
Notice of Application for a  
Planning Permit 
 
 
 
 

The land affected by the 
application is located at: 

L1 PS335048 V10188 F654 

80 Gordon Road, Pakenham Upper VIC 3810 

The application is for a permit to:  Buildings and works (Construction of a replacement dwelling) and 
removal of vegetation 

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

35.06-5 Construct a building or construct or carry out works 

42.01-2 Construct a building or construct or carry out works 

42.01-2  Remove, destroy or lop vegetation 

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

APPLICATION DETAILS 

The applicant for the permit is: XWB Consulting  

Application number: T240054 

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: 

28 January 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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7 Avoid and minimise statement 
The proposed dwelling has been sited in close proximity to the existing dwelling which is 
surrounded by extensive managed gardens dominated by exotic species avoiding any impact on 
native vegetation and limiting any impact on other vegetation to smaller exotic species or 
environmental weeds. A variation has been sought to the defendable space requirements of the 
Bushfire Management Overlay to allow the retention of additional low risk trees in a managed 
garden setting. 
 
8 Prohibited application 
The definition of a dwelling under the Cardinia Planning Scheme is a building used as a self-
contained residence which must include: 
 
a) a kitchen sink; 
b) food preparation facilities; 
c) a bath or shower; and 
d) a toilet and wash basin. 
 
It includes outbuildings and works normal to a dwelling. 
 
Whilst the proposed dwelling is large and contains 3 wings, there is nothing to say that it is 
more than one self contained dwelling. The design of the dwelling does not provide for the 3 
wings to operate as separate independent dwellings. There is one main front access to the 
dwelling with other access points provided. A indicated in the documentation submitted with 
the application, my client has mature age children who still live at home but seek a level of 
independence and has regularly has family and friend come to visit but are unable to stay within 
the existing dwelling. The application before Council is for a single replacement dwelling to 
accommodate my clients family circumstances which is what Council should consider, and 
Council should not be speculating about how the dwelling may be alternatively used. 
 
This position is reinforced by a number of decisions by VCAT. 
 
In Percic v Cardinia SC (2004) VCAT1347, there was an application for a large dwelling with 3 
wings and including 2 kitchens. The Tribunal found: 
 

• It is therefore irrelevant to the Tribunal's consideration as to whether it is or is not 
contemplated that the property could at some future time be used for some other 
purpose. The application before the Tribunal is for a dwelling and if a permit is to issue 
that will be what is permitted and no other use. (Paragraph 13). 

• There is nothing within the planning scheme that prohibits more than one kitchen sink, 
food preparation facilities or bathrooms and it is a matter of considering the facts and 
circumstances of each application to ascertain whether what is proposed constitutes one 
self contained residence, albeit large, or two self contained residences. (Paragraph 14). 

• Although designed with separate wings all form part of the one building and the main 
access to all areas of the building is via a single main entry and access to the northern 
wing is gained internally via the main entry hallway and living area. Whilst there are 
numerous entry points to different parts of the building via the decks, this is not unusual 
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in a dwelling and does not lead to the conclusion that the northern wing is a separate 
dwelling. (Paragraph 19). 

 
In Biasin v Mornington Peninsula SC (2004) VCAT1149, there was an application for a large 
dwelling with 2 wings. The Tribunal found: 
 

• A 'dwelling' is defined in the planning scheme as 'A building used as a self-contained 
residence which must include: a) a kitchen sink; b) food preparation facilities; c) a bath 
or shower; and d) a closet pan and wash basin. It includes out-buildings and works 
normal to a dwelling'. Within this definition there is no restriction in relation to the 
number of such items including kitchen sinks and food preparation facilities that can be 
included in a dwelling. There is certainly a requirement that there must be at least a 
kitchen sink. The dwelling must be a building used as a self contained residence. 
(Paragraph 32) 

• There is clearly one main entrance to the building although there are other points of 
entry where entry can be gained to the building via the three decks located at the 
southern end of the front wing, the north west corner of the front wing and the north 
east corner of the rear wing, this is not unusual for a dwelling. Whilst the area of the 
family room in the rear wing could have a microwave or such other food preparation 
facilities installed in it, there is no restriction on the number of areas with such facilities 
which could be located in a dwelling. There is only one door that allows access to the 
carport to and from the building and this is located midway along the hall way of the 
rear wing. Merely having separate living areas does not indicate this is more than one 
dwelling. A family can include parents, children and grandchildren and this type of 
design would no doubt allow for all members of the family to be accommodated. 
Paragraph 33) 

In  Sullivan v Moorabool SC [2021] VCAT 1240, the Tribunal deals with the question of what 
constitutes a dwelling which supports my clients proposal of being a single albeit large dwelling. 
(Refer to Paragraphs 20-32) The tribunal found: 

• In terms of what constitutes a ‘self-contained residence’, the Tribunal said in Banyule CC v Girbau 
that a ‘residence connotes a degree of permanence’ and ‘self-contained’ in the context of a 
residence means a house or flat having its own kitchen, bedroom and toilet (i.e., not sharing any 
of these). 

• On the basis of the permit applicant’s submissions that immediate family (or friends) might 
occupy the west wing a few days once a fortnight, there would not be anyone occupying the west 
wing permanently (or for a considerable period of time). In the absence of a person living 
permanently in the west wing (or for a considerable period of time) I do not consider that the 
west wing would be used as a permanent residence, which would exclude the use of the west 
wing as a self-contained residence. 

• Whilst the west wing has its own kitchen, bedrooms, toilet, and separate doorway access, it is 
proposed that the occupant of the west wing (the permit applicant’s son) would share the 
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The surrounding area comprises a mixture of open paddocks, apple orchards and areas of 
remnant bushland. 
 
The land is contained in Certificate of Title Volume 10188 Folio 654, a copy of which has been 
submitted with the application. The land is not affected by any restrictive covenants which would 
affect the development of the land. 
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Proposal 
 
The application proposes the construction of a replacement dwelling as shown in the plan below. 
Detailed plans have been submitted with the application. 
 

 
 
The dwelling is a large dwelling with a number of interconnected elements. The elements will 
include the main dwelling wing, guest wing, pool house wing, pool and deck, and garage. My 
client has mature age children who still live at home but seek a level of independence and has 
regularly has family and friend come to visit but are unable to stay within the existing dwelling. 
Details of the proposed development include: 
 
Main dwelling 

• The main dwelling element will be setback approximately 145m from Gordon Road and 
will be setback 15m from southern property boundary. The main dwelling element is in 
the same location as the existing dwelling. 

• The main dwelling element will have a floor area of 367.3sqm. 
• The main dwelling element is single storey dwelling with a maximum height of 8.14m. 
•  The dwelling will comprise hebel and blockwork walls and a colourbond metal roof. The 

brick walls will be painted white and the roof colour is charcoal. 
 
 
Garage 

• The garage is located to the south west of the main dwelling element and is setback 5.5m 
from the southern property boundary.  

• The garage will have a floor area of 119.2sqm. 
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• The maximum height of the garage is 5.97m above natural ground level. 
•  The garage will comprise rendered hebel walls and a metal roof. The rendered walls will 

be painted white and the roof colour is charcoal matching the dwelling. 
 
Guest wing 

• The guest wing is the closest element to Gordon Road with a setback of approximately 
100m. The guest wing will be setback 5m from the southern property boundary.  

• The guest wing will have a floor area of 188.8sqm. The guest wing will contain a guest 
suite with bedroom and ensuite, a kitchette, an office, gymnasium and entertaining area 
facing onto the pool deck. 

• The guest wing is single storey although it will have a more significant building height 
due to the fall of the site and high vaulted ceilings. The maximum height is 9.8m above 
natural ground level. 

• The guest wing will comprise metal sheet and timber clad walls and a metal roof. The 
metal walls will be white and the roof colour is charcoal matching the dwelling. 

 
Pool house 

• The pool house is located to the north of the guest wing and is well setback from Gordon 
Road and the southern property boundary.  

• The pool will have a total floor area of 195.2sqm over 2 levels. The lower level will comprise 
an entertainment area with the upper level comprising 2 bedrooms. 

• The maximum height of the pool house is 8.65m above natural ground level. 
•  The pool house will comprise metal sheet and timber clad walls and a metal roof. The 

metal walls will be white and the roof colour is charcoal matching the dwelling. 
 
General 

• The swimming pool and pool deck is located between the guest wing and pool house. 
• The guest wing and garage adjoining existing sheds on the property to the south. 
• Cut and fill will be required for the construction of the dwelling.  The main area of cut is 

associated with the pool house element with a maximum cut in the north east corner of 
2.35m. Filling is required for the main dwelling element and garage with a maximum depth 
of filling of 1m for the main dwelling element. 

• A wastewater envelope is proposed to the east of the dwelling based on a land capability 
assessment undertaken by Soil Test Express. 

• No removal of native vegetation is required for the construction of the replacement 
dwelling.  The removal of a limited number of planted garden species of trees and shrubs 
is required for the construction of the dwelling.  

• It is proposed to stage construction with the initial construction of the guest wing and 
pool wing which the clients will live in while the existing dwelling is demolished and the 
main dwelling wing is constructed. 
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Planning provisions 
 
Planning policy 
 
The following state planning policy provisions are relevant to the planning permit application: 
 

• 11.01-1R Green wedges 
• 13.02-1S Bushfire planning 

 
 
The following local planning policy provisions are relevant to the planning permit application: 
 

• 21.02-2 Landscape 
• 21.02-3 Bushfire risk 

 
Zone provisions 
 
The land is in a Rural Conservation Zone Schedule 2 (RCZ2) under the Cardinia Planning Scheme 
as shown on the plan below: 
 

 
 
The purpose of the Rural Conservation Zone is: 
 

• To implement the Municipal Planning Strategy and the Planning Policy Framework. 
• To conserve the values specified in a schedule to this zone. 
• To protect and enhance the natural environment and natural processes for their historic, 

archaeological and scientific interest, landscape, faunal habitat and cultural values. 
• To protect and enhance natural resources and the biodiversity of the area. 
• To encourage development and use of land which is consistent with sustainable land 

management and land capability practices, and which takes into account the conservation 
values and environmental sensitivity of the locality. 

• To provide for agricultural use consistent with the conservation of environmental and 
landscape values of the area. 
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• To conserve and enhance the cultural significance and character of open rural and scenic 
non urban landscapes. 

 
The conservation values specified in the schedule to the zone are the protection and conservation 
of the environmental values and landscape qualities of the land, including habitat of botanical 
and zoological significance, and the conservation of natural resources, including native 
vegetation, waterways and soils. 
 
A planning permit is required under the Rural Conservation Zone for the buildings and works 
associated with a dwelling.  
 
Overlay provisions 
 
The land is in an Environmental Significance Overlay Schedule 1 (ESO1) as shown on the plan 
below: 
 

 
 

The purpose of the Environmental Significance Overlay is: 
 

• To implement the Municipal Planning Strategy and the Planning Policy Framework. 
• To identify areas where the development of land may be affected by environmental 

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

 
The overlay sets out that a schedule to this overlay must contain a statement of environmental 
significance and the environmental objective to be achieved. 
 
The schedule sets out the following statement of environmental significance: 
 
The hills to the northern part of the municipality (generally to the north of the Princes Highway) 
is an area with significant landscape and environmental values. The area is characterised by a 
geology of Devonian Granitic and Sulrian Sediment origin, moderate to steep slopes, and areas 
of remnant vegetation. These characteristics contribute to environmental values including 
landscape quality, water quality, and habitat of botanical and zoological significance. These 



xwb consulting 

Town Planning & Bushfire Consultants 
ABN 78 588 761 733 

 

7 

 

characteristics are also a significant factor in terms of environmental hazards including erosion 
and fire risk. 
 
The vegetation supports the ecological processes and biodiversity of this area by forming core 
habitat areas within a complex network of biolink wildlife corridors. Sites containing threatened 
flora and fauna are defined as being of botanical and zoological significance. Development within 
and around these sites need to be appropriately managed to ensure the long term protection, 
enhancement and sustainability of these ecological processes and the maintenance of 
biodiversity. 
 
The environmental objectives to be achieved under the schedule to the overlay are: 
 

• To protect and enhance the significant environmental and landscape values in the 
northern hills area including the retention and enhancement of indigenous vegetation. 

• To ensure that the siting and design of buildings and works does not adversely impact on 
environmental values including the diverse and interesting landscape, areas of remnant 
vegetation, hollow bearing trees, habitat of botanical and zoological significance and 
water quality and quantity. 

• To ensure that the siting and design of buildings and works addresses environmental 
hazards including slope, erosion and fire risk, the protection of view lines and maintenance 
of vegetation as the predominant feature of the landscape. 

• To protect and enhance biolinks across the landscape and ensure that vegetation is 
suitable for maintaining the health of species, communities and ecological processes, 
including the prevention of the incremental loss of vegetation. 

 
A permit is required under the Environmental Significance Overlay to construct a building, or to 
construct and carry out works. A permit is also required under the Environmental Significance 
Overlay to remove vegetation. 
 
The land is also in a Bushfire Management Overlay under the Cardinia Planning Scheme as shown 
on the plan below: 
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The purpose of the Bushfire Management Overlay is to: 
 

• 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. 
 
A planning permit is required to construct a building or construct or carry out works associated 
with the use of the land for accommodation. 
 
Particular Provisions 
 
The bushfire planning provisions at Clause 53.02 apply to the application. The purpose of the 
provisions is: 
 

• 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. 
 
The bushfire planning provisions set out the requirements related to an application under the 
Bushfire Management Overlay. 
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Consideration of proposal 
 
The application proposes a replacement dwelling.  The use of the land for a dwelling has already 
been established and it is not necessary to consider the appropriateness of the use as part of the 
application. Whilst the dwelling is large and contains a number of linked elements, it is still a 
single dwelling.  The dwelling has been designed having regard to the needs to the client 
including the accommodation of mature children and visits from family and friends. 
 
The replacement dwelling is largely located on the footprint of the existing dwelling and 
associated outbuildings.  In this context, the setback of the dwelling from the neighbouring 
dwelling to the south is appropriate. A minimum setback of 5m is provided from the southern 
boundary for the guest wing and garage which largely adjoining existing sheds on the property 
to the south which provide a level of screening. The main dwelling element is setback 15m from 
the southern boundary similar to the existing dwelling and there a number of trees on the 
property to the south which also provide a level of screening. The built form is well articulated 
using materials and colours sympathetic to the landscape context of the site. 
 
There is no native vegetation to be removed associated with the replacement dwelling.  Four 
exotic trees planted as part of the existing gardens around the dwelling will need to be removed 
to construct the replacement dwelling.  These trees have been identified as part of the arborist 
report submitted with the application. Two of the trees being evergreen alder trees have a 
moderate retention value while the other two trees have a very low retention value.  
 
A bushfire assessment has been undertaken for the dwelling which concludes that the bushfire 
risk can be mitigated to an acceptable level. The proposed dwelling should be constructed to a 
bushfire attack level of BAL19.  Defendable space should be provided for a distance of 35m or to 
the property boundary (whichever is the lesser) around the proposed dwelling.   static water 
supply tank with a capacity of 10,000 litres should be provided for firefighting purposes.  Access 
to the proposed dwelling should be provided via the existing driveway from Gordon Road which 
can be readily upgraded to provide suitable access for emergency vehicles. 
 
It is considered that a planning permit should be issued for the replacement dwelling subject to 
appropriate permit conditions. 
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2. Site Description  
 
The site is located on east side of Gordon Road approximately 980m from Army Road. The site 
has a frontage to Gordon Road of 129.9m and an area of 2.525ha. The site contains an existing 
single storey dwelling and a number of outbuildings / sheds. There is a gentle ridge running 
north south through the middle of the site with the land falling to the west, south and east.  
The site has been largely cleared with planted vegetation along the driveway and around the 
existing dwelling. There is a large dam adjoining Gordon Road with some remnant vegetation 
around the dam. The site is shown on the locality plan and aerial photograph below: 
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The surrounding area comprises a mixture of open paddocks, apple orchards and areas of 
remnant bushland. 
 
The site is contained within a Rural Conservation Zone under the Cardinia Planning Scheme. 
The site is also in a Bushfire Management Overlay under the Cardinia Planning Scheme.   
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3. Proposal 

The application proposes the demolition of the existing dwelling and the construction of a 
replacement dwelling largely in the same location.  
The dwelling is a large dwelling with a number of interconnected elements. The elements will 
include the main dwelling, guest wing, pool house, pool and deck, and garage. Details of the 
proposed development include: 
 
Main dwelling 

• The main dwelling element will be setback approximately 145m from Gordon Road 
and will be setback 15m from southern property boundary. The main dwelling element 
is in the same location as the existing dwelling. 

• The main dwelling element will have a floor area of 367.3sqm. 
• The main dwelling element is single storey dwelling with a maximum height of 8.14m. 
•  The dwelling will comprise hebel and blockwork walls and a colourbond metal roof. 

The brick walls will be painted white and the roof colour is charcoal. 
 
Garage 

• The garage is located to the south west of the main dwelling element and is setback 
5.5m from the southern property boundary.  

• The garage will have a floor area of 119.2sqm. 
• The maximum height of the garage is 5.97m above natural ground level. 
•  The garage will comprise rendered hebel walls and a metal roof. The rendered walls 

will be painted white and the roof colour is charcoal matching the dwelling. 
 

Guest wing 
• The guest wing is the closest element to Gordon Road with a setback of approximately 

100m. The guest wing will be setback 5m from the southern property boundary.  
• The guest wing will have a floor area of 188.8sqm. The guest wing will contain a guest 

suite with bedroom and ensuite, a kitchette, an office, gymnasium and entertaining 
area facing onto the pool deck. 

• The guest wing is single storey although it will have a more significant building height 
due to the fall of the site and high vaulted ceilings. The maximum height is 9.8m above 
natural ground level. 

• The guest wing will comprise metal sheet and timber clad walls and a metal roof. The 
metal walls will be white and the roof colour is charcoal matching the dwelling. 

 
Pool house 

• The pool house is located to the north of the guest wing and is well setback from 
Gordon Road and the southern property boundary.  

• The pool will have a total floor area of 195.2sqm over 2 levels. The lower level will 
comprise an entertainment area with the upper level comprising 2 bedrooms. 

• The maximum height of the pool house is 8.65m above natural ground level. 
•  The pool house will comprise metal sheet and timber clad walls and a metal roof. The 

metal walls will be white and the roof colour is charcoal matching the dwelling. 
 
General 

• The swimming pool and pool deck is located between the guest wing and pool house. 
• The guest wing and garage adjoining existing sheds on the property to the south. 
• Cut and fill will be required for the construction of the dwelling.  The main area of cut 

is associated with the pool house element with a maximum cut in the north east corner 
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of 2.35m. Filling is required for the main dwelling element and garage with a maximum 
depth of filling of 1m for the main dwelling element. 

• No removal of native vegetation is required for the construction of the replacement 
dwelling.  The removal of a limited number of planted garden species of trees and 
shrubs is required for the construction of the dwelling.  

• It is proposed to stage construction with the initial construction of the guest wing and 
pool wing which the clients will live in while the existing dwelling is demolished and 
the main dwelling wing is constructed. 

 
 
The location of the dwelling is shown on the site plan below: 
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Planning Context 

4.1 State Planning Policy 
 
State planning policy in relation to bushfire planning is set out in Clause 13.02-1S of the 
planning scheme. The objective of the state policy is to strengthen the resilience of settlements 
and communities to bushfire through risk-based planning that prioritises the protection of 
human life.  Strategies to meet this objective are set out below:  
 
Protection of human life  
Give priority to the protection of human life by:  

• Prioritising 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.  

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

 
Bushfire hazard identification and assessment  
Identify bushfire hazard and undertake appropriate risk assessment by:  

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

• 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.  

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

• Considering and assessing the bushfire hazard on the basis of:  
− Landscape conditions - meaning the conditions in the landscape within 20 

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 the site; 
− The site for the development. 

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

• 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.  

• 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.  

 
Settlement planning  
Plan to strengthen the resilience of settlements and communities and prioritise protection of 
human life by:  

• 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 AS 3959-2018 Construction of Buildings in Bushfire-prone Areas (Standards 
Australia, 2018).  
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• Ensuring the availability of, and safe access to, areas assessed as a BAL-LOW rating 
under AS 3959-2018 Construction of Buildings in Bushfire-prone Areas (Standards 
Australia, 2018) where human life can be better protected from the effects of bushfire.  

• Ensuring the bushfire risk to existing and future residents, property and community 
infrastructure will not increase as a result of future land use and development.  

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

• 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.  

• Assessing alternative low risk locations for settlement growth on a regional, municipal, 
settlement, local and neighbourhood basis.  

• 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 than a BAL-12.5 
rating under AS 3959-2018.  
 

Areas of high biodiversity conservation value  
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. 

 
Use and development control in a Bushfire Prone Area  
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 uses and development:  

• Subdivisions of more than 10 lots 
• Accommodation 
• Childcare centre 
• Education centre 
• Emergency services facility 
• Hospital 
• Indoor recreation facility 
• Major sports and recreation facility 
• Place of assembly 
• Any application for development that will result in people congregating in large 

numbers.  
 
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.  
 
Policy guidelines  
The policy guidelines under the State Planning Policy specify that planning must consider as 
relevant:  

• Any relevant approved State, regional and municipal fire prevention plan.  
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• AS 3959-2018 Construction of Buildings in Bushfire-prone Areas (Standards 
Australia,2018).  

• Building in bushfire-prone areas - CSIRO & Standards Australia (SAA HB36-1993)  
 
4.2 Municipal Strategic Statement  
 
The overview in the Municipal Strategic Statement in the Cardinia Planning Scheme sets out 
that: 

Bushfire risk is the product of a number of factors including fuel levels, slope, climatic 
conditions, population and the degree of preparation of individual property owners to cope 
with a fire. Other factors such as the accessibility of land to fire fighting vehicles and the 
availability of water will affect the risk levels for individual properties.  
 
The objective in the Municipal Strategic Statement in relation to bushfire management is to 
recognise that areas in the municipality are prone to bushfire and to minimise the potential 
risk to life, property and the environment.  
 
Relevant strategies to meet the objective in relation to bushfire management are set out 
below:  
 
Siting and design  

• 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 bushfire, 
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.  
• Encourage the use of roads as a buffer between housing and bushland.  

 
Fuel reduction  

• Encourage the use of controlled burning to reduce ground fuel levels and to help 
maintain healthy and diverse forests and woodlands consistent with the Ecological 
Vegetation Class (EVC).  

• Support the implementation of the Municipal Fire Prevention Plan 2016 and Municipal 
Wildfire Preparedness Plan 2006.  
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4.3 Bushfire Management Overlay  
The proposed dwelling is contained within a Bushfire Management Overlay under the Cardinia 
Planning Scheme as shown on the plan below: 
 

 
 
The purpose of the overlay is:  
 

• 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.  
 
A planning permit is required under the Bushfire Management Overlay to construct a building 
or to construct and carry out works associated with accommodation. 
 
4.4 Bushfire Planning 
The provisions under Clause 53.02 of the Cardinia Planning Scheme, Bushfire Planning apply 
where a planning permit is required under a Bushfire Management Overlay. The purpose of 
the provisions is to:  

• 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.  
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5. Bushfire Hazard Site Assessment  
 
Under the provisions of the Bushfire Management Overlay, an application must be 
accompanied by a bushfire hazard site assessment including a plan that describes the bushfire 
hazard within 150 metres of the proposed development. The description of the hazard must 
be prepared in accordance with Sections 2.2.3 to 2.2.5 of AS3959:2009 Construction of 
buildings in bushfire prone areas (Standards Australia) excluding paragraph (a) of section 
2.2.3.2. Photographs or other techniques may be used to assist in describing the bushfire 
hazard. 
 
The plan below shows the bushfire hazard within 150m of the dwelling site: 
 

 
 
The land to the north comprises managed areas within the site which would be classified as 
low threat vegetation under AS3959. The adjoining property to the north contains remnant 
bushland which would be classified as forest under AS3959. The slope of the forest area is 
upslope from the proposed dwelling. The areas to the north are shown in the photographs 
below: 
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Managed gardens to the north 

 

 
Bushland area to the north 

 
The land to the west comprises managed areas within the site which would be classified as 
low threat vegetation under AS3959. There is a small patch of bushland adjoining the dam 
which would be classified as forest under AS3959. The slope of the forest area is downslope 
from the proposed dwelling with a slope of 6°. There are areas of open paddock to the south 
west which would be classified as grassland under AS3959. The slope of the grassland area is 
downslope from the proposed dwelling with a slope of 6°. The areas to the west are shown in 
the photographs below: 
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Managed gardens to the west 

 

 
Managed gardens down to the dam 
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West side of dam adjoining Gordon Road 

 

 
West of Gordon Road 

 
The land to the south comprises managed areas within the site and on the adjoining property 
to the south which would be classified as low threat vegetation under AS3959. There are areas 
of open paddock to the south west and south east which would be classified as grassland 
under AS3959. The slope of the grassland area is downslope from the proposed dwelling with 
a slope of 6° to the south west and 8° to the south east. The area to the south is shown in the 
photographs below: 
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Dwelling to south 

 

 
To the south east, managed gardens in foreground, open paddocks in background 

 
The land to the east comprises managed areas within the site which would be classified as low 
threat vegetation under AS3959. There are areas of open paddock to the east which would be 
classified as grassland under AS3959. The slope of the grassland area is downslope from the 
proposed dwelling with a slope of 9° to the south east. The areas to the east are shown in the 
photograph below: 
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To the east, managed gardens in foreground, open paddocks in background 

 
 
The bushfire site hazard assessment is summarised in the following table: 
 

 North West South  East 
Vegetation type 
 
 

Low threat 
Forest 

 

Low threat 
Grassland 

Forest 
 

Low threat 
Grassland 

 

Low threat 
Grassland 

 

Slope under classified 
vegetation 
 

n/a 
Upslope 

n/a 
Downslope 6° 
Downslope 6° 

 

n/a 
Downslope 8° 

n/a 
Downslope 8° 

 

Distance to classified 
vegetation (from 
proposed dwelling) 

n/a 
75m 

 

n/a 
20m 
70m 

 

n/a 
20m 

 

n/a 
25m 
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6 Bushfire Hazard Landscape Assessment  

 
Under the provisions of the Bushfire Management Overlay, an application must be 
accompanied by a bushfire hazard landscape assessment including a plan that describes the 
bushfire hazard of the general locality more than 150 metres from the site. Photographs or 
other techniques may be used to assist in describing the bushfire hazard.  
 
The site and surrounding landscape context are shown on the plan below: 

 

  
 
The area to the north west and north comprises significant areas of bushland with moderate 
to steep slopes in the Pakenham Upper, Mount Burnett and Dewhurst areas. To the south are 
existing urban areas around Pakenham whilst to the east are a mix of open paddocks and 
pockets of bushland.  
 
In south eastern Australia, the greatest bushfire threat occurs when there is a strong dry north 
westerly wind followed by a south westerly wind change such as occurred on Black Saturday 
in 2009 and Ash Wednesday in 1983. Under these conditions there is the potential for: 

• Long run fires from the north and north west through bushland areas. 
• Such fires are likely to result in spot fires ahead of the main fire as a result of embers. 
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The history of bushfires in the area is shown on the plan below:  
 

 
 
Most notable is the Ash Wednesday fire in 1983, Bunyip State Park fire in 2019 and the Black 
Saturday fire in 2009. All fire indicate the risk associated with a fire run under the influence of 
a strong north westerly wind and the potential risk for a fire to the north or north west of the 
site. 

The site would be classified as a Broader Landscape Type 3 under the Technical Guide Planning 
Permit Applications in a Bushfire Management Overlay. (DELWP 2017) as:  

• The type and extent of vegetation located more than 150 metres from the site may 
result in neighbourhood scale destruction as it interacts with bushfire 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 which provides shelter from a bushfire is not certain.  

 
  



Bushfire Assessment 
80 Gordon Road Pakenham Upper 

XWB Consulting 

 

19 
 

6 Bushfire Management Statement  
 
Under the provisions of the Bushfire Management Overlay, an application must be 
accompanied by a bushfire management statement describing how the proposed 
development responds to the requirements in the overlay and Clause 53.02. If the application 
proposes an alternative measure, the bushfire management statement must explain how the 
alternative measure meets the relevant objective.  
 
6.1 Landscape, siting and design 
 
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.  

 
Applicable approved / alternative measures  
AM 2.1 The bushfire risk to the development from the landscape beyond the site can be 

mitigated to an acceptable level.  
AM 2.2 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 A building is designed to be responsive to the landscape risk and reduce the impact 
of bushfire on the building. 

  
 
Bushfire management statement response  
There is the potential for bushfires in the surrounding landscape to impact on the site, 
particularly fires within the bushland to the north / north west. The proposed dwelling is a 
replacement dwelling and is to be constructed largely on the site of the existing dwelling 
which has managed grass areas around it and managed areas on the property to the south. 
The separation from the bushland to the north and west has been maximised. The bushfire 
risk from the landscape beyond the site can be mitigated to an acceptable level subject to 
the ongoing management of the land surrounding the dwelling as managed gardens and 
subject to appropriate building construction measures. The design dwelling and proposed 
materials are bushfire resilient. The dwelling is located in relatively close proximity to Gordon 
Road which is a public road and access can be readily provided for emergency vehicles.  
 
 
 
 
 

 
 
 
 
 
 

Secondary access 

Gregory Road 
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6.2 Defendable space and construction 
 

Objective 
Defendable space and building construction mitigate the effect of flame contact, radiant 
heat and embers on buildings. 
 
Applicable approved / alternative measures  
AM 3.1     A building used for a dwelling (including an extension or alteration to a 

dwelling), a dependant person’s unit, 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 are significant siting constraints, Table 2 Column D and Table 6 to 

Clause 53.02-5. 
The building is constructed to the bushfire attack level that corresponds to the 
defendable space provided in accordance with Table 2 to Clause 53.02-5. 
 

Bushfire management statement response 
Having regard to the nature of the surrounding landscape it is considered that the proposed 
dwelling should be constructed to a bushfire attack level of BAL29 given the setback from 
the bushland type vegetation to the west.  This will afford a higher level of bushfire resilience 
from ember attack, burning debris and radiant heat. 
 
Defendable space should be provided for a distance of 39m to the west, 35m to the north 
and to the property boundary to the east and south noting the grassland or low threat 
vegetation to the south west, south and south east. 
 
Table 6 of Clause 53.02 requires defendable space to be 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 metres of a building, flammable objects must not be located close to the 

vulnerable parts of the building. 
• Plants greater than 10 centimetres 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 5 sq. metres in area and must be 

separated by at least 5 metres. 
• Trees must not overhang or touch any elements of the building. 
• The canopy of trees must be separated by at least 5 metres. 
• There must be a clearance of at least 2 metres between the lowest tree branches and 

ground level. 
 
Two variations are sought to the defendable space requirements as alternative measures 
based on the managed nature of the gardens around the existing and proposed dwelling. 
Firstly it is proposed to retain the existing rows of plane trees either side of the driveway 
which would not meet the canopy separation requirements above on the basis that trees 
pose a low bushfire risk given they are exotic trees with tight smooth bark and are in a 
managed lawn environment as shown in the photographs below: 
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The second is the retention of a number of smaller exotic trees within the existing managed 
garden which would not meet the canopy separation requirements. The trees pose a low 
bushfire risk given their location within a managed exotic garden and includes trees 39, 51, 
52, 56, 58, 61, 65, 66, 67 and 68. 
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6.3 Water supply and access 

Objectives 
• A static water supply is provided to assist in protecting property. 
• Vehicle access is designed and constructed to enhance safety in the event of a 

bushfire. 
 

Applicable approved / alternative measures  
AM 4.1     A building used for a dwelling (including an extension or alteration to a 

dwelling), a dependant person’s unit, industry, office or retail premises is 
provided with: 
• A static water supply for fire fighting 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 53.02-5. 
The water supply may be in the same tank as other water supplies provided that 
a separate outlet is reserved for fire fighting water supplies. 
 

Bushfire management statement response 
A static water supply with a minimum capacity of 10,000 litres is required to be provided for 
firefighting purposes. The water supply should meet the following requirements: 
 

• The tank is in an above ground water tank constructed of concrete or metal with a 
minimum capacity of 10,000 litres. 

• All fixed above-ground water pipes and fittings required for fire fighting purposes 
must be made of corrosive resistant metal. 

• The tank must incorporate a ball or gate valve (British Standard Pipe (BSP) 65mm) 
and coupling (64 mm CFA 3 thread per inch male fitting) for firefighting purposes. 

•  A separate outlet must be provided for the occupants use. 
• The tank must be located within 60 metres of the outer edge of the dwelling. 
• The outlets of the water tank must be within 4m of a driveway accessible at all times 

by a fire truck. 
• The water tank must be readily identifiable from the building or appropriate 

identification signage to the satisfaction of CFA must be provided. 
• Any pipework and fittings must be a minimum of 65 mm (excluding the CFA 

coupling). 
 
A water tank for firefighting purposes is proposed to the north of the proposed dwelling 
near the existing shed. 
 
There is an existing driveway from Gordon Road which will provide access to the proposed 
dwelling.  The length of the driveway to the proposed dwelling is approximately 200m and 
the driveway is required under Table 5 to meet the following requirements: 
 

• 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. 
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• 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. 

• A turning area for fire fighting vehicles must be provided close to the dwelling by 
the provision of a vehicle turning heads– such as a T or Y head – which meet the 
specification of Austroad Design for an 8.8 metre service vehicle. 

• Passing bays must be provided at least every 200 metres. Passing bays must be a 
minimum of 20 metres long with a minimum trafficable width of 6 metres. 

 
The existing driveway largely meets these requirements with a width of 3m-3.5m and a 
clearance between the trees along the driveway of 6m. Pruning of the lower limbs on the 
trees will be required to achieve a vertical clearance of 4m. A turning area can be 
accommodated adjoining the proposed water tank and adjoining the existing shed to the 
north east. Given the length of the driveway is equivalent to the threshold for a passing bay, 
there is an ability for two vehicles to pass at the turning area without the need for a full 
passing bay. In summary the driveway can be readily upgraded to meet the above 
requirements subject to a variation in relation to the passing bay. 
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7 Conclusion 

The application proposes the construction of a replacement dwelling at 80 Gordon Road 
Pakenham Upper. 

Based on the assessment undertaken, the bushfire risk can be mitigated to an acceptable level.  
The proposed dwelling should be constructed to a bushfire attack level of BAL29.  Defendable 
space should be provided for a distance of 39m to the west, 35m to the north and to the 
property boundary to the south and east. A variation to the defendable space canopy 
separation requirements should be allowed for a number of exotic trees within a managed 
garden setting which pose a low bushfire risk. 
 
A static water supply tank with a capacity of 10,000 litres should be provided for firefighting 
purposes.  Access to the proposed dwelling should be provided via the existing driveway from 
Gordon Road which can be readily upgraded to provide suitable access for emergency 
vehicles. 
 



Bushfire Management Plan – Replacement Dwelling – 80 Gordon Road Pakenham Upper 
xwb consulting 

Town Planning and Bushfire Consultants 
December 2024 

  
 

 
Defendable space 

Water tank location 

Turning and passing bay area 
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 Defendable Space 
Defendable space shall be provided from the outer face of the dwelling for a distance of 
39m or to west, 35m to the north and to the property boundary to the south and east as 
shown on the plan.  
 
The defendable space must be 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 metres of the building, flammable objects must not be located 
close to the vulnerable parts of the building such as windows. 

• Plants greater than 10 centimetres 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 5 sq. metres in area and 

must be separated by at least 5 metres. 
• Trees must not overhang or touch any elements of the building. 
• The canopy of trees must be separated by at least 5 metres, except for Trees 

1-27 being the plane trees along the driveway, and Trees 39, 51, 52, 56, 58, 
61, 65, 66, 67 and 68 which are exotic trees in a managed garden. 

• There must be a clearance of at least 2 metres between the lowest tree 
branches and ground level. 

 
Construction Standard 
The dwelling must be designed and constructed to a Bushfire Attack Level (BAL) of BAL29.  

 

Water Supply 
A static water supply with a minimum capacity of 10,000 litres is required to be provided for 
firefighting purposes at the time the replacement dwelling is constructed. The static water supply 
must meet the following requirements: 

 
• Be stored in an above ground water tank constructed of concrete or metal.  
• Have a minimum of 10,000 litres reserved for firefighting purpose. 
• Have all fixed above ground water pipes and fittings required for firefighting purposes 

made of corrosive resistant metal.  
• Include a separate outlet for occupant use.  
• Be readily identifiable from the dwelling or appropriate identification signs to the 

satisfaction of the relevant fire authority.  
• Be located within 60 metres of the outer edge of the dwelling.  
• The outlet/s of the water tank must be within 4 metres of the accessway and 

unobstructed.  
• Incorporate a separate ball or gate valve (British Standard Pipe (BSP 65 millimetre) and 

coupling (64 millimetre CFA 3 thread per inch male fitting).  
• Any pipework and fittings must be a minimum of 65 millimetres (excluding the CFA 

coupling). 
 
Access 
The existing driveway to the dwelling must be upgraded as necessary to meet the following 
requirements: 

 
• 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. The plane trees along the driveway must be pruned to achieve a 4m vertical 
clearance. 

• 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 per cent) (7.1 degrees) entry and exit angle. 
• A turning area for fire fighting vehicles must be provided close to the dwelling by the 

provision of a vehicle turning heads– such as a T or Y head – which meet the 
specification of Austroad Design for an 8.8 metre service vehicle. 

• A passing bay must be provided in the location shown on the plans. 
 

 

 

 



No Species Common name Origin
Retention 
value Action Reason Exemptions Location DBH (cm)

Height 
(m) TPZ (m) SRZ (m)

TPZ 
encroachment

1 Platanus orientalis "digitata" Plane tree Exotic Moderate Prune 4m access clearance Horticultural practice site defendable space 35 11 4.2 2.2 n/a

2 Platanus orientalis "digitata" Plane tree Exotic Low Prune 4m access clearance Horticultural practice site defendable space 22 11 2.8 1.9 n/a

3 Platanus orientalis "digitata" Plane tree Exotic Moderate Prune 4m access clearance Horticultural practice site defendable space 31 13 3.7 2.1 n/a

4 Platanus orientalis "digitata" Plane tree Exotic Moderate Prune 4m access clearance Horticultural practice site defendable space 29 14 3.4 2 n/a

5 Platanus orientalis "digitata" Plane tree Exotic Moderate Prune 4m access clearance Horticultural practice site defendable space 29 14 3.6 2.1 n/a

6 Platanus orientalis "digitata" Plane tree Exotic Moderate Prune 4m access clearance Horticultural practice site defendable space 27 10 3.2 2 n/a

7 Platanus orientalis "digitata" Plane tree Exotic High Prune 4m access clearance Horticultural practice site defendable space 38 15 4.6 2.3 n/a

8 Platanus orientalis "digitata" Plane tree Exotic Moderate Prune 4m access clearance Horticultural practice site defendable space 36 13 4.3 2.3 n/a

9 Platanus orientalis "digitata" Plane tree Exotic High Prune 4m access clearance Horticultural practice site defendable space 35 16 4.2 2.2 n/a

10 Platanus orientalis "digitata" Plane tree Exotic Moderate Prune 4m access clearance Horticultural practice site defendable space 29 11 3.4 2 n/a

11 Platanus orientalis "digitata" Plane tree Exotic Moderate Prune 4m access clearance Horticultural practice site defendable space 24 13 2.9 1.9 n/a

12 Platanus orientalis "digitata" Plane tree Exotic Very high Prune 4m access clearance Horticultural practice site defendable space 35 16 4.1 2.2 n/a

13 Platanus orientalis "digitata" Plane tree Exotic Moderate Prune 4m access clearance Horticultural practice site defendable space 37 14 4.4 2.3 n/a

14 Platanus orientalis "digitata" Plane tree Exotic Moderate Prune 4m access clearance Horticultural practice site defendable space 27 14 3.2 2 n/a

15 Platanus orientalis "digitata" Plane tree Exotic Moderate Prune 4m access clearance Horticultural practice site defendable space 37 12 4.3 2.3 n/a

16 Platanus orientalis "digitata" Plane tree Exotic High Prune 4m access clearance Horticultural practice site defendable space 37 17 4.4 2.3 n/a

17 Platanus orientalis "digitata" Plane tree Exotic Low Prune 4m access clearance Horticultural practice site defendable space 30 15 3.6 2.1 n/a

18 Platanus orientalis "digitata" Plane tree Exotic Very high Prune 4m access clearance Horticultural practice site defendable space 41 17 4.9 2.4 n/a

19 Platanus orientalis "digitata" Plane tree Exotic High Prune 4m access clearance Horticultural practice site defendable space 41 16 4.9 2.4 n/a

20 Platanus orientalis "digitata" Plane tree Exotic High Prune 4m access clearance Horticultural practice site defendable space 30 15 3.6 2.1 n/a

21 Platanus orientalis "digitata" Plane tree Exotic High Prune 4m access clearance Horticultural practice site defendable space 33 11 4.1 2.2 n/a

22 Platanus orientalis "digitata" Plane tree Exotic Moderate Prune 4m access clearance Horticultural practice site defendable space 32 13 3.8 2.2 n/a

23 Platanus orientalis "digitata" Plane tree Exotic Moderate Prune 4m access clearance Horticultural practice site defendable space 27 12 3.2 2 n/a

24 Platanus orientalis "digitata" Plane tree Exotic Moderate Prune 4m access clearance Horticultural practice site defendable space 30 14 3.7 2.1 n/a

25 Platanus orientalis "digitata" Plane tree Exotic Moderate Prune 4m access clearance Horticultural practice site defendable space 43 14 5.2 2.4 n/a

26 Platanus orientalis "digitata" Plane tree Exotic Moderate Prune 4m access clearance Horticultural practice site defendable space 35 14 3.8 2.2 n/a

27 Platanus orientalis "digitata" Plane tree Exotic Moderate Prune 4m access clearance Horticultural practice site defendable space 38 14 4.6 2.3 n/a

28 Schinus molle var areira Peppercorn tree Exotic Remove Retain n/a site defendable space 35 8 4.2 2.2 n/a

29 Cedrus deodara Cedar Exotic Very high Retain n/a Site within 15m of building 76 14 9.1 3 n/a

30 Cedrus deodara Cedar Exotic Very high Remove Bushfire proximity to building Site within 15m of building 55 14 6.7 2.7 9.60%

31 Alnus acuminata Evergreen alder Exotic Moderate Remove Within building footprint Within building footprint 40 11 4.7 2.3 >20%

32 Alnus acuminata Evergreen alder Exotic Moderate Remove Within building footprint Within building footprint 40 16 4.7 3.4 >20%

33 Jacaranda mimosifolia Fern tree Exotic Remove Remove Bushfire proximity to building Site within 15m of building 16 5 2 1.7 >20%

34 Cotoneaster glaucophyllus Bright bead cotoneaster Exotic Low Remove Within building footprint Environmental weed Site within 15m of building 25 5 3 1.9 >20%

35 Liquidambar styraciflua American sweetgum Exotic High Prune Bushfire canopy lift Horticultural practice Site within 15m of building 54 16 6.5 2.7 16.10%

36 Citrus lemon Lemon Exotic Very low Remove Within building footprint Site within 15m of building 14 4 2 1.6 >20%

37 Ficus carica Common fig Exotic Moderate Remove Defendable space canopy seperation Site within 15m of building 32 5 3.8 2.2 n/a

38 Rhaphiolepis umbrellata Indian hawthorn Exotic Very low Remove Within building footprint Within building footprint 14 3 2 1.6 n/a

39 Robinia pseudoacacia Black locust Exotic Moderate Retain n/a Environmental weed Site within 15m of building 44 3 2 1.6 n/a



40 Eucalyptus camaldulensis River red gum Native High Retain n/a Offsite 105 23 12.5 3.6 n/a

41 Eucalyptus leucoxylon Yellow gum Native High Retain n/a Offsite 49 22 6 2.6 n/a

42 Eucalyptus botryoides Southern mahogany Native High Retain n/a Offsite 77 2.1 9.2 3.2 n/a

43 Eucalyptus nicholii Indigenous Moderate Retain n/a Offsite 32 14 3.7 2.1 n/a

44 Eucaluptus scoparia Wallangarra white gum Australian High Retain n/a Offsite 59 22 7.1 2.8 n/a

45 Eucaluptus scoparia Wallangarra white gum Australian High Retain n/a Offsite 94 22 11.3 3.4 n/a

46 Eucalyptus botryoides Southern mahogany Native Low Retain n/a Offsite 35 12 4.2 2.2 n/a

47 Eucalyptus sp. Eucalyptus High Retain n/a Offsite 84 21 10.1 3.3 n/a

48 Salix  matsudana Tortured willow Exotic Remove Remove Defendable space canopy seperation Environmental weed site defendable space 40 7 4.8 2.4 >20%

49 Quercus palustris Pin oak Exotic Very high Retain n/a Environmrntal weed Site within 15m of building 45 12 5.4 2.5 0.30%

50 Abelia grandiflora Glossy abelia Exotic Low Retain n/a Site within 15m of building 20 5 2.4 1.8 n/a

51 Robinia pseudoacacia Black locust Exotic Moderate Retain n/a site defendable space 37 12 4.4 2.3 n/a

52 Quercus palustris Pin oak Exotic Very high Retain n/a Environmental weed site defendable space 27 16 3.2 2 n/a

53 Ulmus parvifolia Chinese elm Exotic Very high Prune Defendable space canopy seperation Site within 15m of building 51 11 6.1 2.6 n/a

54 Prunus cerasifera "nigra" Canadian plum Exotic Low Remove Defendable space canopy seperation Environmental weed site defendable space 20 7 2.4 1.8 n/a

55 Unknown sp. Unknown Exotic Remove Remove Defendable space canopy seperation site defendable space 16 5 2 1.7 n/a

56 Morus alba White mulberry Exotic Moderate Retain n/a Site within 15m of building 21 5 2.4 1.8 n/a

57 Ginkgo biloba Maidenhair tree Exotic Moderate Retain n/a site defendable space 14 8 2 1.6 n/a

58 Prunus serrulata Japanese cherry Exotic Low Retain n/a Environmental weed site defendable space 54 6 6.5 2.7 n/a

59 Citrus lemon Lemon Exotic Very low Remove Defendable space canopy seperation site defendable space 14 3 2 1.6 n/a

60 Arbutus enedo Strawberry tree Exotic Moderate Retain n/a Environmental weed site defendable space 47 7 5.6 2.5 n/a

61 Prunus serrulata Japanese cherry Exotic Very low Retain n/a Environmental weed site defendable space 24 3 2.9 1.9 n/a

62 Gleditsia triacanthos Honey locust Exotic Low Prune Defendable space canopy seperation Site within 15m of building 22 6 2.8 1.8 n/a

63 Lagerstroemia indica Crepe myrtle Exotic Moderate Remove Within drieway footprint Site within 15m of building 20 6 2.4 1.8 >20%

64 Lagerstroemia indica Crepe myrtle Exotic Low Prune Defendable space canopy seperation Site within 15m of building 17 5 2 1.6 n/a

65 Prunus serrulata Japanese cherry Exotic Very low Retain n/a Environmental weed site defendable space 10 4 2 1.6 n/a

66 Prunus serrulata Japanese cherry Exotic Low Retain n/a Environmental weed site defendable space 10 5 2 1.6 n/a

67 Malus domestica Apple Exotic Low Retain n/a site defendable space 21 5 2.4 1.8 n/a

68 Prunus serrulata Japanese cherry Exotic Low Retain n/a Environmental weed site defendable space 25 6 3 1.9 n/a

69 Acer japonica Japanese maple Exotic Low Prune Defendable space canopy seperation Environmental weed site defendable space 25 6 3 1.9 n/a

70 Brachychiton acerifolius Illawarra flame tree Australian Low Retain n/a site defendable space 23 8 2.9 1.9 n/a

86 Pittosporum tenuifolium Black matipo Exotic Low Remove Defendable space canopy seperation site defendable space 21 7 2.4 1.8 n/a

87 Pittosporum tenuifolium Black matipo Exotic Low Remove Defendable space canopy seperation site defendable space 10 6 2 1.6 n/a

92 Cedrus atlantica Atlas cedar Exotic High Retain n/a site defendable space 84 19 10.2 3.3 n/a

93 Abies nordmanniana Nordmann fir Exotic Very high Retain n/a site defendable space 45 23 5.4 2.5 n/a

141 Pyrus calleryana Callery pear Exotic Low Retain n/a Environmental weed site defendable space 41 9 4.9 2.4 n/a
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1. Owner/ Developer: C/O 3D Design Group 

  
 
 

2. Zoning: Rural Conservation Zone (RCZ)(RCZ2) 
 

 
 

3. Overlays: The property is in a Designated Fire Prone area. Has overlays 
(BMO)(ESO)(ES01) and is in an area of aboriginal cultural heritage 
sensitivity. 
 

 
 

4. Allotment Size: 25000m2. 
 

 
 

5. Anticipated Wastewater: 1440 Litres per Day. 
 

 
 

6. Number of Rooms Usable for Bedrooms: 6 Bedroom and Office. Study not 
included in the LCA as it has no door. 
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7. Site Plan:   
 
 

 
 

 
 
 

8. Published Soil Information: 
 

Devonian Upper, Metamorphic Hornfels. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

BH1 
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9. Site Key Features: 

 
Table 1: Site Assessment 
 

 Feature Description Level of 
Constraint 

Mitigation 
Measures 

A Buffer Distances Dam  Yes 
B Climate Good Evaporation  Minor Nil 
C Drainage Dry Minor Nil 
D Erosion & Landslip Minor Minor Nil 
E Exposure & Aspect Good Exposure Minor Nil 
F Flooding 1-100 Minor Nil 
G Groundwater >5m Not 

encountered 
Minor Nil 

H Imported Fill No Minor Nil 
I Land Available for 

LAA 
Large lot Minor Nil 

J Landform Slope Minor Yes 
K Rock Outcrops Encountered Minor Yes 
L Run-on & Runoff  Minor Yes 
M Slope 10-20%  Minor Nil 
N Surface Waters Dam Minor Yes 
O Vegetation Grass Minor Nil 

 
Notes:  
A/N: Maintain 100m set back from Dam. 
J/L: Divert all surface run off away from LAA 
K: Extremely weathered rock encountered at 1400mm – Trench system not 
recommended. 
 
 
 
 
 

10. Soil Survey and Analysis: 

 
Table 2: Soil Assessment  

 

Feature Assessment Level of 
Constraint 

Mitigation 
Measures 

Electrical 
Conductivity 

.14 dSm-1 Minor Nil 

Emerson Aggregate 
Class 

7 Moderate Yes 

pH 5.4 Minor Nil 
Rock Fragments <10% Minor Nil 
Soil Depth 1.5m Minor Nil 
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Soil Permeability & 
Design Loading 
Rates 

Category 5 Moderate Yes 

Water table Depth <5m Not encountered Minor Nil 
 

Note: 
 
B) Apply gypsum to receiving soils. 

     F) Full water Balance was completed for Subsurface Irrigation. 
 

 
11. Water Balance: 

 
Mean Monthly Rainfall: 1000.5 
 
Monthly Pan Evaporation: 1440 
 
Daily Water Usage: 8 People at 180 Litres per day =1440 Litres per day. 
 
 

 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 

Design 
Irrigation 
Rate 

Subsurface 
Irrigation Area 

Design Wastewater 
Discharge 

  

3mm 868m2 1440L/Day   
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12. Location and Configuration System: 
 
Effluent Area: 
 

 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 






