species & Common Name:

ExoticOrigin:

Height (m): 10

Width (m): 4

DSH Field Measurements (cm): 32,19
13Crown Area (m2):AS4970 DSH Calculation (cm): 37

Basal Diameter (cm): 55 Landscape Contribution
Life Stage: Early-mature
Vigour:

Structure:

Growth Space:

Land Use (Victoria)
Fair Statutory Planning
Major Correction Landscape Function
Major Limitation Minimal

Landscape Viability: Short Landscape Significance
None4.4AS4970 NRZ Calculation (m):
Ecosystem ContributionAS4970 SRZ Calculation (m): 2.6
SpecimenLowRetention Value:

$17,640.08MIS506 Shadow Value: MIS506 Actual Value:$30,870.14

Comments:

53Site #:

Eucalyptus obliqua (Messmate Stringybark)Species & Common Name:

Victorian NativeOrigin:

Height (m): 35

Width (m): 10

DSH Field Measurements (cm): 94
79Crown Area (m2):AS4970 DSH Calculation (cm): 94

Basal Diameter (cm): 140 Landscape Contribution
Life Stage: Early-mature
Vigour:

Structure:

Growth Space:

Land Use (Victoria)
Good Low Density
Minor Correction Landscape Function
Minor Limitation Adequate

Landscape Viability: Medium Landscape Significance
None11.3AS4970 NRZ Calculation (m):
Ecosystem ContributionAS4970 SRZ Calculation (m): 3.8
IndigenousModerateRetention Value:

$90,443.91MIS506 Shadow Value: MIS506 Actual Value:$94,181.26

Comments:

54Site #:

Eucalyptus obliqua (Messmate Stringybark)Species & Common Name:

Victorian NativeOrigin:

Height (m): 35

Width (m): 20

DSH Field Measurements (cm): 149
314Crown Area (m2):AS4970 DSH Calculation (cm): 149

Basal Diameter (cm): 160 Landscape Contribution
Life Stage: Early-mature
Vigour:

Structure:

Growth Space:

Land Use (Victoria)
Good Low Density
Minor Correction Landscape Function
Minor Limitation Adequate

Landscape Viability: Medium Landscape Significance
None15AS4970 NRZ Calculation (m):
Ecosystem ContributionAS4970 SRZ Calculation (m): 4
IndigenousModerateRetention Value:

$143,363.21MIS506 Shadow Value: MIS506 Actual Value:$149,287.31

Comments:
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55Site #:

Eucalyptus tereticornis (Forest Red Gum)Species & Common Name:

Victorian NativeOrigin:

Height (m): 20

Width (m): 12

DSH Field Measurements (cm): 60
113Crown Area (m2):AS4970 DSH Calculation (cm): 60

Basal Diameter (cm): 92 Landscape Contribution
Life Stage: Semi-mature
Vigour:

Structure:

Growth Space:

Land Use (Victoria)
Good Low Density
Acceptable Landscape Function
Major Limitation Adequate

Landscape Viability: Medium Landscape Significance
None7.2AS4970 NRZ Calculation (m):
Ecosystem ContributionAS4970 SRZ Calculation (m): 3.2
SpecimenModerateRetention Value:

$63,853.05MIS506 Shadow Value: MIS506 Actual Value:$60,115.70

Comments:

56Site #:

Acacia vestita (Hairy Wattle)Species & Common Name:

Australian NativeOrigin:

Height (m): 10

Width (m): 9

DSH Field Measurements (cm): 42,30
64Crown Area (m2):AS4970 DSH Calculation (cm): 52

Basal Diameter (cm): 94 Landscape Contribution
Life Stage: Semi-mature
Vigour:

Structure:

Growth Space:

Land Use (Victoria)
Fair Low Density
Minor Correction Landscape Function
Major Limitation Minimal

Landscape Viability: Short Landscape Significance
None6.2AS4970 NRZ Calculation (m):
Ecosystem ContributionAS4970 SRZ Calculation (m): 3.2
SpecimenLowRetention Value:

$34,113.27MIS506 Shadow Value: MIS506 Actual Value:$52,100.27

Comments:

57Site #:

Acacia melanoxylon (Blackwood)Species & Common Name:

Victorian NativeOrigin:

Height (m): 8

Width (m): 3

DSH Field Measurements (cm): 15,15
7Crown Area (m2):AS4970 DSH Calculation (cm): 21

Basal Diameter (cm): 20 Landscape Contribution
Life Stage: Semi-mature
Vigour:

Structure:

Growth Space:

Land Use (Victoria)
Fair Low Density
Minor Correction Landscape Function
Major Limitation Minimal

Landscape Viability: Short Landscape Significance
None2.5AS4970 NRZ Calculation (m):
Ecosystem ContributionAS4970 SRZ Calculation (m): 1.7
IndigenousLowRetention Value:

$7,165.07MIS506 Shadow Value: MIS506 Actual Value:$10,943.01

Comments:
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58Site #:

Acacia melanoxylon (Blackwood)Species & Common Name:

Victorian NativeOrigin:

Height (m): 8

Width (m): 3

DSH Field Measurements (cm): 20
7Crown Area (m2):AS4970 DSH Calculation (cm): 20

Basal Diameter (cm): 20 Landscape Contribution
Life Stage: Semi-mature
Vigour:

Structure:

Growth Space:

Land Use (Victoria)
Fair Low Density
Minor Correction Landscape Function
Major Limitation Minimal

Landscape Viability: Short Landscape Significance
None2.4AS4970 NRZ Calculation (m):
Ecosystem ContributionAS4970 SRZ Calculation (m): 1.7
IndigenousLowRetention Value:

$6,472.71MIS506 Shadow Value: MIS506 Actual Value:$9,885.60

Comments:

59Site #:

Hakea salicifolia (Willow-leaved Hakea)Species & Common Name:

Australian NativeOrigin:

Height (m): 8

Width (m): 4

DSH Field Measurements (cm): 20,20
13Crown Area (m2):AS4970 DSH Calculation (cm): 28

Basal Diameter (cm): 55 Landscape Contribution
Life Stage: Semi-mature
Vigour:

Structure:

Growth Space:

Land Use (Victoria)
Fair Low Density
Major Correction Landscape Function
Major Limitation Minimal

Landscape Viability: Short Landscape Significance
None3.4AS4970 NRZ Calculation (m):
Ecosystem ContributionAS4970 SRZ Calculation (m): 2.6
WeedLowRetention Value:

$1,812.79MIS506 Shadow Value: MIS506 Actual Value:$19,034.25

Comments:

60Site #:

Betula pendula (Silver Birch)Species & Common Name:

ExoticOrigin:

Height (m): 8

Width (m): 3

DSH Field Measurements (cm): 22
7Crown Area (m2):AS4970 DSH Calculation (cm): 22

Basal Diameter (cm): 35 Landscape Contribution
Life Stage: Semi-mature
Vigour:

Structure:

Growth Space:

Land Use (Victoria)
Poor Low Density
Minor Correction Landscape Function
Major Limitation Minimal

Landscape Viability: Short Landscape Significance
None2.6AS4970 NRZ Calculation (m):
Ecosystem ContributionAS4970 SRZ Calculation (m): 2.1
SpecimenLowRetention Value:

$7,159.07MIS506 Shadow Value: MIS506 Actual Value:$12,027.24

Comments:
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61Site #:

Eucalyptus obliqua (Messmate Stringybark)Species & Common Name:

Victorian NativeOrigin:

Height (m): 8

Width (m): 2

DSH Field Measurements (cm): 15
3Crown Area (m2):AS4970 DSH Calculation (cm): 15

Basal Diameter (cm): 20 Landscape Contribution
Life Stage: Semi-mature
Vigour:

Structure:

Growth Space:

Land Use (Victoria)
Fair Statutory Planning
Acceptable Landscape Function
Minor Limitation Minimal

Landscape Viability: Medium Landscape Significance
None2AS4970 NRZ Calculation (m):
Ecosystem ContributionAS4970 SRZ Calculation (m): 1.7
IndigenousLowRetention Value:

$4,150.81MIS506 Shadow Value: MIS506 Actual Value:$5,053.16

Comments:

62Site #:

Rhododendron sp. (Rhododendron)Species & Common Name:

ExoticOrigin:

Height (m): 3

Width (m): 2

DSH Field Measurements (cm): 4,4,3
3Crown Area (m2):AS4970 DSH Calculation (cm): 6

Basal Diameter (cm): 9 Landscape Contribution
Life Stage: Semi-mature
Vigour:

Structure:

Growth Space:

Land Use (Victoria)
Fair Statutory Planning
Acceptable Landscape Function
Minor Limitation Marginal

Landscape Viability: Medium Landscape Significance
None2AS4970 NRZ Calculation (m):
Ecosystem ContributionAS4970 SRZ Calculation (m): 1.5
SpecimenLowRetention Value:

$644.38MIS506 Shadow Value: MIS506 Actual Value:$706.02

Comments:

63Site #:

Camellia japonica (Camellia)Species & Common Name:

ExoticOrigin:

Height (m): 2

Width (m): 2

DSH Field Measurements (cm): 4,5,3
3Crown Area (m2):AS4970 DSH Calculation (cm): 7

Basal Diameter (cm): 11 Landscape Contribution
Life Stage: Semi-mature
Vigour:

Structure:

Growth Space:

Land Use (Victoria)
Good Statutory Planning
Acceptable Landscape Function
Optimal Marginal

Landscape Viability: Long Landscape Significance
None2AS4970 NRZ Calculation (m):
Ecosystem ContributionAS4970 SRZ Calculation (m): 1.5
SpecimenLowRetention Value:

$871.63MIS506 Shadow Value: MIS506 Actual Value:$823.69

Comments:
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Appendix 3 - Site Data with Images
6 Fell Road, Cockatoo

64Site #:

Leptospermum scoparium (Broom Tea-tree)Species & Common Name:

Victorian NativeOrigin:

Height (m): 4

Width (m): 7

DSH Field Measurements (cm): 5,5,5,6,7,6,5,4,4
38Crown Area (m2):AS4970 DSH Calculation (cm): 16

Basal Diameter (cm): 26 Landscape Contribution
Life Stage: Semi-mature
Vigour:

Structure:

Growth Space:

Land Use (Victoria)
Good Low Density
Minor Correction Landscape Function
Minor Limitation Adequate

Landscape Viability: Medium Landscape Significance
None2AS4970 NRZ Calculation (m):
Ecosystem ContributionAS4970 SRZ Calculation (m): 1.9
IndigenousModerateRetention Value:

$5,716.93MIS506 Shadow Value: MIS506 Actual Value:$5,953.17

Comments:

65Site #:

Kunzea leptospermoides (Yarra Burgan)Species & Common Name:

Victorian NativeOrigin:

Height (m): 4

Width (m): 5

DSH Field Measurements (cm): 9,8,7,6,7,6
20Crown Area (m2):AS4970 DSH Calculation (cm): 18

Basal Diameter (cm): 26 Landscape Contribution
Life Stage: Semi-mature
Vigour:

Structure:

Growth Space:

Land Use (Victoria)
Fair Low Density
Major Correction Landscape Function
Minor Limitation Marginal

Landscape Viability: Short Landscape Significance
None2.2AS4970 NRZ Calculation (m):
Ecosystem ContributionAS4970 SRZ Calculation (m): 1.9
IndigenousLowRetention Value:

$4,988.39MIS506 Shadow Value: MIS506 Actual Value:$7,856.72

Comments:

66Site #:

Leptospermum scoparium (Broom Tea-tree)Species & Common Name:

Victorian NativeOrigin:

Height (m): 3

Width (m): 3

DSH Field Measurements (cm): 8,7,7
7Crown Area (m2):AS4970 DSH Calculation (cm): 13

Basal Diameter (cm): 21 Landscape Contribution
Life Stage: Semi-mature
Vigour:

Structure:

Growth Space:

Land Use (Victoria)
Fair Low Density
Minor Correction Landscape Function
Minor Limitation Marginal

Landscape Viability: Short Landscape Significance
None2AS4970 NRZ Calculation (m):
Ecosystem ContributionAS4970 SRZ Calculation (m): 1.7
IndigenousLowRetention Value:

$2,450.58MIS506 Shadow Value: MIS506 Actual Value:$3,368.44

Comments:
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Appendix 4 - Tree Feature Descriptors
Feature Classes - Trees are classified into three groups, Individual Trees, Grouped 
Trees or Hedge Rows.

Site ID. ## - textural reference to the location of an Individual Tree, Grouped Trees or 
Hedge Row within the attached Site Plan appendix.

Species and Common Name - Defines the botanical name including genus, 
species, sub-species, variety and cultivar (if known) according to taxonomical 
classifications as published in current literature. The common name will be that that is 
familiar to the arboricultural assessor, the local community or referenced literature. 
This is a consideration of AS4970.

Origin - Identifies the general geographic origins of the tree species identified.

Dimensional Characteristics
Diameter, circumference and other dimensional measurements not considered by 
AS4970 are determined and included as required by the relevant Local Authority.

Height and Width - Dimensions are expressed in metres (m). Identifies the 
estimated height and width of a tree crown or combined crown for Grouped Trees or 
Hedge Rows. Crown heights are measured with a clinometer where possible. Crown 
width is paced and estimated at the widest axis or as an average of multiple radius in 
highly asymmetric crowns unless otherwise stated. Measurements rounded to the 
nearest metre.

Diameter at Standard Height (DSH) - Identifies the trunk diameter expressed in 
centimetres (cm) of a tree measured at 1.4m above the site grade unless otherwise 
stated. The methods used to determine this measurement are described in Appendix 
A of the Australian Standard AS 4970-2025 ‘Protection of trees on development 
sites’. Measurements undertaken using a diameter tape or builders tape. In the case 
of multi-stem (> 1 stem) Individual Trees, DSH field measurements are shown and a 
single DSH calculated value provided in accordance with the aforementioned 
Standard. DSH calculations are rounded to the nearest centimetre.

Stem Diameter - Identifies the diameter of the trunk expressed in centimetres (cm) of 
a tree immediately above the root buttress. Measurements undertaken using a 
diameter tape or builders tape and rounded to the nearest centimetre.

Crown Area - Calculated value of the crown area using the formula πr2, where 'r' is 
the average radius of the crown.

Life Stage - Identifies the physiological stage of the Features life cycle.

Vigour - Describes the overall health and vigour of a Feature and is derived from the 
Condition variables identified in the iTree Eco v6.0 model. Category selection is 
based on the Feature displaying one or more of the criteria listed in the 
corresponding Description. This is a consideration of AS4970 and may be referred to 
elsewhere as Health.

Structure - Adapted in part from the Quantified Tree Risk Assessment (QTRA) 
manual and a consideration of AS4970, the descriptor is designed to inform planners, 
architects and arborists of the overall structural capacity of a Feature and provide a 
concise description of the input required to maintain a Feature within the landscape.

Category Description

Individual Tree An individual tree with one or more trunks that is 
represented in the Site Plan as a point. This may include 
two or more trees growing in close proximity where all trees 
are engaged in mutual structural support.

Grouped Trees Multiple trees of one or more species that are represented 
in the Site Plan as a polygon. Grouped trees are generally 
managed as a discrete unit.

Hedge Row Multiple trees of one or more species in a linear 
arrangement that are represented in the Site Plan as a 
polyline. Hedge Rows are generally managed as a discrete 
unit.

Category Description

Victorian 
Native

Occurs naturally within some part of the State of Victoria.

Australian 
Native

Occurs naturally within Australia but is not a Victorian 
native.

Exotic Does not occur naturally within Australia.

Mixed Applies to Hedge Rows and Grouped Trees only where the 
feature is comprised of multiple species that have multiple 
places of origin.

Category Description

Young Sapling tree and/or recently planted that is not yet 
established in the landscape.

Semi-mature The tree is established in the landscape. Tree rapidly 
increasing in size and yet to achieve expected size in 
situation.

Early Mature Specimen approaching expected size in situation.

Mature Specimen has reached expected size in situation, with 
reduced incremental growth.

Over-mature Tree may be senescent and in decline or crown area 
substantially reduced relative to trunk size.

Category Description

Excellent 100% live crown. Leaf size and colour is consistent with that 
of a healthy example of the species. Shoot tips are healthy 
and display excellent extension. Buds are swollen.

Good 97% - 92% live crown. Leaf size and colour is consistent with 
that of a healthy example of the species. Shoot tips are 
healthy and display adequate extension. Buds are swollen.

Fair 87% - 77% live crown.  Leaf size and colour is generally 
consistent with that of a healthy example of the species 
although some foliage (less than 20% of total crown volume) 
displays discolouration or reduced leaf size. Some shoot tips 
may display reduced extension and buds may show signs of 
damage or desiccation.

Poor 72% - 52% live crown. Leaf size and colour is not consistent 
with that of a healthy example of the species.  Foliage 
(greater than 20% but less than 40% of total crown volume) 
displays discolouration or reduced leaf size. Shoot tips may 
display reduced extension and buds may show signs of 
damage or desiccation.

Critical 47% - 27% live crown. Leaf size and colour is not consistent 
with that of a healthy example of the species.  Foliage 
(greater than 40% but less than 60% of total crown volume) 
displays discolouration or reduced leaf size. Shoot tips 
display reduced extension and buds show signs of damage 
or desiccation.

Dying 22% - 2% live crown.  Leaf size and colour is not consistent 
with that of a healthy example of the species.  Foliage 
(greater than 60% but less than 95% of total crown volume) 
displays discolouration or reduced leaf size. Shoot tips 
display limited extension and buds show distinct signs of 
damage or desiccation.

Dead 0% live crown.  Leaf size and colour is not consistent with 
that of a healthy example of the species.  Foliage (greater 
than 95% of total crown volume) displays discolouration or 
reduced leaf size. Shoot tips display no extension and buds 
are damage or desiccated.

Category Description

Acceptable Minimal or no damage, disease or decay visible in the 
root plate, trunk, primary scaffold limbs or outer crown. 
No works are required to relieve structural faults or 
remedy conflict with adjoining edifices. The probability 
of failure is generally considered to be less than 1/1M

Minor Correction Minimal to moderate damage, disease or decay visible 
in primary scaffold limb(s), outer crown or peripheral 
root(s) that could be corrected through appropriate 
treatment that would moderately improve Landscape 
Viability. Adjoining edifices may benefit from treatment. 
The probability of failure is generally considered to be 
less than 1/10K but greater than 1/M.

Major Correction Moderate to major damage, disease or decay visible in 
primary scaffold limb(s), outer crown or peripheral 
root(s) that could be corrected through appropriate 
treatment that would significantly improve Landscape 
Viability. Adjoining edifices would benefit from 
treatment. The probability of failure is generally 
considered to be less than 1/1K but greater than 10/K.

Unacceptable Moderate to major damage, disease or decay visible in 
the root plate or lower trunk. Major damage, disease or 
decay in primary scaffold limb(s) that cannot be 
corrected through appropriate treatments. Landscape 
Viability unlikely to be improved by treatment. The 
probability of failure is generally considered to be 
greater than 1/1K.
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Appendix 4 - Tree Feature Descriptors
Available Growth Space - Describes the space above and below ground that can be 
reasonably assumed based on visual inspection of the site that the Feature can 
exploit for future crown and root development.

Landscape Viability - Referred to in AS4970 as Estimated Life Expectancy after 
Barrell in Tree AZ, describes how long it could be reasonably expected that a tree 
feature will remain viable in an evolving landscape. Landscape Viability is informed 
by Life Stage, Vigour, Structure and Available Growth Space.

Land Use and Environmental Contribution - Describes the contribution a tree 
feature provides to an existing landscape and is derived from MIS506 (2022) ‘Tree 
Valuation’ published by Arboriculture Australia and the Council of Tree and 
Landscape Appraisers (CTLA) 10th Edition 2018. Landscape Function, Landscape 
Significance and Ecosystem Contribution are considerations of AS4970.

Category Description

Optimal Open, level or gently sloping ground. Minimal 
competition for available light, water and nutrient. Part 
of a group of similar species that is suitably spaced and 
likely to provide mutual support. Specie genetically 
suited or adapted to the existing environment.

Minor Limitation Moderately constrained location. Long standing built 
form present on one side of Features root zone. 
Surrounding trees are competing for available space, 
light, water or nutrients. Feature is regularly pruned to 
meet clearance requirements.

Major Limitation Heavily constrained location. Root zone has been 
compacted by continuous and on-going traffic 
movements or built over with impervious surfaces. 
Crown crowded by surrounding larger trees or 
structures that impede natural form development.

Category Description

Long Feature will likely contribute to the landscape for forty (40) 
or more years.

Medium Feature will likely contribute to the landscape for between 
fifteen (15) to forty (40) years.

Short Feature will likely contribute to the landscape for between 
five (5) to fifteen (15) years.

Remove Feature will likely require removal within five (5) years.

Land Use (Victoria)

Category Description

Legal Instrument Legal Instrument. Section 173 agreements that contain 
conditions on the property title requiring the retention and/
or protection of vegetation.

Local Law Local laws protecting vegetation on all land within a 
municipal area. Exempt trees are attributed according to 
designated land use for the site.

Statutory 
Planning

Statutory planning scheme overlays that protect 
vegetation on private and public land. Existing planning 
permits requiring the retention of trees. Exempt trees are 
attributed according to designated land use for the site.

Native 
Vegetation

Property subject to the provisions of 52.16 or 52.17 
Native Vegetation. Exempt trees are attributed according 
to designated land use for the site.

Public Space Public Space. Public Park and Recreation Zones. Public 
Conservation and Resource Zones.

High Density High Density Mixed Use Zones. Township Zones.

Medium Density Medium Density. Residential Growth Zone. General 
Residential Zone.

Low Density Low Density Residential Zones. Neighbourhood 
Residential Zones. Green Wedge Zones. Rural 
Conservation Zones.

Special Purpose Special Purpose Zones. Public Use Zones. Transport 
Zones. Commercial Zones.

Industrial/
Farming

Industrial and Farming Zones.

Exempt Land Exempt Land. Land not subject to statutory land zoning, 
native vegetation provisions, legal instruments or local 
laws.

Land Use (Victoria)

Category Description

Landscape Function

Category Description

Minimal Nondescript tree, hedge or grouped planting in a poorly 
designed and/or maintained landscape. Planting 
contributes minimally to positive architectural, 
engineering, aesthetic or climate function. Canopy 
intersecting another tree

Marginal Tree, hedge or grouped planting in a poorly designed and/
or maintained landscape. Planting contributes marginally 
to positive architectural, engineering, aesthetic or climate 
function. One of a group of close plantings

Adequate Tree, hedge or grouped planting of moderate value that 
contributes as a positive architectural, engineering, 
aesthetic or climate function. Wide plantings. Irregular 
spacing between trees; regular spacing one side (not 
hard surface)

Notable Tree, hedge or grouped planting of moderate to high 
value that contributes as a positive architectural, 
engineering, aesthetic or climate function in a built 
environment. Hard surface planting (street or pathway), or 
plantings with regular spacing both sides

Exceptional Individual feature specimen tree, hedge or grouped 
planting of significant value as a positive architectural, 
engineering, aesthetic or climate modifier. Avenue, park, 
reserve or other green space feature planting.

Landscape Significance

Category Description

None The tree(s) is not considered significant within the 
landscape.

Important private 
property

The tree(s) represents a significant feature within the 
subject site or adjoining properties.

Important public 
space

The tree(s) represents a significant feature within the 
public realm as viewed from the subject site, adjoining 
properties and/or streetscapes.

Horticultural 
Rarity

Outstanding horticultural or genetic value; could be an 
important source of propagating stock, including 
specimens that are particularly resistant to disease or 
exposure. Any tree of a species or variety that is rare.

Local/state 
significant tree

Tree is listed in either a local or state significant tree 
register.

National 
significant tree

Tree is listed in a national significant tree register.

Ecosystem Contribution

Category Description

Weed The tree(s) is a listed weed species.

Specimen A typical garden specimen of a species commonly found 
in the urban context.

Indigenous Remnant, regenerated or planted indigenous vegetation 
that contributes to biological diversity.
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Appendix 4 - Tree Feature Descriptors

Retention Value - Provides a concise rating of the Features value within the context 
of an evolving landscape that may include built form. Retention Value is informed by 
Landscape Viability, Landscape Contribution, published literature and the experience 
of the surveyor on the capacity of the Feature to tolerate and adapt to change.

Tree Asset Value - Conforming with MIS506 ‘Tree Valuation’ published by 
Arboriculture Australia and NZArb 2022, this adaptation of the minimum industry 
standard provides the shadow and actual monetary value for a tree feature. The 
values provided should be considered a guide to the value of a tree feature and are 
not suitable for cost recovery purposes without further consideration.

Shadow Value (B) - may be referred to as market baseline value is derived from 
MIS506 and tables published by Andrew Strauss (2022), the baseline shadow value 
is determined by the DSH of the tree feature.

Land Use Factor (Z) - determined by the Planning Property Report with reference to 
Local Laws, Section 173 agreements, existing planning permits, legal instruments 
and relevant documents listed in Section 4 of the appraisal.

Landscape Factors (T) - derived from field assessments. Population Densities are not 
considered in this component of the valuation;

Landscape Function (Tp) - adapted from location and proximity considerations in 
MIS506 and CTLA, the variable provides a concise description of the tree’s 
function within landscape.

Ecosystem (Te) - adopted from MIS506, the variable provides a concise 
description of the tree’s contribution to the ecosystem. Climate suitability is not 
considered.

Landscape Significance (Tg) - adopted from MIS506, the variable provides a 
concise description of the tree’s significance within the landscape.

S Score = (Tp + Te + Tg) / (6 + 6 + 0)

Quality Factors (Q) - derived from field assessments;

Vigour (V) - adapted from MIS506 and iTree Eco, the variable provides a concise 
description of the tree’s vigour or health.

Structure (F) - adapted from MIS506 and QTRA, the variable provides a concise 
description of the tree’s structure and form.

Landscape Viability (L) - adapted from MIS506 after Barrell, the variable provides 
a concise description of the anticipated life expectancy of a tree feature within a 
given landscape.

Q Score = (V + F + L) / (24 + 28 + 28)

Actual Value = B x Z x T x Q

Comments - Provides additional information concerning the Feature.

Notional Root Zone (NRZ) - Dimensions are expressed in metres (m) to one 
decimal place as a radius measured from the center of the trunk. Defined under the 
Standard as a specified area below ground and at a given distance from the trunk set 
aside for the protection of a tree’s roots to provide for the viability and stability of a 
tree to be retained where it is potentially subject to damage by development.

Structural Root Zone (SRZ) - Dimensions are expressed in metres (m) to one 
decimal place as a radius measured from the center of the trunk. Defined under the 
Standard as the area around the base of a tree required for the tree’s stability in the 
ground. Woody root growth and soil cohesion in this area is necessary to hold the 
tree upright.

Habitat Tree(s) could have value as habitat for indigenous wildlife, 
including providing breeding, foraging or roosting habitat, 
or is a component of a wildlife reserve.

Ecosystem Contribution

Category Description

Category Description

High A tree of good quality that displays acceptable vigour 
and structure. The tree contributes to the existing 
landscape and has the potential to be long-term 
component in an evolving one if appropriately managed. 
The species is known to perform well within its given 
context and has desirable aesthetic traits. Retention of 
this tree is highly desirable.

Moderate A tree of reasonable quality that displays acceptable 
vigour and structure. The tree may have a condition, 
and or structural problem that can be corrected with 
arboricultural treatment. The species is known to 
perform within its given context. The tree has the 
potential to be a medium to long-term component of the 
landscape if managed appropriately. Retention of these 
trees is generally desirable.

Low A tree of poor quality that displays unacceptable vigour 
or structure. The tree may present an unacceptable 
hazard to existing and future users of the site. The tree 
is not considered significant within the landscape. 
These tree is easily replaceable. The species is 
functionally inappropriate given the context and may 
demand excessive management if retained. The cost to 
maintain this tree within the given context may exceed 
the benefit it provides to the landscape. 
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Appendix 5 - Tree Protection Specifications

1. General

The following specifications have been adapted from AS4970 ‘Protection of trees on development sites’ 
2025 and current industry best practice. They include processes designed to protect the trees identified 
for retention within and adjacent to the subject site.

2. Restricted Activities within the TPZ

The listed activities are not permitted in the TPZ for a retained tree located in the subject site or adjacent 
land:

2.1. The disturbance of soil profiles including excavation, cultivation or compaction of soil grades. 
Exceptions to this clause identified in Section 7 of this appraisal are specified under Clauses 9 or 
10 of this Appendix.

2.2. Changes to soil grades including the placement of fill. Exceptions to this clause identified in 
Section 7 are specified under Clause 8 of this Appendix.

2.3. Waste, plant and material storage regardless of duration.

2.4. The preparation or use of chemicals including cement and fuels.

2.5. The cleaning or storage of equipment.

2.6. Vehicle, plant or pedestrian access or egress. Exceptions to this clause identified in Section 7 are 
specified under Clauses 4 and 5 of this Appendix.

2.7. The lighting of fires.

2.8. Physical damage to the tree including the affixing of temporary services cables, nails, screws or 
any other fixing device.

Important: Site workers and sub-contractors must be advised of the tree protection requirements 
identified for the subject site and adjacent land as part of the site induction process. Successful tree 
preservation requires a commitment from all parties involved including design, construction and 
management.

3. TPZ Fencing and Signs

3.1. Fencing must be constructed in accordance with AS 
4687.2 and be erected prior to commencement of any 
works, including demolition. Fencing should ideally be 
placed in a manner that corresponds with the outside 
edge of the TPZ. Shade cloth or similar should be 
attached to reduce the transport of particulate matter 
into the protected area. Existing perimeter fencing and 
other structures may be suitable as part of the 
protective fencing. Please refer to Figure 1 for detail.

3.2. Signs should be affixed to the fencing that provides 
clear and accessible information concerning the 
establishment of the TPZ and should be a minimum A3 
size. The lettering on the sign should comply with AS 
1319. Please refer to Figure 2 for detail.

3.3. Once erected, fencing must not be removed or altered 
without approval by the project arborist until such time as 
the project is completed.

3.4. Fencing must be secured in a manner to restrict access 
or unauthorised relocation.

Page  of 1 3
Aja Arboriculture © 2025

Figure 1 - from AS4970, Protective Fencing

Figure 2 - from AS4970, TPZ sign example

ADVERTISED MATERIAL
Planning Application: T250395

Date Prepared: 31 October 2025

This copied document is made available for the purpose of the planning process as
set out in the Planning and Environment Act 1987. The information must not be
used for any other purpose. By taking a copy of this document you acknowledge
and agree that you will only use the document for the purpose specified above and
that any dissemination, distribution or copying of this document is strictly prohibited.



Appendix 5 - Tree Protection Specifications

4. Trunk and Branch Protection

Where tree protection fencing cannot be practicably installed 
to prevent damage to a tree’s crown or requires temporary 
removal, the following measures must be applied.

4.1. Impact damage to trunks and/or limbs that could 
result from the slewing action of plant must be 
avoided by appropriate positioning of machinery. 
Passing construction traffic must follow traffic routes 
outside the drip line of the tree or height restrictions 
placed on passing vehicles if the access route passes 
within the drip line.  

4.2. Trunk protection material should not be maintained for 
prolonged periods and should be removed from the 
tree as soon as the threat ceases.

4.3. Where necessary, install protection to the trunk and 
branches of trees as shown in Figure 3. The materials 
and positioning of protection are to be specified by the project arborist. A minimum height of 2 
metres above site grade is recommended.

4.4. Do not attach temporary power lines, stays, guys and the like to the tree unless specifically 
permitted. Do not drive nails into the trunks or branches.

4.5. If required, flexible branches should be tied back rather than pruned. If the branch is not 
sufficiently flexible, then pruning in accordance with local requirements and AS 4373-2007 
Pruning of amenity trees shall be applied.

5. Ground Protection

Where tree protection fencing cannot be practicably installed or where construction access cannot be 
avoided and is required within a TPZ, ground protection to prevent root damage and soil compaction 
within the TPZ must be applied:

5.1. Temporary measures may include a permeable membrane such as geotextile fabric beneath a 
layer of mulch below rumble boards, steel plates or ground (bog) mats as per Figure 3.

5.2. Temporary or more permanent measures may include the use of a permeable ground 
stabilisation technology such as GeoHexTM.

5.3. Ground protection within a TPZ must be used for construction access or egress only. 
Restrictions identified in Clause 2 must be applied in TPZ areas where ground protection is 
applied.

6. Vegetation Removal

Vegetation removal that has been identified and approved within or adjacent to the TPZ of a retained 
tree will be subject to the following clauses:

6.1. Unwanted vegetation will be removed from a TPZ by hand. Debris generated by vegetation 
removal must not be stockpiled in the TPZ and will be disposed of in an appropriate manner.

6.2. Pulling machinery must not be used for the removal of stumps within or immediately adjacent to 
the TPZ. 

6.3. Grinders may be used within the TPZ of a retained tree for the purpose of removing tree parts that 
protrude above natural site grade. Grinders must not be used to ‘chase’ surface roots outside the 
root crown of the tree being removed. Grinders must not be used within the SRZ of a retained 
tree. 

6.4. Stumps located within the SRZ of a retained tree shall be cut off as close to grade as possible. 
The use of herbicide to prevent regrowth must be undertaken in accordance with herbicide use.

6.5. Herbicides used for the control of vegetation including turf or herbaceous weed infestations must 
not negatively impact the health of a retained tree and must be appropriate for the type of 
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Figure 3 - from AS4970, Trunk and Ground Protection 
Measures
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Appendix 5 - Tree Protection Specifications

vegetation to be controlled. Herbicides that are non-residual and do not translocate shall be 
selected. Residual or water-mobile herbicides must not be used under any circumstance. 
Herbicides must be applied as per label instructions.

7. Pavement Construction within a TPZ

The construction of load-bearing pavements within a TPZ can be achieved using a variety of methods 
that preserve the underlying roots and the volumes of soils whilst maintaining a trafficable surface.  
Section of paving within a TPZ ideally should be permeable to allow for continued water percolation and 
gaseous diffusion or be constructed to cantilever or bridge the TPZ.

7.1. The design of a ‘No Dig’ pavement system within a TPZ must be developed by an engineer to 
meet site conditions and load-bearing requirements. Please refer to Figure 5 for detail. ‘No Dig’ 
pavement systems disburse load over the entire structure, limiting the potential for underlying 
natural soils to become compacted.

7.2. The following principles are provided to guide an engineer in the design and construction of a ‘No 
Dig’ permeable paving surface.

• A minimum clearance of 2 metres should be provided from the trunk edge to the inflexible 
ground-laid pavement to avoid potential radial root expansion damage to the surface. Flexible 
pavement systems may be employed where clearances are less than 2 metres; however, a 
minimum 500 millimetre clearance from the trunk edge should be permitted to allow for trunk girth 
and buttress root development. 

• Pavement construction within the TPZ of Retained Trees must be laid above the A horizon 
following the removal of the AO or pre-existing pavement systems. 

• Paving must be sufficiently porous so as to have a saturated hydraulic conductivity equal to or 
greater than that of the natural soils (sub-grade) on which the pavement is laid.

• Paving must have a functional longevity that will not over time permit ponding between layers or 
silting that will reduce the saturated hydraulic conductivity of the pavement system to below that of 
the underlaying natural soils (sub-grade).

• Simple wearing surface can be constructed using ground stabilising grid mat systems that are 
load-bearing, permeable, low-profile surface (<50mm height) that is laid at existing grade and can 
be filled with either turf or granitic gravel. The AO horizon (surface organic materials) is generally 
removed and the grid mat laid to closely match existing grades.
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DISCLAIMER 

 
This town planning report has been prepared with careful consideration of plans, designs and 
assessments associated with the proposal and made available to Nobelius Land Surveyors at the time 
of writing. Before relying on the information contained in this report, it is recommended that users 
evaluate the accuracy, completeness and relevance of the information provided for their purposes. 
Nobelius Land Surveyors does not guarantee that it is not without flaw or omission of any kind and 
therefore disclaim all liability for any errors, loss or other consequence that may arise from you relying 
on any information in this report. 
 
Requirements contained in this report does not guarantee survival of the buildings of the occupants 
from a bushfire event. The client is strongly encouraged to envelope and practice a Bushfire Survival 
Plan. A template for the development of a Bushfire Survival Plan is available as part of the Fire Ready 
Kit available on the CFA website at www.cfa.vic.gov.au or through your local CFA Regional Office. 
 
 

COPYRIGHT AND CONDITIONS OF USE 

 
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 of and for the exclusive 
use of Nobelius Land Surveyors Bushfire 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. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

NLS QUALITY SYSTEM AUTHOR DATE ISSUED CHECKED BY REVISION 
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EXECUTIVE SUMMARY  

 
This report accompanies a Planning Permit application that contemplates the development of the land 
for a dwelling at 6 FELL Road, cockatoo 3781, formally described on Plan PC375967. The site is subject 
to the Bushfire Management Overlay (BMO) and mapped in a Bushfire Prone Area and is required to 
demonstrate that the proposal has regard for the surrounding bushfire hazard. 
This report provides an assessment of the hazards and presents mitigation measures to improve the 
protection of life and property for the proposed second dwelling. The site is within the Low Density 
Residential Zone for which the development of the land for a second dwelling requires a Pathway 1 
assessment to meet the objectives and approved measures of Clause 53.02 of the Cardinia Planning 
Scheme. 
 
This report includes the following components: 

• An assessment against Clause 13.02-1S of the Cardinia Planning Scheme. 

• A Bushfire Hazard Landscape Assessment that considers the landscape risk and whether the 
Clause 53.02 modelled fire assumptions are adequate. 

• A Bushfire Hazard Site Assessment that considers localised hazards, defendable space and 
the bushfire attack level (BAL). 

• A Bushfire Management Statement that outlines the design response to the relevant 
approval measures in Clause 53.02 from the Cardinia Planning Scheme. 

• A Bushfire Management Plan. 
 
 
The subject site in Cockatoo is in a residential setting located within the boundaries of the Cockatoo 
established settlement. The site features one existing dwelling with access via existing crossovers to 
Fell Road and Isaac Street. The site features grassed areas with planted vegetation adjacent to the title 
boundaries and modified vegetation beyond the title boundaries.  
 
The Bushfire Management Statement demonstrates the defendable space objectives can be met for 
BAL29 (Modified vegetation) with the entire lot managed as defendable space. Access to the proposed 
dwelling is provided via the existing crossover to Isaac Street. Water for firefighting purposes is 
required to be provided adjacent to the new dwelling with access for emergency service vehicles. 
There are hydrants within the Fell Road reserve. 
The vegetation to the northeast and east is classified as Modified Woodland and the site is subject to 
a BAL of 29 based on an FDI of 100 and a flame temperature of 1090Kw. The site in its entirety will be 
managed as Defendable Space. 
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1. INTRODUCTION 

 
This Bushfire Management Statement has been prepared to demonstrate that the proposed Boundary 
Realignment can meet the requirements of Clause 44.06 Bushfire Management Overlay (BMO), and is 
in accordance with the application requirements of Clause 53.02 Bushfire Planning (hereafter Clause 
53.02). 
The statement contains the following components, as required by the planning scheme: 

• An assessment against Clause 13.02-1S of the Cardinia Planning Scheme. 

• A Bushfire Hazard Landscape Assessment including a plan that describes the bushfire hazard 
of the general locality more than 150 metres from the site. 

• A Bushfire Hazards Site Assessment including a plan that described the bushfire hazard within 
150 metres of the proposed development. The description of the hazard has been prepared 
in accordance with Section 2.2.3 to 2.2.5 of AS3959:2018 Construction of buildings in bushfire 
prone areas (Standards Australia) and is supported by photographs to assist in describing the 
bushfire hazard. 

• A Bushfire Management Statement describing how the proposed development responds to 
the requirements of Clause 44.06 and 53.02. 

• A Bushfire Management Plan for endorsement with the permit. 
 

1.1 APPLICATION DETAILS 

ADDRESS PC375967, 6 Fell Road, Cockatoo 3781 

RESPONSIBLE AUTHORITY  Cardinia Shire Council   

ZONE  Low Density Residential Zone - Schedule 2 

OVERLAY/S Design and Development Overlay  
Restructure Overlay - Schedule 10 
Vegetation Protection Overlay - Schedule 1 
Bushfire Management Overlay  

BUSHFIRE PRONE AREA   Yes  

BUSHFIRE ASSESSMENT Pathway 1 

EASEMENTS, RESTRICTIONS, 
ENCUMBRANCES 

None 

PROPOSAL  Development of the land for a Dwelling in the BMO 

PERMIT TRIGGERS  • Pursuant to Part 2.0 of schedule 1 to Clause 43.02 of the Design 

and Development Overlay, a permit is required for buildings 

and works (earthworks). 

• Pursuant to clause 42.02 of the Vegetation Protection Overlay, 

a permit is required to remove vegetation. 

• Pursuant to Clause 45.05-2 of the Restructure Overlay a permit 

is required to construct a dwelling. 

• Pursuant to Clause 44.06-2 Bushfire Management Overlay a 

permit is required to construct a building, construct or carry out 

works associated with the development of the land for a 

dwelling. 

 
 
 
 

ADVERTISED MATERIAL
Planning Application: T250395

Date Prepared: 31 October 2025

This copied document is made available for the purpose of the planning process as
set out in the Planning and Environment Act 1987. The information must not be
used for any other purpose. By taking a copy of this document you acknowledge
and agree that you will only use the document for the purpose specified above and
that any dissemination, distribution or copying of this document is strictly prohibited.



54 GRIFFITHS ROAD UPWEY | 22413 
 

  6 

 

 

1.2 SITE DESCRIPTION 

SITE DESCRIPTION The site forms an irregular shape measuring approximately 

3,437m2. 

SITE DIMENSIONS  The site addresses Fell Road for 54.2 metres with a maximum depth 
of 78 metres. The southern side boundary abuts Isaac Street for 58 
metres. 

EXISITNG ONSITE 
CONDITIONS 

The site was development with a dwelling that was demolished in 
2020. 

EXISTING ACCESS  Access is via an existing crossover to Isaac Street with an existing 
secondary crossover from Fell Road. 

NEAREST FIRE HYDRANT Fire plugs and hydrants are located in Fell Road (adjacent to 1 Isaac 
Street)  

 

1.3 SITE LOCATION AND SURROUNDING CONTEXT 

The site comprises of one lot with existing crossovers to Fell Road and Isaac Street. The dwelling was 
removed in 2020 and the lot is now vacant. The site features planted species in the front setback and 
adjacent to the boundaries, with the balance of land grassed and regularly mowed. There is a cluster 
of Eucalyptus trees located in the northwestern corner of the site. The land to the north of the site is 
a larger lot addressed as 138 Woori-Yallock Road, which features a dwelling and grazed paddocks with 
scattered native and planted trees. Further north the land is subject to the Low Density Residential 
Zone and is developed with dwellings that address Francis Street. The land to the east of the proposed 
development site has a west facing slope of between 5° and 10° and features dwelling development 
set amongst cleared bushland. The land to the south of the site has a southwest facing slope of 
between 0° and 5° and is developed with detached dwellings with a larger lot subject to the Rural 
Conservation Zone to the southwest, where there is an orchard. The land to the west of the site is 
slopes gentle downward to Cockatoo Creek and features Fell Road and its intersection with Woori-
Yallock Road, with the tree-lined Cockatoo Creek further to the west.  
The site is surrounded by developed residentially zoned land with a patchwork of residential 
development on similarly sized lots, larger lots to the west and open grassed paddocks further west. 
Remnant native trees remain on the land to the northwest though the understorey has been removed 
to accommodate residential development and planted garden. Access to lots to the east and south is 
provided via Fell Road and Isaac Street. The area features modified tree cover with the understorey 
vegetation removed or significantly modified to accommodate residential development. Further from 
the site is dense vegetation to the south, east and north, with grazed grassland to the west. 
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FIGURE 1 (ABOVE) SHOWS THE LOCATION OF THE SUBJECT SITES (RED DOT) IN CONTEXT WITH THE SURROUNDING 

DEVELOPMENT (LASSI, 2025).  

 

 

1.4 PROPOSAL 

The proposal contemplates the development of the land for a dwelling that will be located generally 

in the southeastern portion of the site.  The proposal also contemplates the removal of vegetation to 

achieve the required 5 metre canopy separation. The plans below are provided by SJDHomes and show 

the subject site and the siting of the proposed dwelling and (existing) access that has a minimum width 

of 3.7 metres and the provision of a 10,00Lt water tank within 4 metres of the access driveway, and 

also the vegetation removal plan (at bottom) that shows canopy separation of 5 metres of the discrete 

clusters of onsite vegetation (so to achieve the minimum removal necessary to mitigate risk in 

accordance with Table 6, clause 53.02-5). 
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FIGURES 3 (ABOVE) AND 4 (BELOW) SHOW A PARTIAL SITE PLAN WITH THE DWELLING, ACCESS AND WATERTANK 

(SJDHOMES, MARCH 2025) AND THE VEGETATION REMOVAL PLAN (AJA, 2025). 
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2. BUSHFIRE PLANNING POLICY  

 
2.1 PLANNING POLICY FRAMEWORK  
 
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 contemplates a dwelling development. 
The report demonstrates that the development meets 
the requirements of Clause 13.02-1S including the long 
term use and development controls through siting and 
construction to the required BAL. 

• Defendable Space will improve the safety of residential 
lots to the east and south, in the event a fire 
approaches from the west and north west, and lots to 
the north east should a fire approach from the south 
west. 

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. 

• Dwellings exist adjacent to subject site and the 

proposed dwelling will be sited in an area of the site 

that features cleared vegetation with mowed lawns 

maintained in a low threat state.  

• The overall design can respond to the modified 

woodland vegetation to the northeast and east 

through setbacks and vegetation management to 

achieve defendable space. 

• The existing road network facilitates vehicle egress to 

surrounding areas identified as low risk locations, and 

areas mapped outside the BMO, as per below. 
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• Access and egress are facilitated from Fell Road and 

Isaac Street which provides access and egress to 

Woori-Yallock Road to the west.  

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 to develop the land for a dwelling needs 
to articulate how the design responds to the identified 
bushfire risk. Here the dwelling can achieve separation 
distances from any hazard that equates to a BAL29. 

• The surrounding topography and modified vegetation 
requires the dwelling to be constructed to a minimum 
BAL 29. 

 
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 Planning Scheme relies on the 
planning proposal to respond to bushfire based on 
current assessment methods. 

• Clauses 13.02-1S, 44.06 and 53.02 have 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. 

• The assessment method aligns with AS3959:2018; 
please review the Bushfire Hazard Site Assessment 
in this report. 

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 Bushfire 
Prone Area and the Bushfire Management Overlay. 

• This report evidences that sufficient setbacks from 
vegetation can be achieved to meet Column C of 
Table 2 of Clause 53.02 in all directions. 

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

• The BMO applies to the land recognising that the 
land is in an area of high bushfire hazard. The 
requirements of the BMO are addressed in this 
report. 

Considering and assessing the bushfire 
hazard on the basis of: 

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

• The development of land in the BMO requires all 
four scales to be considered. 

• The Landscape conditions and local site conditions 
are provided in Section 3 of this report. 
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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 Neighbourhood and Local conditions are 
provided below as Figures 6 and 7. 

• The Site conditions are considered in the Bushfire 
Hazard Site Assessment in Section 4 of this report. 

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

It is expected that this development proposal would 
be referred to CFA for consideration as it is in the 
Bushfire Management Overlay. 
 

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 
as 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. 

 

 
FIGURE 6 (ABOVE) – LOCAL CONDITIONS WITHIN 1KM OF THE SUBJECT SITE. 
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FIGURE 7 (ABOVE) – NEIGHBOURHOOD CONDITIONS WITHIN 400M OF THE SUBJECT SITE. 

 
 
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 lots in an established 
residential area that feature grass vegetation 
cover interspersed with modified woodland 
(to the north east and east) and planted 
gardens. The site is assessed as meeting the 
requirements of BAL29 given the slope and 
modified woodland to the north east and east 
of the site. 

• The site accommodated a dwelling until its 
removal in 2020, but is zoned for residential 
use and development. 

• Development of the land should only proceed 
where all elements of the BMO are achieved. 

• This report shows that the proposed 
development can achieve suitable separation 
from the bushfire hazard.  

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. 

• Areas of the site and surrounds can achieve 
BAL LOW, as per the BAL Contours plan in 
Figure 8 (below). 

Ensuring the bushfire risk to existing and future 
residents, property and community 

• The establishment and maintenance of 
Defendable Space will accompany the permit 
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infrastructure will not increase as a result of the 
future land use and development. 

issued for the second dwelling which will 
ensure the proposal is subject to ongoing 
vegetation maintenance as per the BMP that 
will reduce bushfire risk to the residence and 
surrounding lots.  

• The increased level of vegetation 
management will reduce the risk of bushfire 
to existing dwellings and residents on 
adjacent lots. 

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. 

The BMO applies to the land recognising that the 
land is in an area of high bushfire hazard. The  
new dwelling 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. 

Please refer to the Landscape Assessment Plan 
Section 3 of this report; 
the Local and Neighbourhood conditions are 
considered in Figures 6 and 7 in Section 2 of this 
report (above); 
and the Site conditions are considered in the 
Bushfire Hazard Site Assessment in Section 4 of 
this report. 

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

• The proposal contemplates the 
development of a dwelling that can achieve 
a BAL of 29. 

• The proposal increases resilience by 
applying a prescribed management to the 
defendable space across the land, which 
benefits the existing residential lots adjacent 
to the subject site. 

• It is expected that this development would 
be referred to CFA for consideration as it is 
in the Bushfire Management Overlay. 

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 as 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. 

 

 
AREAS OF HIGH BIODIVERSITY CONSERVATION VALUE 
 
The objective here is to ensure settlement growth and development approvals can implement 
bushfire protection measures without unacceptable biodiversity impacts by discouraging settlement 
growth and development in bushfire affected areas that are of high biodiversity conservation value. 
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The land is adjacent to established residential lots where understorey vegetation has been removed 
to provide areas for residential land use and development. 
There has been an dwelling on the land (removed in 2020) and the proposed replacement dwelling 
has the capacity to achieve BAL 29 conditions (Please refer to Figure 7, above) and mitigate the 
bushfire risk posed by the surrounding land, particularly with regard to vegetation management. 
 
 
USE AND DEVELOPMENT CONTROL IN A BUSHFIRE PRONE AREA 
 

REQUIREMENTS RESPONSE 

Use and development control in a Bushfire Prone 
Area designated in accordance with regulations 
made under the Building Act 1993, bushfire risk 
should be considered when assessing planning 
applications for the following use and 
development: 

• Subdivision of more than 10 lots 

• Accommodation 
 
When assessing a planning permit application 
for the above uses and development: 

• Consider the risk of bushfire to people, 
property and community infrastructure. 

• Require the implementation of 
appropriate bushfire protection 
measures to address the identified 
bushfire risk. 

• Ensure new development can implement 
bushfire protection measures without 
unacceptable biodiversity impacts. 

• Development controls do apply as the 
proposal contemplates the development of a 
replacement dwelling and this report 
demonstrates that the dwelling meets the 
requirements of clause 13.02-1S including the 
long term intent of the use and development 
controls. 

• This report provides responses to the 
requirements of clauses 44.06 and 53.02, 
including an assessment of likely fire 
behaviour and risk to future residents.  

• In the context of strategic planning decisions, 
these strategies need to consider the ‘net 
increase in risk to existing and future 
residents’. As it relates to the objectives at 
Clause 13.02-1S of the Planning Scheme, it is 
necessary to ensure that the protection of 
human life is prioritised when decisions are 
made. However, the strategies listed at Clause 
13.02-1S in the Planning Scheme are not 
‘mandatory requirements’ and it is not 
necessary to ‘tick every box’. It is more 
important to ensure that decisions are 
consistent with the State policy objectives and 
build resilient communities. 

 

PLANNING POLICY DOCUMENTS TO BE 
CONSIDERED 

RESPONSE 

Any relevant approved state, regional and 
municipal fire prevention plan. 

Fire prevention measures included in the 
Metropolitan Bushfire Management Strategy 
2020 and the Joint Fuel Management program 
(2024) ensures roadsides and public space is 
managed; fire suppression through planned 
burns, slashing, spraying and mulching. 

AS3959:2018 Construction of Buildings in 
Bushfire Prone Areas (Standards Australia, 
2018). 

Bushfire Attack Levels employ this standard to 
determine the BAL for the site. Section 7 of the 
standard has regard to the construction of a 
dwelling in accordance with BAL29. 

Living in bushfire-prone areas – CSIRO & 
Standards Australia (SAA HB 330-2009, 
December, 2009) 

This is the handbook to AS3959, which does not 
need to be considered in the planning proposal. 
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Any Bushire Prone Area map prepared under the 
Building Act 1993 or regulations made under the 
Act. 

The updated Bushfire Prone Area mapping has 
been considered in this report. 

 

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 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 of 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 development of land for a dwelling in an area identified in the BPA and is 
subject to the BMO. The proposal 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. 

 

3. BUSHFIRE HAZARD LANDSCAPE ASSESSMENT  

Consideration of the surrounding landscape in bushfire decisions is salient because the accuracy of 

the models in reflecting bushfire exposure on a particular site vary in different landscapes and under 

different conditions. The scale of a bushfire, its severity, intensity and potential impact on life and 

property is driven by the characteristics of the broader landscape, rather than those characteristics 

within 150 metres of the site1. The extent and continuity of the vegetation, the topography including 

the orientation of ridgelines and the steepness of the terrain, the potential fire runs, the location and 

exposure of a site and the extent of damage are all factors that influence bushfire behaviour at a 

landscape scale and the risk posed to subject site. 

The Bushfire Hazard Landscape Assessment includes a plan that describes the bushfire hazard of the 

area surrounding the site. Refer to Figure 8 below. 

 
1 Planning Permit Application Bushfire Management Overlay - Technical Guide, DELWP (2017:10) 
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 FIGURE 8 (ABOVE) - THE BUSHFIRE HAZARD LANDSCAPE PLAN FOR 6 FELL ROAD, COCKATOO. 

 

The site is located among similarly zoned and development parcels with local road access. The 

surrounding area exhibits characteristics that will enable fire runs with the most likely scenario 

involving ember attack from a fire in the to the north, northwest, west driven by a north-westerly wind 

progressing in a south-eastly direction. Typically, an approaching cold front from the southwest will 

redirect the fire and expand the easterly flank to a wide front and intensify the fire. These conditions 

are consistent with the fire history of Ash Wednesday and characterised by fast-moving fires with 

powerful convection columns, which in turn cause extreme fire behaviour and ember storms. An 

interrupted fire run is more likely to occur with ember attack igniting local fuel sources such as aged 

dwellings and unmanaged vegetation. 

3.1 LANDSCAPE TYPE 

The surrounding landscape is characteristic of the ‘Broader Landscape Type Three’ as defined by 

DELWP2: 

• The type and extent of vegetation located more than 150m from the site may result in 

neighbourhood -scale destruction as it interacts the bushland hazard on and close to the site. 

• Bushfire can approach from more than one aspect. 

• The site is located in an area that is not managed in a minimum fuel condition. 

• Access to an appropriate place that provides shelter from bushfire is not certain. 

 
2 Planning Permit Application Bushfire Management Overlay - Technical Guide, DELWP (2017:13) 
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3.2 VEGEATION IN THE BROADER LANDSCAPE 

The subject site is surrounded by vegetation that has been modified for agriculture or residential 

development and is consistent with areas of grazed pasture to the immediate northwest, west and 

southwest, with modified woodland to the northeast, east and within 150m to the north and 

southwest. The site is located on a west-facing moderate slope with undulating topography 

surrounding the site. If the vegetation modified (woodland) were allowed to regenerate it would 

eventually meet the characteristics of Open Forest (A-03) (AS3959:2018). Areas adjacent to the 

northwestern, western and southwestern boundaries have been assessed as Excluded vegetation 

given the built form (roads, dwelling development and grazed paddocks kept in a low threat state).  

The vegetation occurs in patches and is subject to private and public ownership. 

3.3 TOPOGRAPHY OF THE BROADER LANDSCAPE 

The topography of the surrounding landscape is typical of this region. The topography of the land 

ranges from gently undulating to steep gullies associated with waterways and creek tributaries. The 

topography combined with the vegetation may enable a landscape bushfire scenario to occur. 

 
FIGURE 9 - THE TOPOGRAPHY OF THE SURROUNDING AREA IS REPRESENTED BY THE MAP ABOVE. THE SUBJECT SITE IS 

LOCATED CENTRALLY ON THE MAP AND IS SURROUNDED BY UNDULATING TO STEEP TOPOGRAPHY (VICTORIAN FIRE RISK 

REGISTER 2025). 

 

 

3.4 SURROUNDING ROAD NETWORK 

The site has access via Fell Road, which is an unmade signposted road. The local road intersects with 

Woori Yallock Road to the west, which is a north to south thoroughfare and zoned as a Transport Road 

Zone 2 and part of the Principal Road Network. These roads provide access to urban development and 

land beyond the BMO and BPA. Please refer below to Figure 10 below. 
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FIGURE 10 (ABOVE) SHOWS THE SUBJECT SITE IN CONTEXT WITH SURROUNDING ROAD NETWORK (LASSI, 2025). 

 

3.5 BUSHFIRE HISTORY OF THE AREA 

The Victorian Fire Risk Register lists bushfire events in the region. The area to the east of the subject 

site, proximate to Bunyip State Forest has a history of bushfire and fuel reductions burns (1995, 2008 

and 2018) with a fire that burnt 342 hectares with an unknown source in 2009. The area to the north 

associated with Mount Dandenong and the Dandenong Ranges also exhibits a fire history with 

bushfires and fuel burns in 1939, 1983, 2009, 2019. Fires associated with Kirth Kiln and the Bunyip 

State Park to the east are more prevalent and recent, though it is unlikely that a fire in the east would 

be driven by an easterly wind and provide ember attack from that direction, as per Figure 11 below 

that shows the spatial and temporal context of bushfire history. 

 
FIGURE 11 (ABOVE) SHOWS THE SUBJECT SITE (BLUE DOT)  IN CONTEXT WITH FIRE HISTORY OF THE SURROUNDING AREA, 

WITH GREY AREAS REPRESENTING WHERE BUSHFIRE HAVE OCCURRED, VICTORIA FIRE RISK REGISTER, 2025 

(https://www.vfrr.vic.gov.au/vfrr_map.php#). 
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3.6 BUSHFIRE SCENARIOS 

The site is at a high risk of bushfire due to the large tracks of modified and unmodified vegetation 

evidencing connectivity and fire run potential proximate to residential built form serviced by a range 

of made and unmade road conditions. Consideration of these contributing factors to the potential 

bushfire behaviour has informed the following bushfire scenario. 

SCENARIO 1 – BUSHFIRE FROM THE NORTH 

A bushfire that starts in the forested areas to the north, Dandenong Ranges, or the grassland to the 

north may deliver embers to the subject if fanned by a north westerly wind; the most notorious wind 

during a Victorian summer. An ember attack from this direction can result in spot fires.  

SCENARIO 2 – BUSHFIRE FROM THE WEST, SOUTHWEST 

A bushfire that starts in the forested areas associated with Mount Dandenong or the bushland 

associated with the Cardinia Reserve or Wright Forest to the southwest may deliver embers to the 

subject site if fanned by a south westerly wind change which describes a is a typical wind change 

scenario during a Victorian summer. An ember attack from this direction can result in spot fires. The 

grazed grasslands to the west proximate to the subject site will create embers and increase the risk of 

spot fires. 

SCENARIO 3 – BUSHFIRE FROM THE NORTHWEST 

A bushfire that starts in the forested area associated with Bunyip State Forest and Kirth Kiln Regional 

Park may deliver embers to the subject if fanned by an easterly wind, though this would need the wind 

to be driven in an easterly direction, which is an unlikely scenario. An ember attack from this direction 

can result in spot fires. 

3.7 REGIONAL BUSHFIRE PLANNING  

The Cardinia Municipal Emergency Management Plan 2022-2025), the Cardinia Municipal Fire 
Management Plan 2022-2025, and the Metropolitan Bushfire Management Strategy 2020 and provide 
strategic, operational and tactical planning for bushfire hazard that may impact on planning 
objectives. The Joint Fuel Management program 2024 identifies areas around the subject site that 
have been and will be subject to mechanical fuel treatments and planned burns, especially to the west 
in Wright Forest. These burns are indicated in the extract from the CFA and FFMVic planned burns 
mapping (extracted 30th June 2025); https://www.ffm.vic.gov.au/bushfire-fuel-and-risk-
management/joint-fuel-management-program 
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The JFMP provides information where a range of land use planning matters intersect with a bushfire 
hazard to influence the level of risk to life and property from bushfire. This information is required to 
be used as part of strategic land use and settlement planning at the municipal and local levels.  
 
After review of the Cardinia Municipal Emergency Management Plan 2022-2025, the following specific 

references are noted: 

• Remnant vegetation contained in public reserves and on private property throughout the area; 

• Various roads provide access and egress to and from this area, though many are unmade; 

• A growing population living on the intersection of urban and rural environments. 

 

 

 

4. BUSHFIRE HAZARD SITE ASSESSMENT  

The Bushfire Hazard Site Assessment (BHSA) documents the hazard on and near the site. The BHSA 

provides information on the vegetation and slope on and near the site and informs defendable space 

and building construction requirements. The description of the hazard is in accordance with 

AS3959:2018 Construction of Buildings in bushfire prone areas (Standards Australia) excluding part (a) 

of section 2.2.3.2 (vegetable exclusions). Refer to Figure 12 below for a plan that describes the bushfire 

hazard within 150 metres of the subject site. Vegetation is detailed in Table 1 below. Distances are 

detailed in Tables 2 and 3 below. 
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FIGURE 12 (ABOVE) – THE BUSHFIRE HAZARD SITE ASSESSMENT FOR THE SUBJECT SITE.  

 

4.1 VEGETATION WITHIN 150M OF THE SITE 

The vegetation within the 150-metre assessment area was classified according to AS3959:2018, 

Technical Guide (DELWP, 2017), and the Overall Fuel Hazard Assessment Guide (DSE, 2010). The 

AS3959:2018 approach employs a generalised description of vegetation based on the AUSLIG 

(Australian natural Resource Atlas: No. 7 Native Vegetation) classification system. According to this 

system, vegetation can be classified into seven categories associated with a particular fire behaviour, 

which are then employed to determine bushfire intensity. 

To the west, north and south of the site is Low Threat vegetation as assessed due to the nature of the 

residential development and removal of most of the remnant vegetation and all the understorey, 

being replaced with planted garden maintained in a low threat state. Grazed paddocks in a low fuel 

sate dominate the land adjacent to the northern boundary with an orchard to the west and residential 

allotments to the south. The balance of land is employed for residential development though the 

vegetation remains intact in isolated areas and adjacent to roadways. The land to the south and 

southwest features a very gentle downward slope toward Cardinia Creek. The land to the north 

undulates but is generally downslope toward the northwest and upslope toward the northeast. The 

vegetation to the northeast, as indicated in Figure 12, is modified to accommodate residential 

development with most of the native understorey removed. The canopy trees however, do exhibit 

connectivity, and the vegetation could enable a fire run developing.  

The forms of classifiable vegetation identified within 150 metres of the site are described in Table 1 

below.  

*All photos and plots mentioned below relate to plots and photo points shown in the BHSA plan above. 
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TABLE 1 – VEGETATION WITHIN 150M OF THE SITE 

MODIFIED WOODLAND (GROUP B, B-05) (MODIFIED) – PLOTS 1, 3, 4 AND 5 

VEGETATION DESCRIPTION (AS3959:2018) 
Trees up to 30 metre high: 10% - 30% foliage cover typically dominated by Eucalyptus, and/ or callistemon with a 

predominant grassy understorey. 

DESCRIPTION OF VEGETATION IN PLOTS 1, 3, 4 AND 5 

The vegetation cover to the northwest, northeast, and southeast of the subject site features Eucalyptus trees with the 

middle and understorey largely removed or modified to enable residential development and lot maintenance.  Near 

surface vegetation cover is dominated by introduced species, or has been removed entirely. 

   

   
 

EXCLUDED (UNDER CL 2.2.3.2 OF AS3959:2018) PLOT 2 

VEGETATION DESCRIPTION  
Vegetation can be considered ‘excluded’ from a BAL assessment if they are “non-vegetated areas that are permanently 

cleared of vegetation such as roads, footpaths and buildings”, and vegetation regarded as low threat due to factors such 

as flammability, moisture content or fuel load including grassland managed in a minimum fuel conditions (recognised as 

short-crop grass to a nominal height of 100mm), maintained lawns, cultivated gardens and nature strips. 

SITE DESCRIPTION 

To the west, northwest and south of the subject site is vegetation consistent with descriptions of low threat or non-

vegetated areas including lawns, cultivated gardens, roads and footpaths. 
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4.2 TOPOGRAPHY WITHIN 150M OF THE SITE 

The topography of the site and surrounding area is consistent with undulation with ridgelines and 

valleys creating a topographic character synonymous with the Dandenong Foothills.  
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FIGURE 13 (ABOVE) SHOWS THE CONTOURS OF THE LAND ON THE SITE AND IN THE VICINITY, LASSI, 2025. 

 

4.3 SEPARATION OF THE SITE FROM THE HAZARD AND THE BAL 

The Bushfire Attack Level (BAL) is a means of measuring a buildings potential exposure to ember 

attack, radiant heat and direct flame contact using increments of radiant heat expressed in kilowatts 

per square metre. The BAL is also the basis for establishing the requirements for construction to 

improve protection of building elements from bushfire with the highest BAL employed to determine 

the construction requirements. The BAL for this site has been calculated using a Forest Fire Danger 

Index (FFDI) of 100 and a Flame Temperature of 1090k. These parameters are consistent with the risk 

parameters set in Clause 53.02 and are in accordance with the risk parameters set in AS3959:2018. 

An assessment of the site conditions was undertaken and informs the BAL assessment. The proposal 

to develop the land for a dwelling meets the requirements of BAL 29 given the modified nature of the 

surrounding vegetation. The Defendable Space required extends across the site to the site boundaries, 

thus ensuring that the land is maintained in a low threat vegetation state into the future, benefiting 

the subject lot and surrounding lots. 

The tables below document the classifiable vegetation, the slope under the vegetation, the separation 

of the site from the hazard (the defendable space) and the Bushfire Attack Level (BAL) within 150m of 

the subject lot. 

BAL ASSESSMENT – 6 FELL ROAD 
ORIENTATION HIGHEST THREAT 

VEGETATION 

SLOPE UNDER 

CLASSIFIABLE 

VEGETATION 

SEPARATION 

DISTANCE 

BUSHFIRE ATTACK 

LEVEL (BAL) 

NORTHWEST EXCLUDED - - - 

NORTHEAST MODIFIED WOODLAND UPSLOPE 17M BAL29 

EAST  MODIFIED WOODLAND UPSLOPE 17M BAL29 
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SOUTH EXCLUDED - - - 

WEST EXCLUDED - - - 

 

ASSUMPTIONS: 

• Defendable space is managed to the boundary fence. 

• Woodland to the north is significantly modified with the paddocks grazed to a low threat level 

(<100mm), middle and under storey vegetation is removed to allow for dwelling development 

and planted gardens on residentially zoned land. 

• Garden areas associated with residential development to the south, west, north west are 

managed in a low threat state. 

DEFENDABLE SPACE DETERMINATION 

The table below documents the defendable space and the Bushfire Attack Level (BAL) for the dwelling. 

6 FELL ROAD 
ORIENTATION HIGHEST THREAT 

VEGETATION 

SLOPE UNDER 

CLASSIFIABLE 

VEGETATION 

SEPARATION 

DISTANCE 

CURRENTLY 

DEFENDABLE SPACE 

REQUIRED 

NORTHWEST EXCLUDED - - - 

NORTHEAST MODIFIED WOODLAND FLAT/UPSLOPE 17 METRES (FROM 

PROPOSED 

DWELLING) 

50M OR TO THE 

PROPERTY BOUNDARY 

EAST  MODIFIED WOODLAND UPSLOPE - 50M OR TO THE 

PROPERTY BOUNDARY 

SOUTH EXCLUDED - 26 METRES - 

WEST EXCLUDED - - - 
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5. BUSHFIRE MANAGEMENT STATEMENT  

Clause 53.02 contains a range of sub clauses with associated objectives, approved measures (AM), 
alternative measures (ALtM) and decision guidelines. The following table details which clauses are 
relevant to this application. The following pages demonstrate how the requirements have been met 
for each relevant standard and those contained in Clause 44.06. 
 

CLAUSE 

 

APPROVED 

MEASURE 

APPLICABILITY JUSTIFICATION 

C
LA

U
SE

 5
3

.0
2

-3
 Dwellings in existing 

settlements – Bushfire 

protection objective 

AM 1.1 

AM 1.2 

AM 1.3 

Applicable 

Applicable 

Applicable 

 

 C
LA

U
SE

 5
3

.0
2

-4
.1

 

Landscape, siting and 

design objectives 

AM 2.1 

AM 2.2 

AM 2.3 

Applicable 

Applicable 

Applicable 

 

C
LA

U
SE

 5
3

.0
2

-4
.2

 Defendable space and 

construction objectives 

 

 

 

AM 3.1 

AM 3.2 

AltM 3.3 

AltM 3.4 

AltM 3.5 

AltM 3.6 

Applicable 

Not applicable 

Not applicable 

Not applicable 

Not applicable 

Not applicable 

 

Dwelling  
Defendable space contained onsite 

Method 1 

AM3.1 can be achieved 

Dwelling 

 

C
LA

U
SE

 5
3

.0
2

-4
.3

 Water supply and Access 

objectives 

 

 

 

AM 4.1 

AM 4.2 

 

Applicable 

Not applicable 

 

 

Dwelling 

C
LA

U
SE

 5
3

.0
2

-4
.4

 Subdivision objectives 

 

 

 

AM 5.1 

AM 5.2 

AM 5.3 

AM 5.4 

AltM 5.5 

Not applicable 

Not applicable 

Not applicable 

Not applicable 

Not applicable 

 

 

 

The following part of the report provides a response to each of the relevant clauses with justification 

as to how this proposed subdivision responds to the require 
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CLAUSE 53.02-3 DWELLINGS IN EXISITNG SETTLEMENTS – BUSHFIRE PROTECTION OBJECTIVE 
 

To specify bushfire design and construction measures for a single dwelling or alteration and extension 

to an existing dwelling that reduces the risk to life and property to an acceptable level. 

A
M

 1
.1

, 1
.2

, 1
.3

 

AM 1.1 

A building is sited to ensure the site best achieves the following: 

• The maximum separation distance between the building and the bushfire hazard. 

• The building is in close proximity to a public road. 

• Access can be provided to the building for emergency services vehicles. 

AM 1.2  

A building provides the defendable space in accordance with Tabe 1 columns A,B,C, D or E and table 

6 to Clause 53.02-5. Adjoining land may be included as defendable space where there is a reasonable 

assurance that the land will remain or continue to be managed in that conditions as part of 

defendable space. 

A building is constructed to the bushfire attack level: 

• That corresponds to the defendable space provided in accordance with Table 1 to Clause 

53.02-5, or 

• The next lower bushfire attack level that corresponds to the defendable space provided in 

accordance with Table 1 to Clause 53.02-5 where all of the following apply: 

-  A private bushfire shelter (a Class 10c building within the meaning of the Building 

Regulations 2006) is constructed on the same land as the dwelling. 

-  A minimum bushfire attack level of BAL12.5 is provided in all circumstances. 

AM1.3 

A building is provided with: 

• A static water supply is provided for fire fighting and property protection purposes specified 

in table 4 to Clause 53.02-5. The water supply may be in the same tank as other water 

supplies provided that a separate outlet is reserved for firefighting water supplies. 

• Vehicle access that is designed and constructed as specified in table 5 to Clause 53.02-5. 

 

Response: The proposed dwelling is located in the southeastern portion of the lot, which is furthest 

from the northwestern direction (likely to the be direction of an approaching fire or ember attack). The 

lots to the west, north and southeast evidence low threat vegetation (grazed grass to a low fuel state, 

dwelling development). The dwelling is in close proximity to two public roads and is accessible by 

Emergency Services vehicles. 

The building provides defendable space in accordance with Column C of Table 1, Cl 53.02-5.  Defendable 

space is required for 50metres or to the property boundary given the proximity of modified vegetation 

to the site. The classified vegetation to the east and northeast is modified woodland.  

The dwelling is required to be constructed to BAL 29. 

Given the area of the lot measures 3,437m2 the building will be provided with a water tank with 

10,000ltrs that is fitted with Fire Authority fittings and access to Emergency Services will be provided, 

as per Table 4 to clause 53.02-5. 

Vehicle access is provided via the existing driveway and crossover from Isaac Street, which is less than 

30 metres from the road. 

Clause 53.02-3.1 decision guidelines 

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

Framework. Please refer to the corresponding Town Planning report. 

The BHSA and the BMS contained within this report provides evidence that the proposal is compliant 

with the requirements of clause 53.02 and can mitigate the bushfire risk in the surrounding landscape. 

The approved measures 1.1, 1.2 and 1.3 have been incorporated into this proposal. 

 

 

 

ADVERTISED MATERIAL
Planning Application: T250395

Date Prepared: 31 October 2025

This copied document is made available for the purpose of the planning process as
set out in the Planning and Environment Act 1987. The information must not be
used for any other purpose. By taking a copy of this document you acknowledge
and agree that you will only use the document for the purpose specified above and
that any dissemination, distribution or copying of this document is strictly prohibited.



54 GRIFFITHS ROAD UPWEY | 22413 
 

  28 

 

CLAUSE 53.02-4.1 LANDSCAPE, SITING & DESIGN OBJECTIVES-BUSHFIRE PROTECTION OBJECTIVES 
 

Development is appropriate having regard to the nature of the bushfire risk arising from the surrounding 

landscape. 

Development is sited to minimise the risk from bushfire. 

Development is sited to provide safe access for vehicles, including emergency vehicles. 

Building design minimises vulnerability to bushfire attack. 

A
M

 2
.1

, 2
.2

, 2
.3

 

AM 2.1 (Landscape) 

The bushfire risk to the development from the landscape beyond the site can be mitigated to an 

acceptable level. 

AM 2.2 (Siting) 

A building is sited to ensure the site best achieves the following: 

• The maximum separation distance between the building and the bushfire hazard. 

• The building is in close proximity to a public road. 

• Access can be provided to the building for emergency service vehicles. 

AM 2.3 (Building design) 

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

the building. 

 

Response: The proposed dwelling is located in the southeastern portion the lot with parcels to the 

west, north and south developed with dwellings and gardens that are consistent with low threat 

vegetation. The proposed dwelling is located 32 metres from the southern boundary, 14 metres from 

the northern boundary, 17 metres from the eastern boundary and 5 metres form the southern 

boundary. The slope under the modified vegetation to the northeast and east upslope and requires a 

BAL of 29 to be applied to the construction and defendable space to be maintained to the property 

boundary. These measures ensure the proposal can achieve the required setback from the hazard. The 

Bushfire Hazard Landscape Assessment identifies the site as consistent with a Landscape type 3 

because the vegetation and topography in the broader landscape could contribute to a fire resulting in 

neighbourhood-scale destruction with the potential for a fire to approach from the northwest or 

southwest, should a grassfire develop in the farmland to the west and be driven by a south-westerly 

wind. The proposed dwelling is located in close proximity to the public roads and can mitigate the 

bushfire risk to an acceptable level through setback and design. The approved measure is met. 

The building will be constructed to BAL29 specifications, as per Section 7 in AS3959:2018 Construction 

of buildings in Bushfire Prone Areas. 

The building is designed with a pitched roof and avoids detail where embers can be trapped or lodged, 

and employs materials that are non-combustible. 

 

 

CLAUSE 53.02-4.2 DEFENDABLE SPACE & CONSTRUCTION OBJECTIVE 

 

Defendable space and building construction mitigate the effect of flame contact, radiant heat and 

embers on buildings. 

 A
M

 4
.1

 

AM 3.1 

A building used for a dwelling (including an extension or alteration to a dwelling), small second 

dwelling, industry, office or retail premises is provided with defendable space in accordance with: 

• Table 2 Columns A, B or C and Table 6 to Clause 53.02-5 wholly within the title boundaries 

of the land; or 

• If there is significant siting constraints, Table 2 Column D and Table 6 to Clause 53.02-5. 

The building is constructed the bushfire attack level that corresponds to the defendable space 

provided in accordance with Table 2 to Clause 53.02-5. 

 

Response: Defendable space is in accordance with Column C, of Table 2 (BAL29) and defendable space 

will be provided to the property boundaries. 

The vegetation management requirements of table 6 to clause 53.02-5 will be provided. 
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CLAUSE 53.02-4.3 WATER SUPPLY AND ACCESS OBJECTIVES 

 

A static water supply is provided to assist in protecting property.  

Vehicle access is designated and constructed to enhance safety in the event of a bushfire. 

 A
M

 4
.1

 

A building used for a dwelling (including an extension of alteration to a dwelling), a small second 

dwelling, industry, office or retail premises is provided with: 

• A static water supply for firefighting and property protection purposes specified in Table 4 

to Clause 53.02-5. 

• Vehicle access that is designed and constructed as specified in table 5 to Clause 54.02-5. 

The water supply may be in the same tank as other water supplies provided that a separate outlet is 

reserved for firefighting water supplies. 

Response: The proposed dwelling (located on a lot that measures 3,437m2) requires a water supply to 

be provided in a non-combustible tank with a minimum capacity of 10,000litres of water with CFA 

couplings. Access to the water supply is required for CFA vehicles. The site plan shows that the dwelling 

has space to provide these water supply requirements, and access requirements including a driveway 

of less than 30 metres, for which there are no design or construction requirements in AM4.1.  

 

The Site Plan provided by SJDHomes in conjunction with information regarding the topography of the 

site shows that the Dwelling can accommodate these construction and design requirements. 

 

EXPECTED PLANNING PERMIT CONDITIONS 

It is anticipated that the following conditions would be included in the event a planning permit is 

issued. 

BUSHFIRE MANAGEMENT PLAN (BMP) NOT ALTERED 

“The bushfire protection measures forming part of this permit or shown on the endorsed plans, 
including those relating to construction standards, defendable space, water supply and access, must 
be maintained to the satisfaction of the responsible authority on a continuing basis. This condition 
continues to have force and effect after the development authorised by this permit has been 
completed.” 
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6. BUSHFIRE MANAGEMENT PLAN 

Below is an image of the Bushfire Management Plan for 6 Fell Road, Cockatoo. Please refer to the 
Appendix for the proposed Bushfire Management Plan V2. 
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APPENDIX 1 – BUSHFIRE HAZARD LANDSCAPE PLAN 
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APPENDIX 2 – BUSHFIRE HAZARD SITE ASSESSMENT  
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APPENDIX 3 – PROPOSED SITE PLAN (SJDHOMES, JULY 2025) 
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APPENDIX 4 – PROPOSED BUSHFIRE MANAGEMENT PLAN 
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APPENDIX 5 - SITE VISIT PHOTOGRAPHS TO JUSTIFY VEGETATION CLASSIFICATION 

(NUMBERED PHOTOS CORRESPOND TO THE PHOTO POINTS IN THE BUSHFIRE HAZARD SITE ASSESSMENT, 

FIGURE 9) 
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 1 

Bushfire Construction Level 

All construction works need to comply with a minimum BAL of BAL29 
as per AS 3959:2018. 

 

The subject site 6 Fell Road, Cockatoo must provide defendable 
space to the property boundary with vegetation modified and 
managed in accordance with the following requirements: 

• Grass must be short cropped and maintained during the declared 
fire danger period. 

• All leaves and vegetation debris must be removed at regular 
intervals during the declared fire danger period. 

• Within 10 meters of a building, flammable objects must not be 
located close to the vulnerable parts of the building. 

• Plants greater than 10 cm in height must not be placed within 3m 
of a window or glass feature of the building. 

• Shrubs must not be located under the canopy of trees. 

• Individual and clumps of shrubs must not exceed 5sq. meters in 
area and must be separated by at least 5 meters. 

• Trees must not overhang or touch any elements of the building. 

• The canopy of trees must be separated by at least 5 meters. 

• There must be a clearance of at least 2 meters between the 
lowest tree branches and ground level. 
 

Firefighting Water Supply (In accordance with the 
requirements of Table 4 to Clause 52.02-5)  

At the time of building, 10,000 litres of effective water supply for 
firefighting purposes which meets the following requirements:  

• The static water supply must be stored in an above ground tank 
constructed of concrete or metal.  

• All fixed above ground water pipes and fittings must be made of 
corrosive resistant metal. 

• Include a separate outlet for occupant use 

• Be readily identifiable from the building or appropriate 
identification signage to the satisfaction of the fire authority. 

• Be located 60 metres of the outer edge of the approved building. 

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

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

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

 

Access (In accordance with the requirements of Table 5 to 
Clause 53.02-5)  

Where fire authority access to the Static Water Supply is required 
under AM4.1 fire ability vehicles should be able to get within 4 metres 
of the water supply outlet. Where the water supply of 10,000 litres is 
required, all access conditions are required: 

All-weather construction. 

• A load limit of at least 15 tonnes. 

• Provide a minimum trafficable width of 3.5 metres. 

• Be clear of encroachments for at least 0.5 metres on each side 
and at least 4 metres vertically. 

• Curves must have a minimum inner radius of 10 metres. 

• The average grade must be no more than 1 in 7 (14.4%) (8.1°) 
with a maximum grade of no more than 1 in 5 (20%) (11.3°) for no 
more than 50 metres. 

• Dips must have no more than a 1 in 8 (12.5%)(7.1°) entry and exit 
angle. 
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