
Notice of an Application for an 

Amendment to a Planning Permit  
 

 

 

 

 

The land affected by the 

application is located at: 

V8591 F293 CA 17 SEC P Parish of Koo-Wee-Rup East 

50 Evans Road, Bunyip VIC 3815 

The application is to:  Amendment to planning permit T220409 (issued for the use and 

development of the land for a dwelling and outbuilding) to amend the 

description of what the permit allows, delete and amend conditions and 

amend the endorsed plans)  

 

 

APPLICATION DETAILS 

The applicant for the amendment 

to the permit is: 

SD Planning  

Application number: T220409 - 1 

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: 
18 December 2025 

WHAT ARE MY OPTIONS? 

Any person who may be affected by 

the proposed amendment to permit 

may object or make other 

submissions to the responsible 

authority. 

If you object, the Responsible 

Authority will notify you of the 

decision when it is issued. 

An objection must: 

• be made to the Responsible 

Authority in writing; 

• include the reasons for the 

objection; and 

• state how the objector would be 

affected. 

The Responsible Authority must make a 

copy of every objection available at its 

office for any person to inspect during 

office hours free of charge until the end 

of the period during which an application 

may be made for review of a decision on 

the application.  

 

 

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








Imaged Document Cover Sheet

The document following this cover sheet is an imaged document supplied by LANDATA®, 
Secure Electronic Registries Victoria.

Document Type

Document Identification

Number of Pages

(excluding this cover sheet)

Document Assembled

Copyright and disclaimer notice:
© State of Victoria. This publication is copyright. No part may be reproduced by any process except 
in accordance with the provisions of the Copyright Act 1968 (Cth) and for the purposes of Section 32 
of the Sale of Land Act 1962 or pursuant to a written agreement. The information is only valid at the 
time and in the form obtained from the LANDATA® System. None of the State of Victoria, 
LANDATA®, Secure Electronic Registries Victoria Pty Ltd (ABN 86 627 986 396) as trustee for the 
Secure Electronic Registries Victoria Trust (ABN 83 206 746 897) accept responsibility for any 
subsequent release, publication or reproduction of the information.

The document is invalid if this cover sheet is removed or altered.

Plan

TP410382J

1

31/07/2025 14:24





 

 
 

   

 

APPLICATION TO AMEND PLANNING PERMIT  
 T220409:                                           

50 Evans Road Bunyip 3815 
August 2025 

This report 
assesses an 
application to 
Amend Planning 
Permit T220409 

 



 
 

 

 

Planning Summary 

Applicant SD Planning 
Address 50 Evans Road Bunyip 3815 
Title Particulars Crown Allotment 17 Section P Parish of Koo-wee-rup East 
Zoning Green Wedge Zone, Schedule 1 
Overlays Restructure Overlay, Schedule 51 

Land Subject to Inundation Overlay  
Particular 
Provisions 

Clause 51.02 Metropolitan Green Wedge Land: Core Planning Provisions 

Permit Triggers  Green Wedge Zone - Clause 35.04-1 & 35.04-5 – Use and development of 
a dwelling and buildings within 100m of a dwelling not in the same 
ownership 
Land Subject to Inundation Overlay - Clause 44.04-2 – Construct a building 
or construct or carry out works  
Restructure Overlay - Clause 45.05-2 - Dwellings and other outbuildings 

Proposal Amendment to planning permit T220409 to: 
• Amend the description of what the permit allows; 
• Deletion of Condition 1(a); 
• Variation/update of Melbourne Water Conditions 11 to 16 (as 

required); and 
• Amendment to endorsed plans. 

Total Area 8.29ha 

 
 
1. Introduction 

SD Planning has been engaged to prepare an application to Amend Planning Permit T220409.   

The owner now seeks to construct a dwelling of a different design and siting, also making changes to 
the design and location of the shed, along with introducing a greenhouse and pool house. 

This planning report should be read in conjunction with other information now submitted including: 

• Planning Permit T220409 and Endorsed Plans (see Attachment 1 to this report);  

• A current Copy of Certificate of Title; 

• A Completed Form to Amend a Planning Permit; and 

• Proposed Plans prepared by Jackson & Fapio Pty Ltd Building Design Services. 

A review of the Cardinia Planning Scheme has been undertaken to identify if there have been any 
material changes relevant to the proposal in relation to planning scheme policy or provisions.  Our 
assessment indicates that there have been no material changes that would alter the assessment of this 
proposal.   

This planning report provides an assessment of the proposed amendments to the approved 
plans/permit. 

 

 



 
 

 

 

 

2. Background 

Planning permit T220409 was issued for use and development of the land for a dwelling and outbuilding, 
generally in accordance with the approved plans for 50 Evans Road, Bunyip on 27 March 2023.  
Endorsed plans were issued on 16 May 2023.    

An extension of time was subsequently issued for the Planning Permit on 14th April 2025 which allowed 
the time for the commencement of the development until 27 March 2027 and the time for the completion 
of the development extended until 27 March 2029. 

3. Site and Surrounds 

The subject site is located approximately 2.5km south of Bunyip on the south side of Evans Road at the 
intersection with Murray Road. It is approximately 8.2 hectares, close to square in shape and virtually 
flat. The site is understood to have previously been used for ad-hoc grazing and fodder production.  The 
site contains stock yards and is predomonantly clear of vegetation. Vehicle access is provided off Evans 
Road where two existing crossovers/driveways exist.  

A racing and equestrian services development adjoins the subject to the west comprising a dwelling, 
outbuildings, multiple horse shelters, segregated paddocks and training/exercise track. Other adjoining 
land contains a dwelling and appears to be used for low scale grazing. An equine training facility is also 
located to the west of the subject land on Bunyip Modella Road known as Ampulla Lodge.  

The broader surrounding area is used for a mix of cropping and grazing. Allotment size in the area is 
predominantly under 40 hectares, with most properties less than 15 hectares.   There have been no 
notable changes to the site and surrounds since the planning permit was issued. 

 

Figure 1: Aerial photograph of the subject site and surrounds, Source Google Earth 

 



 
 

 

 

Figure 2: Aerial photograph of the subject site  

 
  

 

Figure 3: Subject land western most vehicle access – Evans Road 

 



 
 

 

 

 

Figure 4: Looking east along Evans Road from subject land western vehicle entry 

 
 

 

Figure 5: Looking west along Evans Road from subject land and western vehicle entry 

 



 
 

 

 

 

Figure 6: Looking west internally across subject land 

 

 

Figure 7: Looking south internally across subject land 

 



 
 

 

 

 

Figure 8: Looking south-east internally across subject land 

 

Figure 9: Eastern most existing accessway into site from Evans Road 

 
4. Proposal 

This application seeks to amend the planning permit by way of: 
• Amend the description of what the permit allows; 
• Deletion of Condition 1(a); 
• Variation/update of Melbourne Water Conditions 11 to 16 (as required); and 
• Amendment to endorsed plans. 



 
 

 

 

The amendments broadly result from an amended dwelling design and location and an amended shed 
design and location along with adding a swimming pool, pool house, spa and greenhouse.   

The previous approval allowed for a new dwelling with a total area (including verandahs and decking) 
of 670.8m2 to be constructed at a finished floor level of 34.85m AHD on a fill pad that extended beyond 
the dwelling by 5 metres.    The approved dwelling is located approximately 110m south of Evans Road 
and approximately 160m from the western property boundary.   

An agricultural shed of 270m2 with a FFL of 34.10 AHD was to be constructed to the west of the existing 
dwelling.  An extract of the approved site layout plan is shown below: 

 

Figure 10: Extract of Endorsed Site Plan 

The proposed amended plans seek an alternative dwelling design of 547.33m2 (including porch, al 
fresco and garage), constructed to a finished floor level of 34.4 AHD (in accordance with Condition 12 
of the Planning Permit).   

The dwelling will be accessed via the eastern most accessway from Evans Road for which a new 
driveway will be constructed a minimum of 3.5m wide all weather construction.   

The dwelling will be setback from Evans Road by approximately 50m and approximately 160m from the 
western property boundary.  The dwelling will be constructed on a raised 34.25m AHD fill pad which is 
proposed to extend beyond 5m around the dwelling. 

A below ground swimming pool, above ground spa and pool house will all be constructed to the rear of 
the dwelling (south) within the fill pad area.  The spa will measure 3m x 3m and sit 1.2 metres above 
the ground attached to the northern side of the pool house.  The pool house will measure 7.83m x 
4.27m and sit at 34.4 AHD.  The swimming pool will measure 10.5m x 4.1m.  Fencing surrounding the 



 
 

 

 

pool and the spa as required by building regulations will be open in style to allow any flood water 
passage (noted on the plans).   

A shed and green house are proposed to be constructed in the north western corner of the site and will 
be accessed via the existing western most vehicle crossing from Evans Road.  The shed will be setback 
20m from the road frontage and 6m from the western side property boundary.  The shed will have a 
total area of 150m2 and will be constructed on a fill pad to 33.8 AHD and have a FFL of 34.1 AHD.   

The greenhouse will be setback 15m from the western side boundary and to the south (behind) the 
proposed shed from Evans Road.  The greenhouse will measure 20m long and 6.1m wide (122m2) and 
will be constructed using a galvanized steel structure, treated pine timbers, polythene covering and 
manual roll up side curtains.  The greenhouse will have walls of approximately 1.6m high and an overall 
height of 3m.  It will sit at natural ground level.   

The paddock layout on the remainder of the site has been altered to accommodate the amended 
building siting.  The amended proposal does not alter the horse husbandry enterprise which will remain 
unchanged.    

The split entrance to the shed will separate floats etc delivering and collecting horses from the house 
for safety reasons as the owners have young children. 

Horse shelters and open fencing will also be constructed as part of the development.   

The colour and materials for the dwelling, pool house and shed will be predominantly grey tones.  The 
dwelling and pool house will also include cream coloured weatherboards. 

Extracts of the plans are shown below: 



 
 

 

 

 

Figure 11: Extract of Site Plan, Jackson and Fapio Pty Ltd 



 
 

 

 

 

Figure 12: Extract of Localised Site Plan, Jackson and Fapio Pty Ltd 

 

 

Figure 13: Extract Floor Plan Jackson and Fapio Pty Ltd 

 



 
 

 

 

 

Figure 14: Extract Elevation Plans Jackson and Fapio Pty Ltd 

 

 

Figure 15: Extract Elevation Plans Jackson and Fapio Pty Ltd 



 
 

 

 

 

Figure 16: Materials and Finishes Schedule Extract Jackson and Fapio Pty Ltd 

 

 

Figure 17: Pool House and Shed Floorplans Extract Jackson and Fapio Pty Ltd 



 
 

 

 

 

Figure 18: Pool House and Shed Elevations Extract Jackson and Fapio Pty Ltd 

 

Figure 19: Greenhouse Floorplans and Elevations Extract Jackson and Fapio Pty Ltd 

 

  



 
 

 

 

5. Planning Assessment  

5.1. Planning Policy Framework  

The following policies have not seen any notable changes since the original planning permit was 
issued and continue to provide support for the amended development proposal: 

• Settlement – Green Wedges (Clause 11.01-1R) 

• Floodplain Management (Clause 13.03-1S) 

• Protection of Agricultural Land (Clause 14.01-1S) 

• Sustainable Agricultural Land Use (Clause 14.01-2S) 

• Design for Rural Areas (Clause 15.01-6S) 

• Diversified Economy (Clause 17.01-1S) 

The amended proposal is considered consistent with the PPF.  It will support a high value 
agricultural land use which will result in significant infrastructure and pasture 
improvement/investment for the property to facilitate a high value horse husbandry business in the 
same way as the current approval.  The agricultural plan for the site has not altered as a result of 
the change in dwelling and shed design and the introduction of other buildings/structures.  

The amended proposal has been designed to respect the rural character of the area and has regard 
to flood risk, including measures to address Melbourne Water requirements. 

5.2. Municipal Strategic Statement 

As with the Planning Policy Framework, a review of the Cardinia Planning Scheme has not identified 
any material changes relevant to the proposal in relation to Council’s Municipal Strategic Statement.   

The amended proposal will support the use of the land for agriculture in accordance with the 
previously provided farm plan.  

The amended dwelling, shed and design of other buildings including their location does not result 
in the removal of vegetation.  The buildings have been designed to mitigate against flood risk.  They 
have no identified impact on catchment management and all infrastructure proposed is adequately 
distanced from defined water courses.  The amended proposal does not have any adverse impact 
on biodiversity.   

5.3. Local Planning Policy Framework Clause 22.05 Western Port Green Wedge Policy 

The amended proposal continues to be consistent with the strategic based precinct directions of 
the Cardinia Western Port Green Wedge Management Plan (May 2017) and with the vision and 
local policy for the Cardinia Western Port Green Wedge.  The dwelling, its associated buildings, the 
and the agricultural shed remain associated with the use of the land for horse husbandry.   

  



 
 

 

 

5.4. Zoning Controls – Green Wedge Zone 

The subject site is located in the Green Wedge Zone, Schedule 1; a zoning map is shown below. 

 

Figure 20: Green Wedge Zone, Schedule 1 

The shed and greenhouse included on the amended plans now require a planning permit pursuant 
to Clause 35.04-5 because they are to be located within 100m of a dwelling not in the same 
ownership.  The shed and greenhouse are to be a minimum of 60m away from the adjoining 
dwelling to the west not in the same ownership.  There is some vegetation along the shared property 
boundary which will in part screen the view of the new buildings.   

The shed has a maximum height of 7.4m above NGL and is to be constructed in grey tones.  The 
greenhouse has a maximum height of 3m and is a light weight structure.  These buildings are 
agricultural in nature and are anticipated within the Green Wedge Zone.   

The proposed buildings are considered to provide an acceptable outcome having regard to the 
adjoining dwelling to the west which has open views from all sides and which will have oblique 
views of the shed given that the shed is set forward of and sited on an angle to the existing dwelling.     



 
 

 

 

 

Figure 21: Relationship between the proposed shed and greenhouse location and the adjoining 
dwelling to the west 

The shed and greenhouse have been located in order to separate the buildings from the new house 
and provide for an efficient layout for the equine use, including delivery and transport of horses to 
and from the property with easy access from Evans Road.  The adjoining dwelling to the west is 
affected by its own equine operation and in that respect the proposed shed will not conflict.  Further, 
the shed has a solid wall along its western elevation.   

The changes to the dwelling (amended design), including the introduction of the pool house are 
considered benign having regard to the decision guidelines of the Green Wedge Zone. The changes 
associated with the dwelling design location/layout, including the introduction of the pool house do 
not give rise to any changes over and above the current approval having regard to land capability, 
relationship to rural land use, compatibility with adjoining uses, rural character and design, 
agricultural production and environmental impacts.   

The amended proposal is therefore considered to continue to align with the objectives and decision 
guidelines of the Green Wedge Zone, Schedule 1. 

  



 
 

 

 

5.5. Land Subject to Inundation Overlay  

The land is affected by the Land Subject to Inundation Overlay, as shown in the overlay map 
below.   

 
Figure 22: Land Subject to Inundation Overlay 

The purpose of the of the Land Subject to Inundation Overlay (LSIO), as stated in Clause 44.04 of 
the scheme, is:  

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

• To identify land in a flood storage or flood fringe area affected by the 1 in 100-year flood 
or any other area determined by the floodplain management authority. 

• To ensure that development maintains the free passage and temporary storage of 
floodwaters, minimises flood damage, is compatible with the flood hazard and local 
drainage conditions and will not cause any significant rise in flood level or flow velocity. 

• To reflect any declaration under Division 4 of Part 10 of the Water Act, 1989 where a 
declaration has been made. 

• To protect water quality in accordance with the provisions of relevant State Environment 
Protection Policies, particularly in accordance with Clauses 33 and 35 of the State 
Environment Protection Policy (Waters of Victoria). 

• To ensure that development maintains or improves river and wetland health, waterway 
protection and flood plain health. 

Pursuant to Clause 44.04-2 a planning permit is required to construct a building or to construct or 
carry out works.  3.0 of the Schedule to the LSIO, exempts the following of relevance to the 
proposal: 

• An open-style fence. 



 
 

 

 

• Earthworks for the purpose of constructing a swimming pool or spa and associated 
mechanical and safety equipment if associated with an existing dwelling on the same lot.” 

• A non-habitable building or extension to a non-habitable building, with concrete floors, 
provided the floor levels are at least 300 mm above the flood level. 

• An agricultural or farm building with permanent openings on all sides such as a hay shed, 
stockyards or covered horse stables. 

On this basis, it is considered that the components of the amended proposal requiring a planning 
permit by the Land Subject to Inundation Overlay are: 

- The amended dwelling design and associated earthworks; and 

- The greenhouse because it is constructed at natural ground level. 

The agricultural shed is considered a non-habitable building and is proposed to have concrete floors 
at least 300mm above the flood level and therefore is not considered to trigger the requirement for 
a planning permit under the LSIO.  The pool house is also considered to fall under this exemption 
and the spa, pool and horse shelters also have exemptions provided above.   

The proposed fencing, including for the pool and spa will be in an open style in order to allow free 
passage of flood water and does not require planning permission.  There are notes on the plans in 
relation to provision of open style fencing. 

Conditions 12, 13 and 14 of the current planning permit required by Melbourne Water have been 
referenced for the redesign of the amended proposal to ensure its compliance with the LSIO.  Those 
conditions read, 

‘12. The dwelling must be constructed with finished floor levels set no lower than 34.4 metres to 
Australian Height Datum (AHD), which is 600 mm above the applicable flood level of 33.8 metres 
to AHD. 

13. The shed must be constructed with finished floor levels set no lower than 34.1 metres to AHD, 
which is 300mm above the applicable flood level of 33.8 metres to AHD. 

14. The dwelling must be constructed on a fill pad set no lower than 34.25 metres to AHD, which is 
450mm above the applicable flood level of 33.8 metres to AHD. The fill pad must not extend any 
further than 5 metres from the building envelope.’ 

The amended proposal responds to Condition 12.  The dwelling has a finished floor level of 34.4m 
AHD.  The amended proposal includes a finished floor level for the shed of 34.1m AHD in 
accordance with Condition 13.  The requirement of Condition 14 is met as the dwelling fill pad is 
set at 34.25m AHD.  The property owner however wishes to extend the fill pad in some directions 
for more than 5m around the dwelling prior to graduating down to NGL.  This will in part assist with 
the associated pool, spa and pool house construction. 

The amended proposal has sought to address flood considerations, including having regard to the 
Melbourne Water conditions on the planning permit.  The design is considered to minimise flood 
risk to an acceptable level.  

 

 



 
 

 

 

5.6. Restructure Overlay 

The subject site is affected by the by the Restructure Plan Overlay – Schedule 51 as shown in the 
overlay map below. 

 
Figure 16: Restructure Overlay mapping 

The amended proposal does not alter the outcome having regard to the current approval and the 
considerations of the Restructure Overlay. 

5.7. Particular Provisions 

Clause 51.02 Metropolitan green wedge land: Core planning provisions 

The purpose is to protect green wedge land from use and development that would diminish its 
agricultural, environmental, cultural heritage, conservation, landscape, natural resources, or 
recreational values. Also relevantly, to protect productive agricultural land, ensure uses are 
compatible to the non-urban character and encourage urban activities to urban areas.  

Clause 51.02 confirms that these provisions apply to the subject land.  

The amended proposal delivers an outcome consistent with the current approved dwelling and shed 
and meets the particular considerations sought by this provision. Agricultural productivity will not 
alter as a result of the amended proposal.  The amended proposal is consistent with the rural 
character of the area that will not undermine the core policy direction of green wedge land.  

  



 
 

 

 

5.8. General Provisions and Decision Guidelines of Clause 65 

The decision guidelines contained in Clause 65 set out matters that the responsible authority 
must consider as appropriate. 

Clause 65.01 – Approval of an application or plan 

Consideration is required of the matters set out in Section 60 of the Act, the planning policy 
framework, zone and overly provisions, orderly planning, amenity, land degradation, water quality 
and native vegetation protection.  

The amended proposal is considered entirely appropriate in the context of the considerations of 
Clause 65.01 and the current approved planning permit.  The amended proposal is considered to 
represent consistency with all relevant matters and will deliver an orderly planning outcome.  

 

6. Conclusion 

The proposed amended application is considered reasonable as it is: 

• Consistent with relevant Planning Policy and Local Planning Policy; and 

• Consistent with purposes and decision guidelines of the relevant zone and overlay controls; and 

• Is considered to deliver similar outcome to the current planning permit approval.  

It is therefore respectfully requested that Cardinia Shire Council support this amended proposal, and 
accordingly approve an amended planning permit.  

 

  



 
 

 

 

ATTACHMENT 1:  Existing Planning Permit and Endorsed 
Plans 

 



Form 4 

Planning Scheme: Cardinia Planning Scheme 
Responsible Authority: Cardinia Shire Council 

PLANNING PERMIT NUMBER: T220409 

ADDRESS OF THE LAND:  V8591 F293 CA 17 SEC P Parish of Koo-Wee-Rup East, 50 Evans Road, 

Bunyip VIC 3815 

THIS PERMIT ALLOWS:  Use and development of the land for a dwelling and outbuilding, generally in 

accordance with the approved plans 

THE FOLLOWING CONDITIONS APPLY TO THIS PERMIT: 

Date Issued: 27 March 2023 

Signature for the Responsible Authority:  

  
Frances Stipkovic – Coordinator Statutory Planning 

Page 1 of 5 

PLANNING 

PERMIT 

Amended plans 

1. Before the development starts, amended plans to the satisfaction of the Responsible Authority 

must be submitted to and approved by the Responsible Authority.  When approved, the plans will 

be endorsed and will then form part of the permit. The plans must be drawn to scale with 

dimensions and three copies must be provided. The plans must be generally in accordance with 

the plans submitted with the application but modified to show: 

a. Changes to the plans to satisfy the requirements of Melbourne Water conditions 11 through 

16 (inclusive). 

General  

2. The layout of the buildings and works, as shown on the approved plans, must not be altered or 

modified without the consent in writing of the Responsible Authority. 

3. Once the development has started it must be continued and completed to the satisfaction of the 

Responsible Authority. 

4. The exterior colours and cladding of the development must not result in any adverse visual impact 

on the environment of the area and all external cladding and trim of the building, including the roof, 

must be of a non-reflective nature to the satisfaction of the Responsible Authority. 

5. Prior to the occupation of the dwelling: 

a. Access to the dwelling must be provided via an all-weather road with dimensions adequate 

to accommodate emergency vehicles. 

b. The dwelling must be connected to reticulated sewerage, if available. If reticulated sewerage 

is not available, all wastewater from the dwelling must be treated and retained within the 

lot in accordance with the requirements of the Environment Protection Regulations under 

the Environment Protection Act 2017 for an on-site wastewater management system.  

c. The dwelling must be connected to a reticulated potable water supply or have an alternative 

potable water supply with adequate storage for domestic use as well as for fire fighting 

purposes. 

d. The dwelling must be connected to a reticulated electricity supply or have an alternative 

energy source. 



Form 4 

Planning Scheme: Cardinia Planning Scheme 
Responsible Authority: Cardinia Shire Council 

PLANNING PERMIT NUMBER: T220409 

ADDRESS OF THE LAND:  V8591 F293 CA 17 SEC P Parish of Koo-Wee-Rup East, 50 Evans Road, 

Bunyip VIC 3815 

THIS PERMIT ALLOWS:  Use and development of the land for a dwelling and outbuilding, generally in 

accordance with the approved plans 

THE FOLLOWING CONDITIONS APPLY TO THIS PERMIT: 

Date Issued: 27 March 2023 

Signature for the Responsible Authority:  

  
Frances Stipkovic – Coordinator Statutory Planning 

Page 2 of 5 

PLANNING 

PERMIT 

Engineering  

6. Stormwater works must be provided on the subject land so as to prevent overflows onto adjacent 

properties. 

7. Stormwater must not be discharged from the subject land other than by means of an underground 

pipe drain discharged to an outlet in the street or to an underground pipe drain to the satisfaction 

of the Responsible Authority. 

8. Sediment control measures must be undertaken during construction to the satisfaction of the 

Responsible Authority to ensure that the development subject land is adequately managed in such 

a way that no mud, dirt, sand, soil, clay or stones are washed into or allowed to enter the stormwater 

drainage system. 

9. Earthworks must be undertaken in a manner that minimises soil erosion. Exposed areas of soil 

must be stabilised to prevent soil erosion. The time for which soil remains exposed and 

unestablished must be minimised to the satisfaction of the Responsible Authority. 

10. The slope of batters, both cut and fill, must not exceed 2:1 (horizontal: vertical) or, where this is not 

practicable, batters must be stabilised by other means to the satisfaction of the Responsible 

Authority. 

Melbourne Water Conditions 

11. Prior to the endorsement of plans under this permit, amended plans to the satisfaction of 

Melbourne Water and Council must be submitted to and approved by Melbourne Water and Council. 

The plans must be generally in accordance with the plans submitted with the application but 

modified to demonstrate compliance with Melbourne Water's conditions. 

12. The dwelling must be constructed with finished floor levels set no lower than 34.4 metres to 

Australian Height Datum (AHD), which is 600 mm above the applicable flood level of 33.8 metres 

to AHD. 

13. The shed must be constructed with finished floor levels set no lower than 34.1 metres to AHD, 

which is 300mm above the applicable flood level of 33.8 metres to AHD.    

14. The dwelling must be constructed on a fill pad set no lower than 34.25 metres to AHD, which is 

450mm above the applicable flood level of 33.8 metres to AHD. The fill pad must not extend any 

further than 5 metres from the building envelope. 



Form 4 

Planning Scheme: Cardinia Planning Scheme 
Responsible Authority: Cardinia Shire Council 

PLANNING PERMIT NUMBER: T220409 

ADDRESS OF THE LAND:  V8591 F293 CA 17 SEC P Parish of Koo-Wee-Rup East, 50 Evans Road, 

Bunyip VIC 3815 

THIS PERMIT ALLOWS:  Use and development of the land for a dwelling and outbuilding, generally in 

accordance with the approved plans 

THE FOLLOWING CONDITIONS APPLY TO THIS PERMIT: 

Date Issued: 27 March 2023 

Signature for the Responsible Authority:  

  
Frances Stipkovic – Coordinator Statutory Planning 

Page 3 of 5 

PLANNING 

PERMIT 

15. Prior to the commencement of works, a separate application direct to Melbourne Water must be 

made for any new or modified storm water connection to Melbourne Water's drains or 

watercourses. Prior to the commencement of any stormwater connection works, a separate 

application must be made direct to Melbourne Water. Evidence must be provided demonstrating 

that Council considers that it is not feasible to connect to the local drainage system. Note: If the 

development does not connect to Melbourne Water’s assets, evidence must be provided that 

connection to Council’s stormwater system has been approved. This evidence should be in the form 

of an endorsed drainage plan or legal point of discharge letter from Council. 

16. The fill pad surrounding the shed must be deleted from the plans. 

Expiry: 

17. A permit for the development of land expires if- 

a. the development does not start within two (2) years after the issue of the permit; or 

b. the development is not completed within four (4) years after the issue of the permit; or 

c. the use does not start within two (2) years after the completion of the development; or 

d. the use is discontinued for a period of two (2) years. 

In accordance with Section 69 of the Planning and Environment Act 1987, an application may be 

submitted to the Responsible Authority for an extension of the periods referred to in this condition. 

 

Notes:  

• Prior to commencement of the proposed development a Building Permit must be obtained for the 

proposed works. 

• This Planning Permit has not been assessed against the requirements of ResCode or Clause 54 of 

the Cardinia Planning Scheme.     

• This Planning Permit does not represent the approval of other departments of Cardinia Shire 

Council or other authorities. 

 

 

http://www.austlii.edu.au/au/legis/vic/consol_act/paea1987254/s69.html
http://www.austlii.edu.au/au/legis/vic/consol_act/paea1987254/


Form 4 

Planning Scheme: Cardinia Planning Scheme 
Responsible Authority: Cardinia Shire Council 

PLANNING PERMIT NUMBER: T220409 

ADDRESS OF THE LAND:  V8591 F293 CA 17 SEC P Parish of Koo-Wee-Rup East, 50 Evans Road, 

Bunyip VIC 3815 

THIS PERMIT ALLOWS:  Use and development of the land for a dwelling and outbuilding, generally in 

accordance with the approved plans 

THE FOLLOWING CONDITIONS APPLY TO THIS PERMIT: 

Date Issued: 27 March 2023 

Signature for the Responsible Authority:  

  
Frances Stipkovic – Coordinator Statutory Planning 

Page 4 of 5 

PLANNING 

PERMIT 

Melbourne Water Advice 

• The applicable 1% Annual Exceedance Probability (AEP) flood level for the property, being the 1% 

probability in any one calendar year, is approximately 33.8 metres to AHD. 

• To access more information regarding other services or online applications that Melbourne Water 

offers please visit our website. For general development enquiries contact our Customer Service 

Centre on 131 722. 

 

 

 



Page 5 of 5 

IMPORTANT INFORMATION ABOUT THIS NOTICE 

WHAT HAS BEEN DECIDED? 

The Responsible Authority has issued a permit. 

(Note: This is not a permit granted under Division 5 of Part 4 of the Planning and Environment Act 1987.) 

WHEN DOES A PERMIT BEGIN? 

A PERMIT OPERATES: 

a) From the date specified in the permit, or 

b) If no date is specified; from: 

i. The date of the decision of the Victorian Civil and Administrative Tribunal, if the permit was issued at the 

direction of the Tribunal, or 

ii. The date on which it was issued, in any other case. 

WHEN DOES A PERMIT EXPIRE? 

A PERMIT FOR THE DEVELOPMENT OF LAND EXPIRES IF: 

a) The development or any stage of it does not start within the time specified in the permit, or 

b) The development requires the certification of a plan of subdivision or consolidation under the Subdivision Act 1988 

and the plan is not certified within two (2) years of the issue of the permit, unless the permit contains a different 

provision, or 

c) The development or any stage of it is not completed within the time specified in the permit, or if no time is 

specified, within two years after the issue of the permit or in case of a subdivision or consolidation within five (5) 

years of the certification of the certification of the plan of subdivision or consolidation under the Subdivision Act 

1988. 

A PERMIT FOR THE USE OF LAND EXPIRES IF: 

a) The use does not start within the time specified in the permit, or if no time is specified, within two (2) years of the 

issue of within two years after the issue of the permit; or 

b) The use is discontinued for a period of two (2) years. 

A PERMIT FOR THE DEVELOPMENT AND USE OF THE LAND EXPIRES IF: 

a) The development or any stage of it does not start within the time specified in the permit, or 

b) The development or any stage of it is not completed within the time specified in the permit, or if no time is specified 

within two years after the issue of the permit. 

c) The use does not start within the time specified in the permit, or, if no time is specified, within two years after the 

completion of the development; or 

d) The use is discontinued for a period of two (2) years.  

If a permit for the use of land or the development and use of land or relating to any of the circumstances mentioned in 

section 6A(2) of the Planning and Environment Act 1987, or to any combination of use, development or any of those 

circumstances requires the certification of a plan under the Subdivision Act 1988, unless the permit contains a different 

provision: 

a) The use or development of any stage is to be taken to have started when the 

b) Plan is certified; and 

c) The permit expires if the plan is not certified within two years of the issue of the permit.  

The expiry of a permit does not affect the validity of anything done under that permit before the expiry. 

WHAT ABOUT APPEALS? 

The person who applied for the permit may apply for a review of any condition in the permit unless it was granted at the 

direction of the Victorian Civil and Administrative Tribunal, in which case no right of review exists. 

An application for review must be lodged within 60 days after the permit was issued, unless a notice of decision to grant a 

permit has been issued previously, in which case the application for review must be lodged within 60 days after the giving of 

that notice. 

An application for review is lodged with the Victorian Civil and Administrative Tribunal. 

An application for review must be made on the relevant form which can be obtained from the Victorian Civil and 

Administrative Tribunal, and be accompanied by the applicable fee. 

An application for review must state the grounds upon which it is based. 

An application for review must also be served on the Responsible Authority. 

Details about applications for review and the fees payable can be obtained from the Victorian Civil and Administrative 

Tribunal 

Victoria Civil and Administrative Tribunal, Planning List 

55 King Street, MELBOURNE  VIC  3000 

Ph  (03) 9628 9777   Fax: (03) 9628 9789 

http://www.austlii.edu.au/au/legis/vic/consol_act/paea1987254/s6a.html
http://www.austlii.edu.au/au/legis/vic/consol_act/paea1987254/
http://www.austlii.edu.au/au/legis/vic/consol_act/sa1988153/
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SD Strategy and Development Pty Ltd  
Trading as SD Planning  
ACN 621 726 412   
ABN 53 621 726 412 

 
PO Box 703  
Drouin VIC 3818  

09 October 2025 

 

 

Dean Haeusler 
Principal Statutory Planner 
Cardinia Shire Council 
 
 
Lodged via email: mail@cardinia.vic.gov.au;  
 

Dear Dean, 
 
Re: Planning Permit Application T220409 - 1 APP 

Address: 50 Evans Road, Bunyip, 3815 
Proposal: Amendment to planning permit to Amend the description of what the permit allows, 
Deletion of Condition 1(a), Variation/update of Melbourne Water Conditions 11 to 16 (as 
required); and Amendment to endorsed plans. 
  

We refer to Council’s further information request dated 10th September 2025.  Council’s request for further 
information included a number of items which we have set out in italics for ease and have provided a 
response below. 
 

1. A written statement that explains the need/purpose for a separate access for the proposed 
shed and greenhouse. 
The change in building location has been revised to provide a more optimal layout for the 
running of the business having regard to operational procedure.  The separate shed and 
dwelling access which both use existing crossovers, along with the alteration to move the shed 
(and dwelling separately) further forward towards the road frontage will reduce the amount of 
all-weather formalised driveway on the property.  The arrangement now works better for the 
farm layout and also reduces driveway construction cost.  In terms of farm layout it will reduce 
the need for people delivering and collecting horses and others associated with the farm 
enterprise from travelling deeper into the site which is better for bio-security and animal safety.  
The change is also considered optimal to separate the shed and dwelling so that conflict is 
avoided between loading/reversing vehicles etc and domestic vehicle movements.  Safety is 
also significantly improved for young children associated with the dwelling with the revised 
layout.   
 

2. Further details of the horse husbandry enterprise including the number of horses to be kept on 
the land at any one time and what type of business they will be associated with. 
There is no change to the horse husbandry enterprise as part of the proposal, including the 
number of horses to be kept on the land at any one time.   
 

3. Updated elevation plans to show:  
a. Dimensioned maximum building heights for all buildings from Natural Ground Level.  
b. Correct conflicting overall height dimensions of the shed (south eastern and north 

western elevations.  
c. Dimensioned profiles of all proposed water tanks that exceed 10,000 litres capacity, 

including details of external materials and colours.  
The elevation plans have now been updated as requested.  
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4. A Dimensioned indicative floor plan of the shed. 
A dimensioned indicative floor plan of the shed has been provided.  Please note that the shed 
only requires planning approval as it is within 100m of a dwelling within the same ownership.  
The shed is for agricultural purposes and should the shed be located over 100m from a 
dwelling not in the same ownership, its size, whether increased or of a different layout would 
not require planning approval.  As such, the increased size of the shed does not require 
justification.  Notwithstanding this, a detailed review has led to identified need for more space.  
This includes more room for machinery storage (including horse floats), wider access isles 
between stables and also an area for undercover feed storage.  
  

5. Amended site plan updated to:  
a. Specific the surface treatment of the proposed driveways.  
b. Plot all vegetation to be removed and retained within 10 metres of the crossovers, 

including a numbered schedule that details: Species;  
c. Health/condition/useful life expectancy;  
d. DBH;  
e. Whether the vegetation is Victorian native; and  
f. Encroachment to the Tree Protection Zone from the driveway/vehicle crossing (where 

applicable).  
The site plan has been updated to show the surface treatment of the proposed driveways which 
will be crushed rock laid at grade.  The vegetation band along the road frontage shown on the 
2022 survey plan and the original endorsed plans has been now included on the site plan.  This 
shows that the crossover proposed to be used for the dwelling is/was existing, including the 
culvert/drain, as was the break in the vegetation.  I have been advised that cleaning of the 
culvert/drain has been undertaken but no roadside vegetation has been removed.  There is a 
photo of this existing crossover included in the planning statement which was taken following 
the culvert/drain clearing and recent laying of crushed rock.  Given that the crossover has been 
existing and no changes are proposed, the vegetation on the survey is considered to provide 
adequate information and that details regarding vegetation species etc is not justified.  The 
crossover is available to be used in its existing form to access the property. 
 
Preliminary Assessment Comments 
 

I. Council strongly encourages consolidation of built form and development footprints on rural 
properties to minimise fragmentation and loss of productive agricultural land. The revised siting 
of buildings and creation of large additional driveway areas is not consistent with policy that 
seeks to protect agricultural land (Clause 14.01-1S, 14.01-1R, 21.04-2 and 22.05).  
The change in layout is considered more optimal for the running of the business having 
reviewed operational procedure.  The separate shed and dwelling access which both use 
existing crossovers and the alteration to move these buildings further forward towards the road 
frontage will reduce the amount of all-weather formalised driveway area on the property, not 
increase it.  As a result there is considered to be no greater impact on fragmentation.  The 
layout now works better for the farm layout and also reduces cost.  Further, it will reduce the 
need for people delivering and collecting horses or visiting the property coming deeper into the 
site which is better for bio-security and animal safety.  It is not uncommon in this locality for land 
holdings to separate the dwelling from the shedding/agricultural buildings. 
 
Furthermore, the proposed shed is now increasing in size by 170m2 to 450m2 however it is not 
clear how the increased size furthers the purpose of the zone and underlying policy mentioned 
above. 
The shed does not require approval for use.  It is an agricultural shed and only requires a 
planning permit because it is within 100m of a dwelling not in the same ownership.  There are 
no permit triggers associated with the shed floor area or use.  Nevertheless an indicative 
floorplan has been included to show the anticipated layout of the shed.   
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II. Council is generally unsupportive of additional crossovers that may otherwise impact rural 
amenity and character unless sufficient justification is otherwise provided.  
The crossover is existing and is not ‘additional’.  To confirm this, I refer Council to the 
previously approved endorsed plans (extract below) and also to a survey plan which I have 
attached to this RFI submission.  The survey was undertaken in 2022 prior to the original 
application being submitted to Council.   

 
 
 

III. Depending on the purpose of the shed, the application and permit preamble may need to be 
amended to more accurately reflect the purpose of the building.  
The purpose of the shed is agricultural it is not an ‘outbuilding’ associated with a dwelling.  We 
note that this application includes amending the permit preamble as part of this application to 
amend the planning permit.   

 
IV. The application has been referred to Melbourne Water under Clause 66.03 of the Cardinia 

Planning Scheme as the relevant floodplain management authority. Following their response, 
further information and/or concerns may be raised by the authority.  
Noted.  We have reviewed the Melbourne Water response and the plans submitted are 
considered compliant with Melbourne Water conditions.   

 

We trust that this information provides all that you require and clarifies your preliminary assessment 
queries.  We now look forward to your continued processing of the application. Please do not hesitate to 
contact me should you have any questions. 

Yours sincerely 

 
Kate O’Reilly 
Director  
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Executive summary 

There is a total of ≈ twenty-five (25) treesa are included in the assessment. The Arboricultural Impact Assessment makes 

the following conclusions based on the condition of the subject site after the completion of works.  

The following observed and estimated total tree removals have occurred, 

• Nine (9) Blackwood (Acacia melanoxylon)

• Nine (9) Swamp Paperbark (Melaleuca ericifolia)

• One (1) Sweet Pittosporum (Pittosporum undulatum)

The retained trees are unlikely to be deleteriously impacted by the upgraded crossover as it has been constructed 

above grade, with a permeable surface. 

a May include grouped trees (row, copse, or other). 
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Urban Forestry Victoria 

Introduction 

Report objective 

The objective of this report is to identify and evaluate the occurrence of impact from the works that occurred, on trees 

within the area of assessment. The assessments conducted in this report adhere to the guidelines set forth by the 

Australian Standard, Protection of Trees on Development Sites (AS 4970-2025). 

Methodology 

Urban Forestry Victoria was engaged to retrospectively assess the construction impact from the upgrade of a 

crossover on trees that meet the following criteria. 

• All trees within 10m of the crossover greater than 3m in height with one or relatively few main stems as

defined in the Australian standard for the protection of trees on development sites (AS4970-2025).

Vegetation not meeting the above criterion is excluded from the scope of this assessment. 

The site inspection was conducted on 25/11/2025. 

Row, copse, or other grouped tree populations may be assessed as a single unit where form and function are 

sufficiently similar.  

All data was obtained through ground-level visual inspection. 

Trees were assigned identifiers by Urban Forestry Victoria, independent of any existing site documentation. 

Assessments were conducted during the site inspection using the metrics defined in the Appendix Glossary. 

Encroachment percentages are calculated using Microsoft Excel and Bluebeam Revu. 

Limitations 

All information provided by Urban Forestry Victoria is accurate to the best of our knowledge at the time of inspection. 

External data is assumed to be correct. 

Tree assessments may be limited by access, visibility, or seasonal factors affecting identification and accuracy. 

Encroachment figures are approximate, based on the accuracy of provided plans and site measurements. 

Risk assessment is general in methodology unless otherwise specified. 
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Urban Forestry Victoria 

Observations 

Subject site description 

The subject site is located on the south side of Evans Rd. The assessment area is limited to a 10m section of the 

road reserve to the east of the upgraded crossover, and 10m section of the road reserve to the west of the 

upgraded crossover.  

The road reserve within this area includes an open-air drain immediately to the north of the subject site north 

boundary, an approximately 6m wide section of predominantly Victorian native vegetation, and an approximately 6m 

wide section of grass. 

FIGURE 1: AERIAL IMAGE (VERTICAL), NEARMAP, 29/09/25 

Description of the works 

An approximately 6m wide (at the narrowest point) crossover was improved on the north boundary. The 

upgrade of the crossover included the removal of some vegetation from the road reserve. 

Reviewed documentation 

• Levels & Features Plan & Aerial, 16/12/2021, One Plan Land Development Group

Municipal tree control 

The area of assessment is located within a Green Wedge Zone (GWZ1) of Cardinia Shire. 
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Urban Forestry Victoria 

Discussion 

Within the 10m area to the east of the upgraded crossover were the following assessed trees. 

Tree 1. A copse of mature, Victorian native Blackwood (Acacia malanoxylon) of medium retention value and moderate 

significance located in the road reserve of Evans Rd. (Copse x4) There is atypical dead wood throughout the crown and 

canopies. 

Tree 2 is a copse of mature, Victorian native Swamp Paperbark (Melaleuca ericifolia) of low retention value and low 

significance located in the road reserve of Evans Rd. (Copse x4) There is atypical dead wood throughout the crown and 

canopies. 

Tree 3 is a young, Victorian native Sweet Pittosporum (Pittosporum undulatum) of medium to low retention value and 

low significance located in the road reserve of Evans Rd. The tree is of typical health and structure for its species, age, 

and location. 

The retained Trees (1-3) are unlikely to be deleteriously affected by the upgraded crossover as it has been 

constructed above grade, with a permeable surface. 

Tree 4 is a copse of mature,  Blackwood stumps located in the road reserve of Evans Rd. (Copse x3) The trees have 

been removed. 

Tree 5 is a copse of mature,  Swamp Paperbark stumps located in the road reserve of Evans Rd. (Copse x5) The trees 

have been removed. 

Within the 10m area to the west of the upgraded crossover were the following assessed trees. 

Tree 6 is a copse of mature, Victorian native Blackwood (Acacia malanoxylon) of medium retention value and 

moderate significance located in the road reserve of Evans Rd. (Copse x12) There is atypical dead wood throughout 

the crown and canopies. 

Tree 7 is a copse of mature, Victorian native Swamp Paperbark (Melaleuca ericifolia) of low retention value and low 

significance located in the road reserve of Evans Rd. (Copse x3) There is atypical dead wood throughout the crown and 

canopies. 

Tree 8 is a young, Victorian native Sweet Pittosporum (Pittosporum undulatum) of medium to low retention value and 

low significance located in the road reserve of Evans Rd. The tree is of typical health and structure for its species, age, 

and location. 

The retained Trees (7-8) are unlikely to be deleteriously affected by the upgraded crossover as it has been 

constructed above grade, with a permeable surface. 
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Within the 6m area of the upgraded crossover. 

Based on the average of the observed trees within the area of assessment, it was estimated that the following tree 

removal likely occurred.  

• A total of eleven (11) trees, comprising six (6) Blackwood (Acacia malanoxylon), four (4) Swamp Paperbark

(Melaleuca ericifolia), and one (1) Sweet Pittosporum (Pittosporum undulatum).

TABLE 1: CALCULATION OF ESTIMATED REMOVED VEGETATION 

Section Blackwood Swamp Paperbark Sweet Pittosporum 

10m section East 7 9 1 

10m section West 12 3 1 

Average 9.5 6 1 

6m section of average 5.7 3.6 0.6 

Total estimated removals 

6m crossover rounded up 6 4 1 

Conclusion 

The Retrospective Arboricultural Impact Assessment makes the following conclusions based on the observations, and 

calculated estimations.  

The following observed and estimated tree removal has occurred, 

• Nine (9) Blackwood (Acacia melanoxylon)

• Nine (9) Swamp Paperbark (Melaleuca ericifolia)

• One (1) Sweet Pittosporum (Pittosporum undulatum)

The retained trees are unlikely to be deleteriously impacted by the upgraded crossover as it has been constructed 

above grade, with a permeable surface. 
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Appendices 

Tree Dataa 
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1 Blackwood (x4) Acacia malanoxylon Vic. native 8 4 35e 2.13 30e 3.60 4.00 G F G M M >15 M Municipal 

2 Swamp Paperbark (x4) Melaleuca ericifolia Vic. native 4 2 12e 1.50 10e 2.00 2.00 G F G M L >15 L Municipal 

3 Sweet Pittosporum (x1) Pittosporum undulatum Vic. native 4 4 15e 1.50 9e 2.00 2.00 G G G Y L >25 M- Municipal 

4 Blackwood stump (x3) Acacia malanoxylon Vic. native               Municipal 

5 Swamp Paperbark stump (x5) Melaleuca ericifolia Vic. native               Municipal 

6 Blackwood (x12) Acacia malanoxylon Vic. native 8 4 35e 2.13 30e 3.60 4.00 G F G M M >15 M Municipal 

7 Swamp Paperbark (x3) Melaleuca ericifolia Vic. native 4 2 12e 1.50 10e 2.00 2.00 G F G M L >15 L Municipal 

8 Sweet Pittosporum (x1) Pittosporum undulatum Vic. native 4 4 15e 1.50 9e 2.00 2.00 G G G Y L >25 M- Municipal 

 

 

 
a Refer to the Glossary below for item terminology. 
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Photos 
East section  

 

West section 

 

East section  

 

West section 

 

 

East section. 10.0m

West section. 10.0m
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Observed tree removal (Blackwood, east section)  

 

Observed tree removal (Swamp Paperbark, east section)  

 

Crossover construction 
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Glossary 
Item Terminology 

Age class Y- Young - Juvenile tree and/or recently planted. Will grow to the maximum amount the conditions allow. 
SM – Semi mature - Tree is steadily growing into its mature shape and structure. 
M – Mature - Specimen has reached approximately 70% full size in situation but can continue to grow at a reduced rate in the 
mature stage of its life, depending on conditions. 
LM – Late mature - Tree is senescent. Over mature and in decline, may still put-on small amounts of growth in some areas of the 
tree, or it may still be healthy with one or more major structural faults. 

Botanical Name The genus and species of the tree. sp. = species. ssp. = sub-species. var. = variety 

Canopy Str. G – The tree has no observable structural faults within the canopy. 
F – The tree has structural faults within the canopy that could likely be mitigated. The tree has some species typical structural 
faults within the canopy that may become deleterious. 
P – The tree has structural faults within the canopy that likely cannot be mitigated.  

Circ. (cm) Circumference at DSH expressed in centimetres. 
Common Name A name commonly associated with the tree, that may vary. 
C. area (m2) Compensatory area. The surface area of open space contiguous with the NRZ to the extent of the TPZ expressed in square 

meters. 
DRF (cm) Diameter of the stem measured at the top of the root flare using a diameter tape or tape measure. Expressed in centimetres. 

Where multiple trunks are present the measurement is taken at ground level. 
DRF with an ‘e’ following the number indicates an estimate due to access or site restrictions. 

DSH (cm) Diameter at Standard Height. Nominal trunk diameter at 1.4m above ground level. Expressed in centimetres. 
DSH with an ‘x’ following the number indicates a multi-stemmed tree. For trees where there are multiple stems, the combined 
stem DSH is calculated using the four largest stems. 
DSH with an ‘e’ following the number indicates an estimate due to access or sight restrictions. 

ELE  Estimated Life Expectancy – in the trees current condition, without environmental changes or remedial works, it would 
(<) be reasonable to remove the tree within X years. 
(>) not be reasonable to remove the tree within X years. 
This assessment is outside of the context of construction impact. 

Enc. (m2) The area of proposed encroachment into the NRZ of a tree expressed in square meters. 
Enc. (%) The area of proposed encroachment into the NRZ of a tree expressed as a percentage of the NRZ area. 

Existing encroachment Prohibitive encroachment – Existing encroachment of the TPZ which is likely to have created a physical barrier to root growth. 
Root growth is unlikely to be present within or beyond the footprint of the built form. 
Semi-prohibitive encroachment – Existing encroachment of the TPZ which is likely to have created a partial physical barrier 
(horizontal within the soil profile) to root growth. Root growth may be present within (below) or beyond the footprint of the 
built form. 
Non-prohibitive encroachment – Existing encroachment of the TPZ which has not created a physical barrier to root growth. Root 
growth may be present within or beyond the footprint of the built form. 

Health G – The tree has no observable constraints to its typical physiology. 
F – The tree has physiological issues that could likely be remediated. 
P – The tree has physiological issues that likely cannot be remediated. 

Height (m) H= Estimated height to upper most point of canopy. 
Location Subject site - Tree is within the subject site. 

Neighbour - Tree is within a privately owned adjacent property. 
Municipal - Tree is within a municipal or state-owned adjacent property. 

NRZ (m) Notional Root Zone. Zone enclosed by a radius of 12 times DSH that is a primary trigger for arboricultural input on a development 
site. 

NRZ area (m2) The surface area within the NRZ expressed in square meters. 

Origin Aus. native (Native to Australia with no part of its natural range within Victoria) 
Vic. native (Native to Australia with all or part of its natural range within Victoria) 
Non-native (No part of its natural range within Australia) 

Proposed 
encroachment 

Prohibitive impact – Proposed encroachment into the NRZ which results in a physical barrier to root growth. Generally, more 
than 300mm below natural ground level. 
Semi-prohibitive impact – Proposed encroachment into the NRZ which results in a partial physical barrier to root growth, in 
which roots may still pass beneath the obstruction. Generally, less than 300mm below natural ground level. 
Non-prohibitive impact – Proposed encroachment into the NRZ which is above the natural grade and will not result in a physical 
barrier to root growth. No excavation of the natural grade necessary (excepting post holes to support above grade, built form). 

Retention Value H – High – The tree is worth retention and worth being a constraint on development of the subject site. 
M – Medium - The tree may be worth retention.  
L – Low - The tree is not worth retention and should not be a constraint on development of the subject site. 
A ‘+’ or ‘– ‘This means the description is in-between ratings e.g., M+ means the rating is medium to high, M– means the rating is 
medium to low.  

SRZ (m) Structural Root Zone: The minimum area of roots required for tree stability. The SRZ is measured as a radius out from the centre 
of the trunk. Expressed in meters. 

Significance L - Low – Declining health or structure. Generally considered to be a weed species. No aesthetic contribution to the landscape. 
Young and/or easily replaceable. Ubiquitous species. Problematically located within the environment. 
M - Moderate – Typical health or structure. Not commonly found on weed lists. Some aesthetic contribution to the landscape. 
Well established. Commonly planted natives and non-natives. 
H - High – Typical to good health or structure. Native/remnant trees of fair to good condition. Clear aesthetic contribution to the 
landscape. Trees of exceptional age, size, or condition for their species. 

Stem Str. G – The tree has no observable structural faults within the stem. 
F – The tree has structural faults within the stem that could likely be mitigated. The tree has some species typical structural faults 
within the stem that may become deleterious. 
P – The tree has structural faults within the stem that likely cannot be mitigated. 
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m: 0433 535 264
w: jacksonandfapio.com.au
e: admin@jovadrafting.com

JACKSON &
FAPIO PTY LTD FAMILY BARBAS
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DESIGN BY

DRAWN TITLE

SHEET No

SCALE

DATE

REVISION

G/HOUSE
TO NATURAL

GROUND

20000
6100

GREENHOUSE FLOOR PLAN
SCALE 1:100
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FRONT & REAR ELEVATION
OF GREENHOUSE
SCALE 1:100

SIDE ELEVATIONS
OF GREENHOUSE
SCALE 1:100

NOTES
FULL GLAVANISED STEEL STRUCTURE TO BE
PROVIDED TO THE PROPOSED GREENHOUSE
TREATED PINE SIDE AND END FRAME TIMBERS TO
BE PROVIDED
MANUAL ROLL UP SIDE CURTAINS TO BE PROVIDED
TO THE SIDE OF THE GREENHOUSE.
180um POLYTHENE GREENHOUSE COVER TO BE
PROVIDED.

EOCT 25PLANS REVISED AS PER COUNCIL RFI LETTER
PROVIDED BY THE COUNCIL ON THE 10/09/2025.

ADVERTISED MATERIAL
Planning Application: T220409-1 APP

Date Prepared: 03 December 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.


